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PREFACE

At the beginning of 1996, a committee of citizens, city
repres€ntatives, and propefi owners was formed to guide
the development ol the North Macadam District - an area of
vacant and industrial land between the Willamette River and
the Lair Hill Neighborhood, south of RiverPlacddowntown
and north ofJohn's Landing. The Noih Macadam Steering
Gommittee, as it is called, was charged with developing a
Framework Development Plan forthe Schnitzer and Zidell
properties specifically, while taking a holistic view of the
enlire North Macadam District.

Since the first meeting in March 1996, the Steering Com-
mittee has explored the oppoftunities and potential of the
District, and has considered the aspirations of the District's
different partners and players (those of the City, the
property owners, and the public). Five goals were devel-
oped. The combination of the goals and the oppoilunities
provided th6 structur€ to create a Development Plan for the
North Area Propefties.

This Framework Development Plan document begins with
a letterwritten by the Steering Committee addressed to the
City Council. The letter answers the question, nvhy is
North Macadam significant," from the Steering Committee's
perspective, and synthesizes their general and specific
recommendations to the City Council.

The body of the document explains the Steefng
Committee's recommendations, expands upon the goals,
and explains the Development Plan. The Steering Com.
mittee goals and regional opportunities ar6 presented first,
and then they are applied on the Nodh Area Properties to
create a Development Plan. The Plan is a foundation and
blueprint to organize the growth and activity in the neigh-
borhoods ol North Macadam by resolving issues of open
space, streets, transit, and development. The last two
sections of the Framework Plan provide polilcies and
perspective on the Development Plan.

An lndustrial past

...an underutilhed pres,et L..

o

...an opportunity fot tlE tuture.



May19,1997

Portland CityCouncil
1220 S.W.56 Ave.
Portland, OR 97204

Dear Mesrbers of the Council of the City of Portland:

We started this process with both curiosity and skepticisn. The area we were to address lies
between the Willamette B,iver and I:5, SW Gibbs and the Marquam Bridge. It is an area'long
recognized for its promise, and for the contrast of that promise with ib prcsent condition.
Al0rough ithas historicallybeen occupiedby two zuccessfirl family industries, the area and ib
uses lrave had lit0e relationstrip with their neighbord activities or aspirations. Howorer, we
discovered that the reason to do something and the reason that the City should care, is that this
.uea can now play a productive and critical role in the fulfillment of many things its neighbors
and the City are kying to achieve.

Asked to rgpresent the Cit/s broad interests in plaruring the are4 we found that the potential of
this area to provide places to worlg to live, and to recreate is extraordinary. With a
comprehensive deanup program undenvay (much of it is complete), this SGaoe area can begin
to develop in a way that carefully expands and enhances the best qualities of four very different
neighboring areas: the downtown, Corbett-Tenrrilliger-Lair HilI and OIISU lohns Landing and
south waterfront neighborhoods, and the Willamette Greenway. As itbecomes a catalyst joining
these varied inner city errvirurmenb, it also stsengtheru the heart of the region. At best, this
area's develo,pment would be a aitical conffiutor to the well being of this region. At a
minimu+ it will be a good o<ample of how to implemmt regional objectives. It has been our
goal to provide the cormsel and direction that will assure both.

The attached framework plan describes the ffiastsucture that should guide the development of
these north area properties in North lvlacadam in a desirable uururer, It also ou0ines the projects
that are anticipated as the result. Relationstrips betwe€n public and private coinvestment and
coltraboration are identified: And a strong pustr has already been givm to both property owners
and public jurisdictions to,get on witlt it. Some of the progress to date is repreBen@d in the last
pa6es of the framework plan,

We have encouraged the City and the property owners to focus on four obiectives: to athact and
accommodate desirable opportunities for emplolmrent, to build exceptional neighborhoods, to
expand and connect the regional opsr space network, and to provide good access - internal and
extemal.

1. Opportunities for Employment

North Macadam can expand the iob base in the Central Clty (the North Area Properties
may accohmodate 2000 to 8,000 new jobs and 1.5 million square feet of new corrmercial
space). It also can provide the critical ftr.rctional link betweeir OHSU the largest
employer in the C-ental City, and the donrntown. The area can do this as it provides
options for OHSU, an isolated and land-restricted institution, to continue to grow and
irnprove in its own neighborhood.



2. Exceptional Neighborhoods

The River District has established a precedent and presented a drallenge for the
development of diverse howing and distinct neighborhoods in the Centsal City. NorEr
lvlacadam should be prepared to provide the next gemeration ofhorsing solutions in an
urban neighborhood cortex! solutions whidr indude affordable living opportunities.

3. Regional Op€n Space Netr,r,ork

North Macadam should do more than just complete the Willamette River Greenway. It
shquld extend Waterfront Park, invite ib corurectiur with the Terw'rlliger Parkr,vay and
the Forty Mle Loop and demqrstrateholv a regiuralresource and a local neighborhood
asset can be managed to the benefit of all patrons. When completed, the District will
e:rpand the access to the WillametE by a length comparable to Tom M€all Watefront
Park.

L Good Access

North Macadam is diffiorlt to reach by car, bus, tmdr, bicyde, and foot. It is even more
difficult for these modes to cirrulate within the area. Som€how, access to and within
must be improved, and in the pro(€ss, a good example mu6t be established for the
existing cumbersome transportation infrastnrcture that sunrorurds this area. In
particular, transit must be accosunodad so that it can serve the area effectively.

It is the purpose of our recourmendatioru, and of this plan, b describe how North lvlacadam can
develop well for ibelf , . . and in the procese, favorably influence its neighbors. In other words,
we make our recorrmendations rvitr the hope and fuiltentim that they will stimulate reeolution of
rrany mvirorurrental, developm.etrt and access problems that exist in abutting areas. However,
our recpmsrendations concmEate on the actions that we believe must be undertakm to realize
the redevelopment potential of this area,

We reconmend the follovqing:

General

1 That the Sdrnitzer and Zdell properties be developed as dense neighborhoods,
corrplementing dormtown, linking Corbett-Terwilliger-Lair Hill with the Willamette
serving as a precedent for undeveloped properties to the south, and enhancing the value
of the Willamette River.

z.

J

4.

That the city lead the fomration of public and private collabofations that enable desired
development (consistent with city and regional policies) to occur efficiently,
economically, and with guality.

That regional hansportation projects be acrcorrmodated and complemmted by buildinp
and development in the area, andthat the City, Metro, Tri-Met, Portland Streetcar Inc,
and property owners proactively seek effective trAnsportation solutions for the area.

That regulations, guidelines, and plans be modified to provide consistent support and
clarification of the intent of this plan and these recomnendations.

5. That the City create an uban renewal disrict encompassing all of North ldacadam.
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Gonls
The goals in this section captured the Commltlee's vision for the area,
and they helped guide the design of the Development Plan. The
Steoring Committee created these five broad goals to guide and
implemenl development in the North Macadam District. Specific
objectives are outlined beneath the fve broad goals.
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BaOEway
Fealu16

colbott-
Tsrwilliger
Lair Hill
Neighborhood

Bancroll

Johns Landing

Ptoviding ac@ss to the dverlront and frcm one
neighborhood to the nert...

STEERING COMMITTEE'S GOALS

The Steering Committee's goals and objectives for the
North Macadam District are that the District:

Support Central City and 2040 rcsidential and
employment growth goals.

Suppon the development of an estimated 7,500 new
jobs and 2,000 new dwelling units on the Schnitzer and
Zidell properties. Supportthe development of housing
and employment at ulban densities in the rest of lhe
District.
Coordinate transportation solutions for North Macadam
and the adjacent neighborhoods.
Establish a strong neighborhood with public spaces
along the river.

Support alfordable living opportunities.

Develop open space that recognizes the maritime
lndustrial hastory of the Distractand establishes physical
and visual connections to the Willamette Rlver.

