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Basic Structure of Portland Zoning

PLAN DISTRICTS

(Central City Plan District, Gateway Plan District,
Hollywood Plan District, Hillsdale Plan District, etc.)

OVERLAY ZONES

(Design Overlay Zone, Environmental Zone, Historic
Resource Overlay, Main Street Corridor, etc.)

BASE ZONE

(Mixed Use Commercial, Single Dwelling Residential,
Multi-Dwelling Residential, Industrial, etc.)

Bureau of Planning and Sustainability
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Presenter
Presentation Notes
Where we are in the structure of Portland’s Zoning code and regulations that apply to sites within the city.

All sites in the City have a base zone, some sites are subject to overlay zones and plan districts (but not necessarily).

Base Zones state which uses are allowed in each zone
Overlay zones consist of regulations that address specific subjects that may be applicable in a variety of areas in the City. 
Plan districts consist of regulations that have been tailored to a specific area of the City. 

Both overlay zones and plan districts are applied in conjunction with a base zone and modify the regulations of the base zone. 




Design Overlay Zone

The current purpose of Design Overlay Zone (33.420)

* For areas of the city with special scenic, architectural, or cultural value
* promotes conservation, enhancement, and vitality

* ensures that certain types of infill development will be compatible with
the neighborhood and enhance the area

* promotes quality high-density development near transit stations




Design Overlay Zone Milestones

1993-2016:
Design overlay zone expanded throughout city,
including: Macadam, Gateway, St. Johns, Interstate

1993: Albina Community Plan
* First used design overlay zones outside of Central City
* Two-track system created for design overlay zones

1983: Downtown Design Guidelines

1972: Downtown Plan

1959: Design Zone created (not widely used)

Bureau of Planning and Sustainability
Bureau of Development Services

I P‘
2018: Further expansion of

design overlay zone

2016-2017:
Design Overlay Zone Assessment
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Design Overlay Zone
in Portland

LEGEND

Central City

Gateway Regional Center
Town Centars

Proposed Design ('d overlay expansion
Central City 'd" overla ‘

] y "r Hillsdale *.

Gateway Regional Center 'd"overla s

| y Reg ¥ : P m

g,
- N
[ outside Central City d' overlay Raleigh Hils Y
il B

Comprehensive Plan Pattern Areas

[] centraicity

I:l Rivers

[ Inner Neighborhoods
- Eastern Meighborhoods
- Western Meighborhoods

Vet City of Portland

Portland

B

4/28/2017 5


Presenter
Presentation Notes
Map of Portland’s existing/proposed Design Overlay Zones
Areas in RED, PINK and BLUE all have the D overlay
Areas in RED are the D overlay within the Central City
Areas in PINK are the D overlay within the Gateway Plan district
Portland’s only regional center
highest-densities outside of Central City
For these reasons, areas in RED and PINK are subject to DISCRETIONARY DESIGN REVIEW

Areas in BLUE are also areas with the D overlay
In some cases, Designated D overlay as a result of Plan Districts for the purpose of preserving character and context of the area or views (Marquam Hill, Macadam Plan District)
AND/OR, Areas with D overlay recognize their high growth potential (Interstate, St. Johns, Hollywood) 
On the map are Town Centers from the New Comprehensive Plan

Areas that are HATCHED fall within newly designated Town Centers and/or neighborhood centers (not circled)
Most of these are a result of the Mixed Use Zone Project, due to their designation as centers or corridors
Some areas include portions of the CCPD that have their underlying zoning changing from industrial to central employment/commercial



City Development Review

Required for all development proposals

| and use review |Depends on Zone/Use/Geography

Permitting YES
nspections YES

Examples: Conditional Use Review, Land Division,

Greenway Review, Historic Resource Review




Design Overlay Zone Regulations

Two-Track System for projects within design overlay zone

Discretionary Design Review
" Lland Use Review

= Required in Central City and
Gateway

= Subjective; Requires judgement;
flexibility

" Public Comment and potential
Hearing with Design Commission

" Design Guidelines

Clear and Objective Plan Check
Building Permit
Potential option everywhere else

Objective; Does not require
judgement; limits flexibility

Limited public involvement

Design Standards in Code



Example

Design Guidelines

Design Standards

A8: Contribute to a Vibrant Experience

* Integrate building setbacks with adjacent
sidewalks to increase the space for
potential public use.