Reveal the history of the area through development of
open space projects, such as the dock and a major
open spaceArater feature at the bargeway.
Facilitate connections between the 40 Mile Loop and the
Willamette Biver Greenway.

Develop public riverfront attractors at the intersection of
primary east-west stroets and the Willamette River
Greenway.
lntegrate current institutions - such as the Children's
Museum and Contemporary Crafts - within the regional
openspace network

Develop physical connections which foster economic
and soclal opportunities for both the District and the
adiacent neighborhoods.

r Enhance existing connections and develop new con-
necting routes between the District and the Corbett
Terwilliger & Lair Hill neighborhood, RiverPlace, and
John's l-anding lo provide access lo commercial and
retail seMces and riverfront open space while also
reinforcing the District's own economic development.

o Extendneighborhoodstreetsthroughthesite.
. Attract OHSU's economic, research, and residential

developmenls to the District.
o Establish a transit and pedestrian connection across the

Willamette River to neighborhoods on the east side.
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lmprove access and circulation options to, through and
wathan the North Macadam District.

Coordinate North Macadam transportation solutions with
those ol the greater arsa.

Develop multiple transportation options to support and
promote the development of the area at udlan densities.
Construct streets that are amonable to the transportation
needs of pedestrians, bicyclists, buses and automo-
biles.

Locate light rail stations where they will effectively serve
Nonh Macadam development.
Develop a streetcar line 1o connecl North Macadam,
downlown, CTLH neighborhood, OHSU, and Eastside
neighbofioods.
Extend and improve bus service.

Establish a healthy mix ol housing, employment
inslitutional, and retait uses at urban densities.

. lnitiate a street and lot plan which promotes the incre-
mental development of underutilized propefi while also
accommodating the operation of existing uses.

o Develop approximately 2,000 residential dwelling units
on the Schnitzer and Zidell properties.

. Pursue agoal of35% home ownership,65% rental
housing property.

o Develop strategies to reduce the intrusion ol lreeway
noise, thereby permitting the proximate development ot
noise-sensitive uses.

o Establish policies and programs to provide adequate
parking lo accommodate desired residential and com-
mercial development.

o Attract job intensive uses.
. Expand institutional uses that strengthen area neighbor-

hoods.
r Locale retail activity along S.W. Moody and on the river

at its intersections with major easl-west streets.

a

Rewseo Daarr
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Recprual
AND

Drsrnrcr
OpponruNlrrESOpportunities exist in the North Macadam District to givs structure to the

Development Plan, and to stimulate positive results beyond the District's
boundaries:

Regional Public Open Spaces

There is a rare opportunity to extend th€ Groenway and to enable
future connections with a key component of the 40 Mile Loop (at
Terwilliger Blvd.), uhimately expanding regional access to the
Willamefte.

District Street Connections

The basis for a street network in North Macadam is lound in the 200'
grid in Lair Hill and in existing, though limited, north-soulh streets
within the Districl. These have been expanded and adapted to
respond to limited points ol access lrom the west and to the configu-
ration ol the riverfront. A guiding premise was thal all propenies and
the Greenway should be provided wilh a level of public access
consist€nt with Portland's eslablished standards elsewhere in the
Central City.

Development and District Circulation

There are tew sites close to downtown of this size that have the
potential to contribute such substantial numbers ol jobs and resF
dences. North Macadam can do much to demonstrate the principles
of coordinated land use and transportation while achieving goals of
density and diversity. Already, the first phase of development is
being readied for construction. lt will include a dense mix of housing
and offices closely integrated with infrastructure improvements and
public open space.

Regional and District Transit

The proposed South/North light rail alignment and preferred Central
City Streetcar alignments to downtown and OHSU could provide
access to, from, and within the neighborhood at service levels that
support a mixed-use neighborhood of urban character.
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REGIONAL PUBLIC OPEN SPACES

The Norlh Macadam District provides a unique opportunity to estab-
lish access lo the Willamette Fliver Greenway from the 40 Mile Loop
at Terwilliger Boulevard, and lrom adjacent neighbohoods. Sheridan,
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Rrcrorual- auo Dsrnrcr Oppontururnes

Arthur, Gibbs and Bancrolt may provide important links

Open space proiects, such as restoration of the dock structures and
development of a major leature at the bargeway, can reveal the
history of the District.

Riverplacg
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...the cuious stop at the watetb edge to
view an eiltibit and leam abod the area's
madne histoty...or catch a watat taxi to
the central easEide.--
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Distrlcl

North
Macadam

RivsrPlacs

Corbet
Tenvilliger
lek Hill
Neighborhood

John's Landing

Physical connections fostet economic
and social opportunities lor both the
District and the adiacenl neighborhoods

DISTRICT STREET CONNECTIONS

The North Macadam District is planned to be a gregarious community
that establishes physical, social, and economic connections to
adjacent neighborhoods. The presence of a world-class medical
facility (OHSU), an existing street system to the west, the Wllametto
Fliver, John's Landing, and downtown can shape the form and

function of the District.
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The east-west orientation of District streets is derived from the street
grid to the west in the Lair Hill neighborhood. This orientation makes
access to the Greenway visible and understandable. lt also ensures
preservation of views to the water along public streets in Lair Hill.
Uses that attract and suppod public actiMty, pafiicularly within a
pedestrian environment, would be concentrated at the interseciion of
lhese streets and MoodylBond and the Greenway.
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DEVELOPMENT AND DISTRICT CIRCULATION

Access to, through, and within the neighborhood has been con-
strained by the lack ot a street system. What is proposed is a
network of streets that will be amenable to the transportation needs
of pedestrians, bicyclists, bus riders, and automobile drivers. A street
plan that was developed with the Framework Plan has contributed to
the overall Norlh Macadam District Street Plan, prepared by the
Portland Department of Transportation and adopted by the City
Council in December 1996.
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REGIONAL AND DISTRICT TRANSIT

The proposed streetcar and light rail transportation links will help
support and promote the development of the North Macadam District
at urban densities and will inlegrate it with neighboring Central City
communities.
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Hardson
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Modilied
Caruthers
Alignments

LHT

Of the LRT Alternatives, the Steering Commlttee believes that
the North Boss lsland alignment will better serve the North
Macadam District.

streetcat ac6,ess to the tivertront.

...on their way to the Rivet Distlct and
Rose Quafter, or actoss to OMSI andihe
Central Eastslde...
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Developmerur Puru
The Development Plan responds to the Goals and the Opportunities of
the District and eslablishes a precedent lor development of the northem
properties. The Development Plan addresses lour key issues in the
North Area Properties:

Public Open Space

The Steering Committee s goals, the adjacenry ol the Wllamette
River, the character ol open space associated with the Greenway to
the north, and the high intensity urban neighborhoods all shape the
composition of open space proposed for the area.

Streets

The streets will increase access into, out ol, and through the
neighborhood. The east-west streets also will frame development,
promote access to the Greenway and Willamette River, and link the
area visually (and perhaps physically) to the street system west ol
the freeway.

Transportation

The Development Plan recommends a southem lighl rail crossing
as the best means to develop and support the urban character of
the area. Additionally, the plan incorporates the Gibbs St. streetcar
alignment to OHSU and an alignment to downtown. Moody and
Bond will provide primary access into and through the District for
vehicular traffic.

Land Use and Development

The Development Plan establishes strong east-west connections
between Moody-Bond and the waterfront. Development conidors
between these streets are designed to provide flexibility in parcel
sizes. Overall developmenl will be dense and urban in character.
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.,.a diversity ol small and large public

sPaces...

PUBLIC OPEN SPACE

The creation of public open space is key to the Development Plan. As
the area develops into an urban neighborhood with some of the highest
mixed-use densities in the city, the need for usable public open space will
increase. lt is therefore important that first, public open spaces address
the needs ol the residents and employees of the area.

Second, the District will extend the regional Willamette Greenway system
south lrom downtown. Eventually, the North Macadam Greenway will
connect Tom McCall Waterlronl Park with the Greenway in John's
Landing and Willamette Park. ln addition, the Developmenl Plan will
enable linkage of two regional open space systems - the Greenway and
the lo Mile Loop.

Third, major events and attractors are planned where the easl-west
streets terminate at the Greenway. These will be unique in their parts,
scope, and potential for attracting private investment. Two of the most
significant plans are the reconstruction of the dock for entertainment and
vending activities, and the creation of a water leature incorporating
portions of the Zidell's bargeway.

Finally, public open spaces are important to communicate and recognize
the maritime and industfial hislory of the District.
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STREETS

Primary Corridors

Three north-south conidors originate outside the Nodh Area and continue
through it. Two are streets and one a linear park providing an important
pathway for pedestrian circulation:

Moody, a tralfic and transit access route.
Hiver Parlalay, a recreational and local service street lor pedes-
trian and private automobile tratfic, and a right of way lor the
Streelcar.
The Greenway, a major component of the Willamette Greenway,

Five east-west streets provide primary access to businesses, paking,
and public activities at the pedestrian level. They are, lrom north to
south, Sheridan, Arthur, Hooker, Ross lsland, and Gibbs St. Three of
them - Sheridan, Arthur, and Gibbs - are intended to @nnect over or
under l-5 to link the Lair Hill neighborhood with the Greenway.

Secondary Conidors

Secondary north-south streets provide access between the primary east-
west streets. Their locations are flexible and will be determined by the
requirements of abutting development as it occurs. The primary and
secondary north-south slreets will lorm blocks no greater than 400' in
length.

Secondary east-west streets fall between the five primary east-west
streets. They provide local access, frequent connections to the
Greenway, and a repetitious rhythm of 200'wide blocks. These streets
are organized according to the street grid in the Lair Hill neighborhood.

Other lssues

Conflicting expectations lor lhe area between Moody and Bond, the Boss
lsland Bridge, and Gibbs St. need to be resolved. These include a desire
to:

. Connect Bond St. to Moody St. as a continuous street and
develop it as a major traffic and transit route.

. Maintain the Willamette Shore Trolley right ol way along the new
alignment ol Moody and Bond.

. Elevate Gibbs St. to create a more acceptable grade between
Macadam and Moody-Bond.

. Create developable parcels at this central location.

The parcels west of Moody-Bond and north of Gibbs are central to the
North Macadam District, and their development is critical. Therefore the
Steering Gommittee recommends that all modes ol transportation be
consolidated in one corridor that has an intersection with Gibbs at grade,

Residenthl or
H6tail

o
Retail

Pede sti an-o riented aclivities
disttibuted along primaty east-west
steets with concentrations at
intersections with Moody and the
Greenway
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Street configuralion, scale, and lunction vary in response to adjacent
uses and access requirements. The street concepts drafted for this Plan
preceeded the development of the North Macadam District Street Plan,
but have been updated to be consistent with it.

Top o, Bank

Sidewalk PkS Two Way
Traval

EsplEnad6

30'

_ll:ll
24 6 25' Setback I

Rlver Parkway
along Greenway
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...streetcar a@ess along the
iveircnt...

TRANSlT

It is the intent ol this Development Plan to encourage the kind of dense,
diverse community that requires good transit service. Further, the Plan
recommends that dense and mixed uses be constructed in the earliest
phases, thereby iustitying corresponding commitments to early invest-
ments in useful transit service.

Three modes of transit service are anticipated: bus, streetcar and light
rail. The Development Plan is organized to promote the success ol each
mode. ln turn, it is recommended that each of these modes configure
their service lor this area so as to complement its development.

New bus service seMng existing employers and the first phase ol
development on the Schnitzer property is encouraged. That service
should be concenlrated on Moody to capitalize on the easy access
provided by the easl-west pedestrian network and the adjacent concen-
tration ol future development.

Alternative nodh and south corridors are proposed for light rail. From the
inception of this planning erfort, the Steering Committee has indicated a
strong prelerence for the southem alignment that provides more service
to development around and south of the Ross lsland Bridge. Howeve6 in
the past month considerable progress has been made with options to the
northem alignment thal establish a strong link between the early
Schnitzer developmenl, the Greenway, and RiverPlace. Connections
with a Streetcar alignmenl serving southern properties could effectively
mitigate the absence of LRT service south of Sheridan.

Portland Streetcar lnc. has proposed eltending its first phase of improve-
ments to OHSU and to North Macadam. This service will provide both
critical transit and pedestrian links to downtown and OHSU. ln addition, it
is proposed that a luture extension to eastside neighborhoods be anticF
pated and encouraged.

The SchniEer and Zidell propenies are proposed as the densest new
areas to be developed along the entire Souttr/North LRT corridor. The
development needs to be confirmed to justify the quality of transil service
requested. On the other hand, the density of development proposed
requires substantial transit service. This contingent relationship provides
an excellenl opportunity for collaborative design and colleclive invest-
ment.
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...a strcng neighborhood with public
spaces along the fiver...

LAND USE AND DEVELOPMENT

The Development Plan for the North Area provides an environment
projected to accommodate 1.0 to 1.5 million square feet of commercial
(retail and ofiice) space, 1,500 to 2,000 dwelling units, 20 to 50,000
square feet of institutional space, and a 150 room holel. These uses are
anticipated to require 2,000 to 2,500 otf street and 600 on street parking
spaces. Approximately 25 percent of the gross area of private property is
dedicated to streets and public open space. Another 15 to 30 percent is
illustrated as privale open space with much of it available to public
access.

It is the objective ol the City, and of the region, to attract and accommo-
dale a dense concentration of jobs and dwellings al its core. North
Macadam rcpresents one of two or three key opporlunities to achieve this
objective. Although this Development Plan supports lhis objective, its
primary purpose is to provide a lramework that will encourage healthy,
self sufficient neighboftoods to emerge.

The Development Plan proposes an infrastructure of streets and open
space that would permit distinct neighborhoods to develop between major
east wesl streets. Each has a range ol developmenl parcels, block sizes
and orientations appropriate for a variety of commercial, institutional and
residential uses. Each can ac@mmodate public access to the
Greenway, to rotail and professional services, with transit and parking
along its edges. Each also can develop the kind of intemal privacy that
can establish identity without excluding public access. Thus, it is in-
tended that these neighborhoods will become more varied and balanced,
by use than is possible in the downtown, the Biver District, or the Lloyd
District; that is lo say more varied and balanced than any of the other
major developable areas in the core of the City.

As the neighborhoods develop and diversify, strengthening their livability,
it is critical that they do not create conflicts with their neighbors. Overflow
parking, noisy and visually negative uses, and increased trarfic lhat can
be generated by dense developments, must not impose on the adjacent
neighborhoods ol Lair Hill, Johns Landing or FliverPlace.

The infrastructure costs typically borne by project development is sub-
stantially greater per unit of development when it occurs at th6 density
proposed. The challenge to producing quality high density neighborhoods
in the North Area will be to lind the appropriats balance between public and
private investments in infrastructure.
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tesidenb may go out for a dink,

Active Street Frontage

Develop buildings with active street lrontage along S.W. Moody, the
primary West-East R.O.W.'s and River Parkway.

Parking

Establish policies and programs to provide adaquate parking to accom-
modate desired residential and commercial developmont while prevent-

ing any adverse impacts on adjoining neighborhoods.

or dinner
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This Development Plan is intended to provide a foundation lora succes-
sive series ol actions that will initiate, guide and implement the develop-
menl of Nodh Macadam neighborhoods, including the Schnitzer and
Zidell properties. lt is assumed that the Development Plan will evolve in
lhe process. lt is strongly reoommended that speciftc projects anticipated
by this Plan occur while derivative plans, regulations and guidelines are
being developed. Thus, the projects can begin to apply and test the
intenlions ol the Plan as more specific criteria are being delined.