* Develop visual and physical connections
into buildings’ active interior spaces from
adjacent sidewalks.

* Use architectural elements such as
atriums, grand entries and large ground-
level windows to reveal important
interior spaces and activities.

Bureau of Planning and Sustainability

Bureau of Development Services

33.218.140 Blc

For each 100 square feet of hard-
surface area between the building and
the street lot line at least one of the
following amenities must be provided.
Structures built within 2 feet of the
street lot line are exempt from the
requirements of this subparagraph.

(1) A bench or other seating;
(2) A tree;

(3) Alandscape planter;

(4) A drinking fountain; or
(5) A kiosk.
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Discretionary vs. Clear and Objective

2013 - 2015

B New Construction

W Alterations

B Additions

Bureau of Planning and Sustainability
Bureau of Development Services

250
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Central City

Discretionary
(358 total)

T T T T T T T T T T T T T T T T T T T T T

Gateway

Clear and objective
(68 total)

60%/40%
A
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Presenter
Presentation Notes
All COs issued in d-overlay from 2013-2015
COS are required for: triplexes, apartments, condominiums, townhouse developments with 3+ attached units, other commercial projects
This analysis doesn’t include permits issued to historic landmarks or projects in historic districts

Of the 358 projects that underwent design review, a majority (239) of these were located in the Central City, with another 25 in the Gateway Regional Center. The remaining 94 were located in the rest of the city. The right side of the chart below shows that in comparison, 79 projects (45%) outside the Central City and Gateway elected to use the Community Design Standards rather than undergo design review.
 The chart below shows that new construction (in orange) comprised a larger share of projects undergoing design review outside the Central City and Gateway (at 35 percent) than inside these areas (at 26 and 28 percent). The split between alterations and additions was more even outside the Central City and Gateway, while inside these areas alterations comprised the largest slice of projects. 
Note the relative parity between the number of cases that went through design review and the number that used CDS outside the Central City and Gateway


What is DOZA?

Design Overlay Zone Assessment

Purpose: To undertake an independent and
comprehensive assessment of the City of Portland’s
design overlay zone and make recommendations

Questions:

 How can design review evolve to better respond to the
changing development environment?

s H.l'!. T

* What improvements could be made to both the processes ﬁ‘.[ i
and tools to allow for the greatest benefit and least burden
to all stakeholders?

Bureau of Planning and Sustainability
Bureau of Development Services



Presenter
Presentation Notes
BPS in partnership with BDS - 
Evaluate what’s working/what’s not
Recommend ways to improve system and tools
Incorporate new Comprehensive Plan and CC2035
Incorporate newly designated design overlay zones




DOZA | PROJECT TIMELINE

May - June June - November October - February February - April 2017 -2019

Phase 1: Phase 2: Phase 3: Phase 4: Next Steps:
RESEARCH ASSESSMENT PRELIMINARY RECOMMENDATIONS IMPLEMENTATION

RECOMMENDATIONS OF RECOMENDATIONS
o e/ 00D 006

LEGEND: ' Stakeholder input @ Design Commission briefings @ Planning and Sustainability Commission briefings @ Presentation to City Council

Bureau of Planning and Sustainability
Bureau of Development Services
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Post DOZA Work Plan

Design
Overlay

one
Assessment

Bureau of Planning and Sustainability
Bureau of Development Services

s  Process Improvements } 2017

Community Design
Guidelines
2017-2019

P—

Community Design
Standards (33.218)

—

Design Guidelines

Central City Fundamental } 018-2020
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DESIGN OVERLAY ZONE ASSESSMENT (DOZA)

KEY FINDINGS



KEY FINDINGS

1. PORTLAND IS A MODEL OF GOOD URBAN DESIGN BUT NEEDS A
“REFRESH”

Place-specific results being discouraged by current procedures and standards of
review.




KEY FINDINGS

2. CURRENT D-OVLERAY DOESN’T PREVENT GOOD DESIGN, BUT DOESN’T

GUARANTEE IT

Many factors drive design solutions

Considerations of cost: time and materials




KEY FINDINGS

3. THERE IS PUBLIC SUPPORT FOR GOOD DESIGN, BUT PERCEPTION OF
RESULTS IS MIXED

Tools, such as a d-overlay, have not been linked to community-driven urban
design planning.