To understand the dynamics ol the North Macadam District, it is critical
that the inter-relationships between the derivative plans, regulations,
guidelines, projects and resources are recognized and understood. The
lollowing are proposed as actions to be undertaken following the accep-
tance o, the recommendations of the Steering Committee and this
Development Plan,

DeRrvarve Prans,
ReouuroNS,

Gutoeunes,
Pnouecrs

AND RESOURCES
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The Centnl City Plan does not
prcvide a vision for the relationship
of North Macadam to its neighbors.

PLANS:

Develop a vision that describes the role of the entire North Macadam
area: as a district, as a community with strong links to its neighbors,
and as a critical component in the development of the Central City
and the region. This statement should be used to amend the Central
Cig Plan's existing District description.

Expand this Development Plan to form a framework plan for the
North Macadam District. This Plan would amend Policy 21 of the
Central City Plan and its attendant actions and plans.

Develop an urban renewal plan for the District. This would facilitate
the Citys participation in the development ol the District.
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Denrvenve Ptaus, RecuranoNs. . .

REGULATIONS:

Modlfy height and density regulations so that they conespond to the
City's accepted right ol way configuration tor the North Macadam
District and the resulting distribulion of developable parcels.

lncrease allowable height and density immediately south of the
Maquam Bridge. This would enable the noise impacts ol the bridge
(on property to the south) lo be acceptably shielded and reduced.

Transfer density from vacated streets and public open spaces to
adjacent developable parcels. This would provide an oppoflunity for
developmenl to achieve densities the City desires without changing
underlying densities or relying on curent bonuses. More importantly,
it would provide an incentive to donate pdvate land for public use and
contribute a funding resource that can be used as a match for public
funding programs.

Modify housing bonus boundaries to reflect the emerging develop-
ment concept for the Schnitzer and Zidell properties.

75

The existing regulations lot maxi-
mum height and floor area ratio
should be reconciled with the land
anfiguntion imposed by the City's
Strcet Plan.

1

250' 125',

Rewseo Daan
3l



Nonrx Mlcaoeu DrsrRrct

Nonrn Anea PnopERTTES

GUIDELINES:

Amend existing Design Guidelines ior North Macadam to rellect the
opportunities and objectives of this Development Plan, and of any
sueessor that defines lhe development lramework for the entire
District.

Develop Street Design Standards for the District. Utilize initial
development projects to apply and test standards as they are pro-
posed.

Develop ROW standards unique to the area
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DeRvanve Plarus, RecuuroHs . . .

PROJECTS AND RESOU RCES:

ldentify and reline a list ot key proiects to be completed by public and
private parties within the North Macadam District. ldentify and pursue
lunding strategies and commitmenls lor their implementation.

lncluded in the back ol this section is an initial draft of projects and
conesponding funding sources,

Confirm commitments lrom the City, lhe Schnitzer and the Zidell
lamilies lo implement the development concept proposed by this
Development Plan.

Proceed with projects on the Schnitzer properties that initiate imple-
mentation ol the goals recommended by this Development Plan.
Concepts lor these proiects are illustrated.

ldentity projects and lormulate strategies lor the relocation of Zdell
barge building facilities and lor the subsequent development of the
Zidell propedies consistent with the same goals. Opportunities lor
consideration are described in this Developmenl Plan.

A major feature of the Zdell bargeway may be an amphitheater, a beltredere

The lirst phase of development lor
tle Schnihet Proryrties includ* a
100,oA0 sq.ft. ofrice building, 125
apartments and 110
cond ominium s...This p rci ect i s
currently undergoing design review,
with grcund-breaking to follow.
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Strategic Development Relationships

The desirable project is anticipated by one that proceeds it, and stimu-
lates more to follow. Thus, a sequence of contingent and complementary
relationships is established, a continuity of development conlirmed, and a
process of eflicient refinement implemented.
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Denvarve PLans, Reculanoxs . . .

Summary ol the North Area Development Plan

The following projects, development estimates and funding sources have
been identified for the North Area. ln addition, a larger contel.t of projects
and resources has been outlined. These lists will continue to be refined.
However, it is recommended that the ratio ol dollars invested in infra-
structure versus that invested in building projects never be less than 'l:5.

Recognizing that a 1:1 or 1:2 ralio is common to suburban areas, the goal
forthe Noflh Macadam District should be to improve upon the 1:5 criteria.

SiteSummary:

Developable Parcels
R.O.W.'s and A@essways
Open Space (includes Wllamette Greenway and Dock)
Total Property

Net/Gross (Acres)
Net/Gross (%)

Residential Density:

1725 Dwelling Units+ 150 HotelRooms
1875 Units/49.1 Gross Acres
1875 Units / 1 8 Net Acres Devoted to Housing

31.4 Ac.
13.1 Ac.
4.6 Ac.

49.1 Ac.

31.4/49.1 Ac.
64o/"

='1875 Units Total

= 38 Units / Gross Acre
= 104 Units / Net Acre

Deve I o pnent As s u m pti o ns :

5 Employees/l,@OSF office and retail floor
1.4 to 1.6 M. SF

1.5 Residents / Dwelling Unit
1725 Dwelling Units

= 7,000 - 8,000 Employees

= 2,588 Residents

Rewseo Daea
35



Nonrr Mlcaoau Drsrnrcr

NoRru Anel PnopERTTES

CAPITAL INVESTMENT SUMMARY

DEVELOPMENT COST

Residential Development

. 2,000 units of apartments and condominiums

. 3,000 residents

Oflice Development

. 1,300,000 sq tt
o 6,500iobs

Retail Development

o 3fi),000 sq ft
.1,350jobs

Hotel Development

o 150 rooms
. 130 jobs

Structured Paking

r 2,040 cars

Riverf ront Athletic/Comm unity Center

OPENSPACE

$210,000,000

$175,000,000

$30,s00,000

$13,200,000

$27,000,000

$6,500,000

Willamette Greenway

Watedront Open Space Development

Open Space Development- Below R.l. Bridge

Zidell Dock Reconstruction

Zidell Bargeway Waterlront Feature

$3,767,000

$449,500

$1,400,000

$7,398,150

$1,731,250

1
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Drnvanve Plarus, Reouurorus . . .

CAPITAL INVESTMENT SUMMARY

INFHASTRUCTURE cosr

Primary and Secondary Public Streets

River Parloray
Moody/Bond Street
ArthurStreet
Gibbs Street
Sheridan Street
Baker Street
Mead Street
HookerStreet
GroverStreet
50' Bights of Way
25' Bights of Way (Accessways)

TRANSPOBTATION IMPROVEM ENTS

$4,411,170
$1,413,093
$1,161,847
$1,1,15,409

$979,831
$933,1'15
$742,87
w17,776
$657,075

$1,228,804
$1,718,28

South/ North Light Rail
RiverPlace - SE 17ft Ave.

StreetCar
ToDowntown
ToOHSU

$140,000,000

$12,000,000
$5,000,0o0 to $1 8,000,000

Rewseo Dnan
g7

TOTAL $190,1(x)rl5



Nonrn Mrcmru Drsrnlcr

Nonrx Anel PnopERTrEs

POTENTIAL FINANCING PARTNERS AND SOURCES

PARTNERS SOURCES FUNDINGAMOUITIT

PRIVATE

Private Property Owners

Oregon Health Sciences University

Utilities - PGE, Pacilicorp

Central City Streetcar, lnc.