Importance of characteristics of a How well does the design review process achieve
desirable built environment high-quality development characteristics?
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KEY FINDINGS

4. CURRENT SYSTEM DOESN’T REFLECT DIFFERENT SCALES OF
DEVELOPMENT

Thresholds of review could be tied to scale of impact




KEY FINDINGS

5. CENTRAL CITY HAS BENEFITTED FROM D-OVERLAY; OUTER AREAS LESS SO

Guidelines and standards for areas outside Central City in dire need of updating

6. CURRENT STANDARDS AND GUIDELINES APPLIED OUTSIDE CENTRAL CITY
ARE IMPEDING BETTER DESIGN

Revise, consolidate, simplify, and recognize different contexts

LEGEND

Central City
Gateway Regional Center

Town Centers

Proposed Design (d') overlay expansion
Central City ‘d’ overla :

- oy ¥ Hillsdale
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KEY FINDINGS

7. HIGH VOLUME OF PROJECTS IS THWARTING GOOD INTENTIONS

Speaks to better methods of reducing workload and managing meetings
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KEY FINDINGS

8. SHIFT TOWARD DETAILS AND AWAY FROM BIG PICTURE

Time spent on building components is taking away from discussion of context and
public realm.




KEY FINDINGS

9. ATTITUDE OF COLLABORATION IS IMPORTANT FOR SUCCESSFUL
OUTCOMES

Mutual respect between all parties




DESIGN OVERLAY ZONE ASSESSMENT (DOZA)

RECOMMENDATIONS



1. Adjust the thresholds for design review to provide a high

level of review for larger projects in d-overlay districts but
lessen the level of review for smaller projects.

a. Restructure the thresholds based on two geographies: 1) Central
City and 2) Neighborhoods: Inner, Western and Eastern —
including Gateway.

b. Modify thresholds for design review to reflect a tiered approach
based on the magnitude of change

Improve the review processes with a charter, better
management of meetings, and training for both the Design
Commission and staff.

Adopt a new charter for the Design Commission.

Manage Commission meetings more effectively.

Provide training for staff.

o n oo

Convene regular Design Commission retreats.

3. Align the City’s review process with the design process.

a. Organize the City's review process to correspond to a project’s
typical design process.

b. Focus deliberations.

c. Require DARs for Type lll reviews for larger projects in the
Central City.

d. Expect a collaborative attitude from all participants.

Better communicate the role of urban design and the d -
overlay tool.
a. Improve public information and education.

b. Hold applicant orientation “primers” on a regular basis.

Improve the public involvement system.

a Post large signs noting impending reviews.

b Increase mailed notices for Type Il and Type lll reviews.
c. Require applicants to document community input.
d

Ensure inclusivity in decision-making process.

Monitor and evaluate these amendments.

a. Document where changes are occurring and what the impacts
are. The analysis should be evaluated by BPS, BDS, Design
Commission, and Planning and Sustainability.

b. Formalize the annual reporting in the Design Commission’s
“State of Design”.

Consider establishing more than one Design Commission
following a period of evaluation.



RECOMMENDATION 1

1. Adjust the thresholds for design review to provide a high level of review
for larger projects in d-overlay districts but lessen the level of review for
smaller projects.

a. Restructure the thresholds based on two geographies:

1) Central City and
2) Neighborhoods: Inner, Western and Eastern — including

Gateway.

b. Modify thresholds for design review to reflect a tiered approach
based on the magnitude of change



OVERALL EFFECT

2013-2015
Change in Review Type Based on Proposed Thresholds

250 238

200
152
150
M Current
100 91 Proposed
74 70 68 67

50
0
0

Type 1l Type I CD5 New Exemptions



RECOMMENDATION 2

Improve the review processes with a charter, better management of meetings
and training for both the Design Commission and staff.

a. Adopt a New Charter for the Design Commission.
b. Manage Commission meetings more effectively.
c. Provide training for staff.

d. Convene Regular Design Commission Retreats.



RECOMMENDATION 3

Align the City’s review process with the design process.

a. Organize the City’s review process to correspond to a project’s
typical design process.