River Access Transportation

Community Development Corporations

crnr

City of Portland

Bureau of Environmental Services

Housing Authority of Poftland

Portland Department of Transportation

Portland Development Commission

Port of Portland

Portland Public Schools

Local lmprovement District

Cost Sharing & Demonstration Projects

CostSharing

CostSharing

General Fund Appropdations
Besidential Tax Abatement
Transit Tax lncentives
Housing lnvestment Fund
Tax Exempt Housing Revenue Bond

CSO Program
Natural Resource Conservation SeMce (NRCS)

Tax Exempt Housing Flevenue Bonds

lnterstate Su rface Transportation Etficiency Act (l STEA)
South Portland Circulation Study
Congestion ManagemenUAirQuality (CMAQ) Fund
Transportation System Development Charge (SDC)

Tax lncrement Financing
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Denvrrve Prlns, ReouleloNs . . .

POTENTIAL FINANCING PARTNERS AND SOURCES

PARTNERS SOUHCES FUNDINGAMOUNT

REGIONAL

Multnomah

Metro

Tri-Met

STATE

Division ol State Lands

Department of Transpofi alion

Economic Development Department

Oregon Madne Board

FEDERAL

Federal Housing and Urban Developmenl

Federal Department of Energy

Department of Transportation

U.S. Department ol Agriculture

U.S. Corps of Engineers

Department of Environmental Quality

South Willamette River Crossing Study

Green Space Bonds
Regional Arterial Funds
Gas Tax

Station Area Development Funds

TGMGrants

lmmediate Opportunity Grants

Economic Development Funds
Special Public Works Program

Marine Fuel Tax Fund

Section 221 (dXt) Assistance
Special Purpose Grants

lnte rstate Surface Transportation Etficiency Act (ISTEA)
Congestion ManagemenUAir Quality (CMAQ) Fund

National Resources Conservation Service Funds

Demonstration Projects

Rewseo Dann
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Schnitzer

An initial phase of development ol the Schnitzer property is currently
being designed. lt includes 235 residential units, 100 to 120,000 square
feet ol office space, approximalely 10,000 square leet of retail space, a
150 room hoteland a neighborhood recreationalcenter. Abutting streets
and portions ol the Greenway are being designed concunently. lt is the
inlent of this inilial phase to implement the goals and concepts underlying
the Development Plan and to make the connection between River Place lo
the north and the North Macadam District. ln the process, it also assumes
responsibility for mitigating the visual, lunctional and noise impacts ol the
Marquam Bridge so that land immediately south becomes habitable and
accessible.

This first phase ol development informs as it tests the assumplions
underlying the collaboralive efforts to establish a vision and strategy lor
the future of North Macadam. lt already is clarifying opportunities for
shared public and private investrnents and responsibilities for anticipating
and encouraging future improvements, such as light rail. ln shott, with
optimism and rigor, it is challenging the gap between what is desired and
what is possible.
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Zidell

Development ol the Zidell propefties nofih ol the Ross lsland Bridge will
be delayed until site cleanup is completed. Development ol the properties
south olthe Ross lsland Bridge will be delayed until on site barge building
activities can be relocated and site cleanup completed. However, the
Zidells and the Steering Committee recommend that the concepts that
have been developed lor the Zidell properties continue to mature. There-
lore, it is proposed that conversations with the City and other affect€d
public agencies conlinue.

Two issues involving the Zidell prop€rty have potential for resolution prior
to the relocation of the barge related lacilities. One, the specilic location
of public rights of way and their reconciliation with the provision of deveF
opable parcels can be defined. Two, strategies forthe eady improvement
of the Greenway from the Marquam Bridge to Gibbs can be discussed
and instituted. These would include definition o, the extent, the related
facilities, and the special attractions that would establish this segment ol
the Greenway as one ol the region's most significant stretches ol river
lrontage on the Willamette.
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Denrvrrrve Puaus, Recuunorus. . .

bg

Consider early development of poilions of the greenway from
Marquam Bridge to Gibbs.
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A ConapeRATrvE

Loox AT THE

Nonrn Anea
Drvelopnaerr PuruThe final section of this document asks, nVhat do we have?" ln re-

sponse, the North Area Properties, as proposed by the Development
Plan, are compared to familiar neighborhoods and examples.

The cornparisons show that this neighborhood will be Porlland's highest
density new mixed-use neighborhood, and will contdbute to the region's
access to the River, to open space needs, and to growth goals. These
contributions will be vastly out of proportion to the development area's
size. The bottom line is that this is a good opportunity for the City.
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PUBLIC OPEN SPACE

The North Area Properties include a significant portion olthe Central City
riverrronl...

Fremont

Broadnay

Sleel

Tom lrc€all
Waterrront Paft
1.25 Mi.
37 Ac.

Bumslde

Monison

Hawlhorns

Marquam

Norlh Area
North Ulacadem
District
12 Mi.

Plan
.5 Mi.
5.8 A6

Ross lsland

Oaks Bottom &
S€llwood Patks
1.8 Ml.
185 Ac.

Wllamette &
Buttorlly Parkg
1Mi.
50 Ac.

Sollwood

(Dstarco Botvye€n Fromont & Sellwood Bddg€s is approximatety 5.5 Mil6s)

Willamette Rlver Frontage & Public Open Space

r
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A Couplnrnve Loox

...and the North Area Plan anticipates a significant portion of the property
to be dedicated toward the development ol public space, as shown below

in comparison to the popular Ladd's Addition neighborhood.
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1.6 Ac

NeYGross 1.6i/125 Ac. = 1.3%

r- r-1
iL.lrrT 1

LJL J

North llacadam - NorEr Area

Open Spae:
Wllamotle Greenway I .5 Ac.
Parks & Bargeway 2.1 Ac.
PDOT Property under

Boss lsland Bridge 1.2 Ac.
Dock 1 .0 Ac.
Neucross 5.8/50.3' Ac. = 12%

@

t_.'-'t

Ladd's Addluon

Open Spa@:
Parks

Right-ot-Way
Primary
Secondary
NeUGross

Total

30 Ac.
7Ac.

s71125 Ac. = 30%

Rightol-Way
Primary
Secondary
Net/Gross

'Gross Acres

'10.3 Ac.
2.8 Ac.

13.1/50.3' Ac. = 26%

49.1 Ac.
(PDOT) + 12 Ac.

= 50.3 Ac.

387o31.3"6 Total

Public Open Space and R.O.W.
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STREETS IN THE PUBLIC REALM

Streets in the North Area will be designed to accommodate pedestrians,
bikes, cars and buses similar lo other successful streets like NW 23rd
Avenue.
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1725 D.U.
390 Ac.
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NorthwEst
8806 D.UJ942 Ac

= 9.3 D.UJAcre

Cio€e Hollow
36sg D.UJ308 Ac.

= 11.9 D.UJAcre

DENSITY, LAND CONSUMPTION
AND PEOPLE PER ACRE

The SchniEer and Zidell propedies offer the opportunity to help maintain

the current urban growth boundary.

Wllla m 6lte Riv6r
1725 D.U
2O1 Ac.

'r725 D.U
14Ii Ac.

r--lrl
North Arsa L--l
Development Plan
'1725 D.UJ49.1 Ac.
- 35.1 D.U./Acre

North Arca
1725 D.U.
49. t Ac.

.tr
I
,
I
I
I
I
I

1725 0.U.
634 Ac.

Suburban Development
1725 D.U. e 10m0 SF/Lot
rvould rsquire
634 Ac. @ 607" Net/Gross

= 2.1 O.UtAqe

IL-

Hostord Abemethy
3370 D.Ur65 Ac.