PRIORITY b. Focus deliberations.

PRIORITY c. Require DARs for Type lll reviews for larger projects in the Central

City.

d. Expect a collaborative attitude from all participants




INTEGRATING REVIEW WITH DESIGN PROCESS

STAGE

Pre-App
(with staff)

DAR
(see note; with Design
Commission)

First Review
(with Design Commission)

Decision Review

(if necessary. with Design
Commission)

Building Permit
(with staff)

SUBJECT
Pre-design

SUBMITTALS

Site & Program

- Issues ldentification
- Services/Utilities

Early Schematic
Design

- Context Analysis

Initial Concepts

« Configuration

Massing

+ Qverall Site Plan

End of Sehematiec
Design

- Concept

Elevations

+ Ground Level

Public Spaces
Public Involvement
Update

End of Design
Development

+ Complete Design

Refined Design

- Materials
+ Details

Exterior Lighting

Construction
Documents

- CDs

Note: for projects over a
certain size or
geographic location, a
DAR would be required.



RECOMMENDATION 4

Better communicate the role of urban design and the d-overlay tool.

a. Improve public information and education.

b. Hold applicant orientation “primers” on a regular basis.



RECOMMENDATION 5

Improve the public involvement system.

PRIORITY a. Post large signs noting impending reviews.

b. Increase mailed notices for Type Il and Type Illl reviews.
c. Require applicants to document community input.

d. Ensure inclusivity in decision-making process.

NOTICE OF PROPOSED LAND USE ACTION

o [ T—— 426) 2720
DPD 15 COMDUCTING AN DRVIRCH MENTAL ARAEW CF THE
FOLLECARTHG PACJEET.
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ESTALRANT 0% GROLD FLOOE (L1 S BT ASD LIGHT
NRANL FAL TURIN 8 S{FT ST S
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[ 5 47,809 SLTE) ABDVE. FARKING
PR WILL BE L% THEY THE RTRECTLRE
H LB

ATEL
LS a2 SO FT, DEOEGLITHEY (8 TWO EXISTING

Review noticeboard example - Seattle



RECOMMENDATION 6

Monitor and evaluate these amendments.
a. Document where changes are occurring and what the impacts are.
The analysis should be evaluated by BPS, BDS, Design Commission,

and Planning and Sustainability Commission.

b. Formalize the annual reporting in Design Commission’s “State of
Design.”

RECOMMENDATION 7

Consider establishing more than one Design Commission following a period of
evaluation.



General | Clarify and revise the purpose and scope of the
d-overlay.

a. Revise the purpose statement for d-overlay to reflect current
thinking.
b. Simplify d-overlay terminology.

c. Clarify the scope of design review.

General | Sync the standards and guidelines.

a. Use a parallel structure for standards and guidelines.

b. Combine the standards and guidelines into one document.
c. Create a consistent format.
d

. Separate out historic review criteria.

General | Use the three tenets of design to simplify,
consolidate, and revise the standards and guidelines.
a. Respond to context.
b. Elevate the public realm.

c. Expand “quality and permanence”

General | Broaden “base/middle/top” to encompass other
design approaches.

General | Recognize the unique role of civic buildings in
urban design.

10.

11.

12.

Community Design Standards:

Ensure that the CDS add value to recently adopted
base zoning codes.

Community Design Standards

Provide for optional ways of meeting standards.

Community Design Standards
Craft appropriate standards for the Gateway area.
Community Design Guidelines

In recrafting the Community Design Guidelines,
recognize the changing nature of the city.

Central City Fundamental Design Guidelines

Collate special district design guidelines into one
citywide set.

Central City Fundamental Design Guidelines

Revisit and simplify some of the guidelines.

Central City Fundamental Design Guidelines

Collate the subdistrict guidelines into the Central City
Fundamental Design Guidelines.



RECOMMENDATION 1

General | Clarify and revise the purpose and scope of the d-overlay.

a. Revise the purpose statement for d-overlay to reflect current
thinking.

b. Simplify d-overlay terminology.

c. Clarify the scope of design review.



RECOMMENDATION 2

General | Sync the standards and guidelines.
a. Use a parallel structure for standards and guidelines.
b. Combine the standards and guidelines into one document.
c. Create a consistent format.

d. Separate out historic review criteria.



RECOMMENDATION 3

General | Use the three tenets of design to simplify, consolidate, and revise
the standards and guidelines.

a. Respond to context.
b. Elevate the public realm.

c. Expand “quality and permanence”



RECOMMENDATION 4

General | Broaden “base/middle/top” to encompass other design
approaches.




RECOMMENDATION 5

General | Recognize the unique role of civic buildings in urban design.
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Questions?

Bureau of Planning and Sustainability
Bureau of Development Services
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THRESHOLDS: NEW CONSTRUCTION

BUILDING HEIGHT SITE SIZE TYPE OF REVIEW
Large = Type lll
More than 20,000 sf
Tall < Medium > Type Il
Maore than 55 5,000 sfto 20,000 sf
Small > Type ll
™ £
Central C'W Less than 5,000 s
Large > Type |l
More than 20,000 sf
Short .
fin - Medium > Type |l
S 5,000 sf to 20,000 sf
Small > Type Il
Less than 5,000 sf
BUILDING HEIGHT SITE SI7E TYPE OF REVIEW
Large > Type lll
More than 20,000 sF
Tall : Medium > Type Il
More than 55 5,000 sfro 20,000 sf
Small > Type |l
. S, f
Outside Less than 5,000s
Central Ci
e Large > Type
More than 20,000 sf
Short .
g , Medium > Type |l
35’ or fewed 5,000 sf to 20,000 sf P
Small > Base Zoning

Less than 5,000 sf

Eligible for Two-Track?

OO0 Ooo0a:0

Eligible for Two-Track?

B E HEO

£
=



THRESHOLDS: ALTERATIONS

BUILDING HEIGHT VALUATION TYPE OF REVIEW
Large > Type lll
More than 53,000,000
Tall . Medium > Type Il
More than 55 520,000 to 53,000,000
Small > Base Zoning
Central Eit‘f Less than 520,000
Large = Type lll
More than 53,000,000
Short .
' Medium = Type Il
55" or fewer $20,000 to $3,000,000 R
Small - Base Zoning

Less than 520,000

BUILDING HEIGHT SITE SIZE TYPE OF REVIEW
Large = Type |l
More than 53,000,000
Tall r Medium > Type |l
More than 55 520,000 te:53,000,000
SNGH | > Base Zoning
DUtSi!ﬂE Less than$20,000
Conto Kity Large > Type Ill
More than 53,000,000
Short .
’ Medium > Type |l
o $20,000 to $3,000,000 ¥p
Small > Base Zoning

Less than $20,000

Eligible for Two-Track?

N/A

Eligible for Two-Track?

N/A



THRESHOLDS: ADDITIONS

BUILDING HEIGHT NEW FLOOR AREA TYPE OF REVIEW
Large > Type lll
More than 10,000 sf
Tall = Medium = Type Il
More than 55 1,000 sf to 10,000 sf
Small > Base Zoning
Cantral Cit’f Less than 1,000 sf
Large = Type ll
/ More than 10,000 sf
Short :
55"0rfewer§ e > Type ll
1,000 =f to 10,000 sf

Small
Lessthan 1,000 sf

> Base Zoning

BUILDING HEIGHT NEW FLOOR AREA TYPE OF REVIEW
Large = Type |l
More than 10,000sf
Tall Medium > Type I
More than 55’ 1,000 sf1e 10,0005
Small > Base Zoning
Outiide Less thand, 000 sf
Central Ci
Y Large = Type |l
\ " Maore than 10,000 sf
Short .
. Medium = Type |l
ol nd 1,000 sf to 10,000 sf P
Small > Base Zoning

Less than 1,000 sf

Eligible for Two-Track?

N/A

Eligible for Two-Track?

N/A



OVERALL EFFECT

Figure 3.4: 2013-2015 Change in Review Type Based on Proposed Thresholds

OVERALL
TOTAL NET CHANGE

STAGE Current Proposed Number of Cases
Type Il 74 70 -4

Type | 238 152 -86

CDS 68 91 23

New Exemptions 0 67 -67

Total 380 380 New Total # of Cases:

343

Effects:
20% fewer cases overall
37% fewer Type Il reviews

30% more CDS reviews
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