=4.4 D.U"/Acre

Th€ dashed square roprosenF ths equivalent land covorage for thB rElated density

c

or

E

3 Ladds Addltlons
1710 0.U.
375 Ac.
(Ladds Addilion includos
approximately 570 dwElling
units in 125 acres)

Dwelling Units Per Gross Acre &
Equivalent Land Coverage
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Goose Hollow
(Portland's Highest Density
Neighborhood)
16 BesidenuAcre

Residents Per Gross Acrc

l-405

CorbBtt-
Ten rillig6r
Lair Hlll
2310 D.U.
815 Ac.
2.8 D.UJAcre

=o,
o,

Canby

Potenual Densily ot CTLH Neighboftood
AftEr North Aroa Dov€lopment
4035 D.U. over 864 Ac. = 4.7 D.UJAcrs

Neighborhood Density

North Macadam -
Noih Area

53 Besidenls/AcrB

San Frandsco Neighborhoods
(e.9. Nob Hill, North Bgach &
Telegraph Hill)
60-75 Rosidents/Acrs
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PREFACE

At the beginning of 1996, a committee of citizens, city
representatives, and prcperty owners was formed to guide
the development ol the North Macadam District - an area ol
vacant and industrial land between the Willamette River
and the Lair Hill Neighborhood, south ol RiverPlacey'
downtorirn and north ol John's Landing. The North Mac-
adam Steering Committee, as it is called, was charged with
developing a Framework Development Plan for the
SchniEer and Zdell properties specilically, while taking a
holistic view of he entire North Macadam District.

Since the first meeting in March 1996, the Steering Com-
mittee has explored the opportunities and potential ol the
District, and has considered the aspirations of the Distrist's
dilferent partners and players (those of the City, the
property owners, and the public). Five goals were devel-
oped. The combination ol the goals and the opportunities
provided the structure to create a Development Plan for the
North Area Properties.

This Frarnework Development Plan document begins with
a letterwritten by the Steering Committee addressed to the
City Council. The letter answers the question, "Why is
North Macadam significant?" from the Steering
Committee's perspective, and synthesizes their general
and specilic recommendations to the City Council.

The body of the document explains the Steering
Committee's recommendations, expands upon the goals,
and erplains the Development Plan. The Steering Com-
mittee goals and regional opportunities are presented lirst,
and then they are applied on the North Area Properties to
create a Development Plan. The Plan is a loundation and
blueprint to organize the grou,th and actlvity in the neigh-
borhoods of North Macadam by resolving issues of open
space, streets, transit, and development. The last two
sestions of the Framework Plan provide policies and
perspective on the Development Plan.

On June 4, '1997, the City Council passed Besolution No.
35618 (included in Appendix) which directs bureaus to
proceed with a public/private planning process to develop
and implement a framework plan for the entire North
Macadam District. This resolution acknowledges and
supports the work olthe Steering Committee and the North
Area Properties Framework Development Plan. The
resolution also creates a larger Steering Committee and
outlines its charge for the Nofth Macadam District lrame-
work planning pro@ss.
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Jr:Jy 9,1997

Portland City Council
1220 S.W.5s Ave.
Portland, OR 97204

Dear Members of the Council of the City of Portiand:

We started this process with both curiosity and skepticism. The alea we were to address lies
between the Willamette River and I-5, SW Gibbs and the Marquam Bridge. It is an area long
recognized for ib promise, and for the conkast of that promise with its present condition.
Although it has historically been occripied by two successfui family industries, tlre area and its
uses have had little relationship with their neigho-ors' activities or aspirations. However, we
discovered that the reason to db something, .*d th" .""son that the eity should care, is that this
area can now play a productive and critical role in the fulfillment of many things its neighbors
and *re City are trying to achieve.

Asked to represent the City's broad interests in planning the area, we found that the potmtial of
this area to provide ptraces to'work, to iive, and to recreate is exhaordinary. With a

comprehensive cleanup program underway (much of it is complete), this 50-acre area can begin
to develop in a way Brat carefully expands and enhances the best qualities of four very different
neighboring areas: the downtown, Corbett-Terwilliger-Lair HilI and OHSU, Johns Landing and
south waterfront neighborhoods, and ttre Willarnette Greenway.. As it becomes a catalyst joining
these varied inner city en\rironments, it also strengthens the heart of the region. At best, this
area's development would be a critical contributor to the weII being of this region. At a
minimum, it wiII be a good example of how to implement regional objectives. It has been our
goal to provide the counsei and direction that will assure both.

The attached framework plan describes the infrastri.rcture that should guide the development of .

these north area properties in North Macadam in a desirable ma-rurgr. It also outlines the projects
that are anticipated as the result. Relationships between public and private co-investment and
collaboration are idenfified. And a strong push has aheady been given to both properfy owners
and public jurisdictions to get on with it. Some of the progress to date is represented in the last
pages of the framework plan,

We have encouraged ttre City and the property owners to focus on four objectives: to athact and
aceommodate desiiable opportunities, for employment, to build exceptionai neighborhoods, to
expand and cormeqt the regional open space network, and to provide good access - internal and
extemal.

1. Opportunities for Employment

Norttr Macadam can expand the job base in the Central City (tJre North Area Properties
may accommodate 7,000 to 8,000 new jobs and 1.5 millior square feet of new commercial
space). It also can provide the critical functional link befween OHSU, the largest
employer in the Cenhal City, and the downtown. The area can do this as it provides
options for OHSU, an isolated and land-restricted institution, to continue to grow and
improve in its own neighborhood.

I
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2. ExceptionalNeighborhoods

The River District has established a precedenf and presented a challenge for the,
development of diverse housing and distinit neighborhoods in the Cenbal City. North
Macadam should be prepared to provide the next generation of housing solutions in an
urban neighborhood con.texf soiutions which include afford.able living opportunities.

3. Regional Open Space Network

North Macadam should do morq than just cornplete the Willamette River Greenway. It
should extend Waterfront Park, invite its connection with the Terwilliger Parkway and
the Forty Mile Loop, and demonstrate how a regional resource and a Iocal neighborhood
asset can be managed to the benefit of all patrons. Wlien completed, the Diskict will
expand the access to the Wi.llamette by a iength comparable to Tom McCail Waterfront
Park.

O

4. Good Access

North Macadam is difficult to reach by car, bus, tmck, bicycle, and foot, It is even more
difficult for these modes to cirorlate within ttre area. Somehow, access to and within
must be improved, and in the pfocess, a good example must be established for the
existing, cumbersome hansportation infrastruchrre that surrounds this area. In
particular, transit must be acccirn-crOdated so that it can serve the area effectively.

It is the purpose of our recorruirmdations, and of this plan, to describe how North Macadarn can
develop well for itseU. . . and in the process, favorably influeirce its neighbors. In other words,
we make our recorunendations with the hope and intefition thal they will stimulate resolution of
many enviroirmental, development and access problems that exist in abutting areas. Flowever,
our recorrrrnendalions concentrate on the actions that we believe must be undertaken to realize
the redevelopment potential of this area.

We recommend the following:

General

That the Schnitzer and Zdeli properties be developed as dense neighborhoods,
complementing downtown, Iinking Corbett Terwiliiger-Lair HiU with Bre Willamette,
serrring as a precedent for undeveloped properties to tlre south, and enhancing the value
of the Willamette River.

That *re city lead the formation of public and privite collaborations that mable desired
development (consistent with city and regional policies) to occur efficientlp
economicaily, and with quality.

That regional hansportation projects be accommodated and compiemented by buildings
and development in the area, and that the Ciiy, MehC Tri-Met, Portland Sheetcar Inc.,
and property owners pioactively seek effective transportation solutions for the area.

1

2

4

5

That regulations, guidelines, and plans be modified to provide consistent support and
clarification of the intent of this plan and these recorunendations;

That the City seate an urban renewal dishict encompassing all of North Macadam.o
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Ppegr^fic

6.

Sincprely,

Tl1at density and deueiqpt'redtrighE of'open'spaG oi publi3 rithteoFway: can bi l

uansferred to ottrer properties in North Macadarh to allbw higlrdedsity development,

That utilitiea, public 4gencies, prgpe$y g,arners; and-dqvelopers fihd cosFeffective

, That the.proposed streetplmshorilcl,not geate.anyundgvelopable parcbls oJ land; or .

9. That the streetcar aEgnmmt links betwem North Macadam and Portland State
University and OF-ISUbe considered in theforehorrf of the engiheering shrdies Bnd ]

" financial plarming, recognizins thatSouth/Nortli aligrunent decisions may not be made
for nearly two years. ',

We ;rrge the Council to support this framework plan, and to pursue thq iecqgunendations and
obiectiv.esiointlywiththe,SteeringCcrtnrnittEe. ,. ; :. . ..

StanAmy
Naturds Nortltlve'st KPTV

KenNovack
Goldschmidt, Inc Schnitzer InvesErent

an BLrrtson
Portland Development Commiieion

Standard lhsurance Corp

fur{F-"2-.
-8--, /'.

Marty Btzntley /. J

Walker
ell Corlpanies
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The goals in this section captured fie Committee's vision lorthe area,
and they helped guide the design of the Development Plan. The
Steering Committee created these five broad goals to guide and
implement development in the North Macadam Dlstrict. Specific
obiectives are outined beneath the live brcad goals.
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Bargeway
FeatJre

Gibbs

Corbett-
Terwilliger
Lair Hlll
Neighborhood

Bancrott

Johns Landing

Ptoviding accese to the dveircnt and frcm one
neighborltood to the next...

STEERING COMMTTTEE'S GOALS

The Steering Committee's goals and objectives forthe
North Macadam District are that ths District:

Support Central Ctty and 20rO residentlal and
employment growth goals.

Support the development ol an estimated 7,500 new
jobs and 2,000 new dwelling units on the Schnitzer and
Zidell properties. Support the development of housing
and employment at urban densities in the rest of the
District.
Coordinate transportation solutions lor North Macadam
and the adlacent neighborhoods.

Establish a strong neighborhood with public spaces
a the river.

Support affordable living opportunities

Ilevelop open space that recognizes the marltlme
lndustrial history of the Distrist and establishes physl-
cal and vlsual connectlons to the Wlllamette River.

Reveal the history ol the area through developmerfi ol
open space projects, such as the dock and a major
open space/water teature at the bargeway.
Facilitate connections between the 40 Mile Loop and
the Willamette River Greenway.
Develop public riverfront attractors at the intersection of
primary east-west streets and the Willamette River
Greenway.
lntegrate cunent institutions - such as the Children's
Museum and Contemporary Cralts - within the regional
open space network.

Develop physlcal connections which foster economic
and soclal opportunitles lor both the Dbtrlct and the
adlacent neighborhoods.

Enhance eisting connections and develop new con-
necting routes between the Distriqt and the Corbett
Tenrilliger & Lair Hill neighborhood, RiverPlace, and
John's Landing to provide access to commercial and
retail services and riverlront open space while also
reinforcing the District's own economic development.
Extend neighborhood streets through the site.

Attract OHSU's economic, research, and residential
developments to the District.
Establish a transit and pedestrian connection across
the Willamette River to neighborhoods on the east side.

Riverplace

l-405

Sheddan
and
Arfiur

Marquam Bridge

The Dock

Ross lsland
BriQe
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o
lmprove access and clrculatlon options to, through and
wlthin the North Macadam Dlstrlct.

Coordinate North Macadam transportation solutions
wth those of the greater area.

Develop multiple transportation options to support and
promote the development of the area at urban densi-
ties.
Construct streets that are amenable to the transporta-
tion needs ol pedestrians, bicyclists, buses and auto-
mobiles.

Locate light rail stations where they will etfectively
serve North Macadam development.
Develop a streetcar line to connect North Macadam,
downtown, CTLH neighborhood, OHSU, and Eastside
neighborhoods.

Extend and improve bus service.

Establlsh a healthy mlx of housing, employmeng
instltutlonal, and retall uses at urban densitles.

lnitiate a street and lot plan which promotes the incre-
mental development ol underutilized propefty while also
accommodating the operation of existing uses.
Develop approximately 2,000 residential dwelling units

Pursue a goal ol 35% home ownership,
housing pt€ACrty.
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&5% rental

Develop strategies to reduce the intrusion of lreeway
noise, thereby permitting the proximate development ol
noise-sensitive uses.
Establish policies and programs to provide adequate
parking to accommodate desired residential and
commercial development.
Attract job intensive uses.

Expand institutional uses that strengthen area neigh-
borhoods.
Locate retail activity along S.W. Moody and on the river
at its intersections with major east-west streets.
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Opportunities exist in the North Macadam District to give structure to the
Development Plan, and to stimulate positive results beyond the District's
boundaries:

Regional Public Open Spaces

There is a rare opportunity to extend the Greenway and to enable
ftture connections with a key component ol the 40 Mile Loop (at
Terwilliger Blvd.), ultimately expanding regional access to the
Willamette.

District Street Connections

The basis lor a street network in North Macadam is found in the 2fi)'
grid in Lair Hill and in existing, though limited, north-south streets
within the District. These have been expanded and adapted to
respond to limited points ol access lrom the west and to the conligu-
ration ol the riverfront. A guiding premise was that all properties and
the Greenway should be provided with a level of public access
consistent with Portland's established standards elsewhere in the
Central City.

Development and District CirculaUon

There are few sites close to downtown of this size that have the
potential to contribute such substantial numbers of jobs and resi-
dences. North Macadam can do much to demonstrate the principles
ol coordinated land use and transportation while achieving goals of
density and diversity. Already, the lirst phase of development is
being readied lorconstruction. lt will include a dense mix of housing
and offices closely integrated with infrastructure improvements and
public open space.

Regional and District Transit

The proposed SouthNorth light rail alignment and prefened Central
City Streebar alignments to downtown and OHSU could prcvide
a@ess to, lrom, and within the neighborhood at service levels that
support a mixed-use neighborhood ol u6an character.
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REGIONAL PUBLIC OPEN SPACES

The North Macadam District provides a unigue opportunity to estab-
lish access to the Willamette River Greenway from the 40 Mile Loop
at Terwilliger Boulevard, and trom adjacent neighborhoods.
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...some walk along the Greenway Trail
from John's LaMing, the River District,
and tl?E 40 Mile Loop...

Marquam
Nature Park
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Sheridan, Arthur, Gibbs and Bancroft may provide important links.

Open space prolects, such as restoration of the dock structures and
development of a major feature at the bargeway, can reveal the
history of the District.
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iew an exhibit and leam about the area'g
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RiverPlace

Corbett
Terwilli{rer
Lak Hill
Neighborhood

John's Landing

Prysical connectbns fostet economic
and s@ial Wdunities for both tlte
Distrid and the adjacent neighborhoods

DISTRICT STREET CONNECTIONS

The North Macadam Distrist is planned to be a gregarious community
that establishes physical, social, and economic connections to
adjacent neighborhoods. The presence of a world-class medical
lacility (OHSU), an existing street system to the west, the Willamette
River, John's Landing, and downtown can shape the form and
function ol the District.
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The east-west orientation of District streets is derived lrom the street
grid to the west in the Lair Hill neighborhood. This orientation makes
a6ess to the Greenway visible and understandable. lt also ensures
preservation of views to the water along public streets in Lair Hill.
Uses that attract and support public activity, paficularly within a
pedestrian environment, would be concentrated at the intersection of
these streets and Moody/Bond and the Greenway.
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...a mix of workers., rcsiden,F, vlsilots,
and studenB walking over a pedestian
biclge spanning l-5...
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DEVELOPMENT AND DISTRICT CIRCULATION

Access to, through, and within the neighborhood has been con-
strained by the lack o, a street system. What is proposed is a
network of streets that will be amenable to the transportation needs
ol pedestrians, biryclists, bus riders, and automobile drivers. A street
plan that was developed with the Framework Plan has contributed to
the overall North Macadam District Street Plan, prepared by the
Portland Department ol Transportation and adopted bythe City
Council in December 1996.
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Zone ot Potential
Biver Parloray
Alignments

lnitial Rtvet Pad<way alignmeils
emphasizecl flexibility to allow lot the
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o
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o

REGIONAL AND DISTRICT TRANSIT

The proposed streetcar and light rail transportation links will help
support and promote the development ol the Nodh Macadam District
at urban densities and will integrate it with neighboring Central City
communities.
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The Development Plan responds to the Goals and the Opportunities ol
the District and establishes a precedent lor development of the northem
properties. The Development Plan addresses four key issues in the
North Area Properties:

Public Open Space

The Steering Committee's goals, the adjacency ot the Willamette
River, the character of open space associated with the Greenway to
the north, andthe high intensity urban neighborhoodsall shapethe
composition of open space proposed lor the area.

Str€ets

The streets will increase access into, out of, and though the
neighborhood. The east-west streets also will frame development,
promote access to the Greenway and Willamette River, and link the
area visually (and perhaps physically) to the street system west of
the freeway.

Transportation

The Development Plan recommends a southern light rail crossing as
the best means to develop and support the urban charaster of the
area. Additionally, the plan incorporales the Gibbs St. streetcar
alignment to OHSU and an alignmenl to downtown. Moody and
Bond will provide primary access into and through the District lor
vehicular traffic.

l-and Use ancl Development

Nonrx Anea
PnopennEs

DeveloplrENT PLAN

The Development Plan establishes strong east-west connections
between Moody-Bond and the waterfront. Development corridors
between these streets are designed to provide llexibilfi in parcel
sizes. Overall development will be dense and urban in character.

a

o
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o

PUBLIC OPEN SPACE

The creation of public open space is key to the Development Plan. As the
area develops into an urban neighborhood with some of the highest mixed-
use densities in the city, the need lor usable public open space will
increase. lt is therefore important that first, public open spaces address
the needs ol the residents and employees of lhe area.

Second, the Districl will extend the regional Willamette Greenway system
south from downtown. Eventually, the North Macadam Greenway will
connect Tom McCall Waterlront Park with the Greenway in John's Landing
and Willamette Park. ln addition, the Development Plan will enable
linkage of two regional open space systems - the Greenway and the 40
Mile Loop.

Third, major events and attractors are planned where the east-west streets
terminate at the Greenway. These will be unique in their parts, scope, and
potential lor attracting private investment. Two ol the most significant
plans are the reconstruction of the dock for entertainment and vending
activities, and the creation ol a water featu re incorporating portions of the
Zidell's bargeway.

Finally, public open spaces are important to communicate and recognize
the maritime and industrial history ol the District.
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STREETS

PrimaryConidors

Three north-south corridors originate outside the North Area and continue
through it. Two are streets and one a linear park providing an important
pathway for pedestrian circulation:

Moody, a traffic and transit access route.
River Parkway, a recreational and local service street for pedes-
trian and private automobile traffic, and a right of way lor the
Streetcar.
The Greenway, a malor component ol the Willamette Greenway.

Five east-west streets providg primary access to businesses, parking, and
public activities at the pedestrian level. They are, lrom north lo south,
Sheridan, Arthur, Hooker, Ross lsland, and Gibbs St. Three of them -
Sheridan, Arthur, and Gibbs - are intended to connect over or under l-5lo
link the Lair Hill neighborhood with the Greenway.

SecondaryC,orridors

Secondary north-south streets provide access between the primary east-
west streets. Their locations are flexible and will be determined by the
requirements of abutting development as it occurs. The primary and
secondary north-south streets will form blocks no greater than 400' in
length.

Secondary east-west streets fall between the five primary east-west
streets. They provide local access, frequent connections to the
Greenway, and a repetitious fiythm of 200'wide blocks. These streets
are organized acclrding to lhe street grid in the Lair Hill neighborhood.

Other lssues

Conllicting expectations for the area between Moody and Bond, the Ross
lsland Bridge, and Gibbs St. need to be resolved. These include a desire
lo: . Connect Bond St. to Moody St. as a continuous street and

develop it as a major traffic and transit route.
. Maintain the Willamette Shore Trolley right ol way along the new

alignment ol Moody and Bond.
. Elevate Gibbs St. to create a more acceptable grade between

Macadam and Moody-Bond.
. Create developable parcels at this central location.

The parcels west of Moody-Bond and north of Gibbs are centralto the
North Macadam District, and their development is critical. Therefore the
Steering Committee recommends that all modes of transportation be
consolidated in one corridor that has an intersection with Gibbs at grade.
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o

Street configuration, scale, and function vary in response to adjacent uses
and access requirements. The street concepts drafted lor this Plan
prece€ded the development ol the North Macadam District Street Plan,
but have been updated to be consistent with it.

Top of Bank

Sldewalk Pkg Two Way

o

o

Travel

30
oRlverParkway

alongGreenway 18', 12' 25' Setback

o

o
o

o
o
a

o

Greenway Environment

20

lllustration ol B.O.W. Gross Sestlons



Developuem Pur

f
t

a

a

Sidewslk TwoWay
Pkg

34 13',

Sidew8lk M€dbn

1s', 18' I s' lro !e zl rs'

Sherldan, Hooker - 60' Primary R.O.W.'sSldrwalk

! ,.'

I

Tc

pkg sidsuark Arthur'80' Plimary R.O.W.'s

80'

a

lllrctrataon ol R.O.}11. Croes Sec'tlons

21



Nonrtr Mlceolu Dsrnsr
Nonrn Anel PnopERTTES

TRANSIT

It is the intent of this Development Plan to encourage the kind ol dense,
diverse community that requires good transit service. Furth€r, the Plan
recommends that dense and mixed uses be constructed in the earliest
phases, thereby justitying corresponding commitments to early invest-
ments in us€ful transit service.

Three modes oI transit seMc€ are anticipated: bus, streetcar and light
rail. The Development Plan is organized to promote the success of each
mode. ln tum, it is recommended that each of these modes configure
their service for this area so as to complement its development.

New bus service serving existing employers and the lirst phase ol devel-
opment on the Schnitzer property is encouraged. That service should be
concentrated on Moody to capitalize on the easy access provided by the
east-west pedestrian network and the adjacent concentration of future
development.

Alternative north and south corridors are proposed for light rail. From the
inception of this planning etfort, the Steering Committee has indicated a
strong preference for the southern alignment that provides more service to
developm€nt around and south of the Hoss lsland Bridge. However, in the
past month considerable progress has been made with options to the
northern alignment that establish a strong link between the early Schnitzer
development, the Greenway, and RiverPlace. Connections with a Street-
car alignment serving southern properties could etlectively mitigate the
absence of LRT service south of Sheridan.

Portland Streetcar lnc. has proposed extending its first phase of improve-
ments to OHSU and to North Macadam. This service will provide both
criticaltransit and pedestrian links to downtown and OHSU. ln addition, it
is proposed that a luture e)ilension to eastside neighborhoods be antici-
pated and encouraged.

The Schnitzer and Zidell properties are proposed as the densest new
areas to be developed along the entire South/North LRT corridor. The
development needs to be conlirmed to justify the quality of transit service
requested. On the other hand, the density of development proposed
requires substantial transit service. This contingent relationship provides
an excellent opportunity lor collaborative design and collective investment
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...a strong neighborhood wlth public
spaces along the ivet ..

LAND USE AND DEVELOPMENT

The Development Plan forthe North Area provides an environment
projected to accommodate 1 .0 to 1 .5 million square feet ol commercial
(retail and office) space, 1,500 to 2,000 dwelling units, 20 to 50,000 squaro
feet of institulional space, and a 150 room hotel. These uses are antici-
pated to require 2,000 to 2,500 otf street and 600 on street parking

spaces. Approximately 25 percent ol the gross area ol private property is
dedicated to streets and public open space. Another '15 to 30 percent is
illustrated as private open space with much of it available to public
access.

It is the objective ol the City, and of the region, to attract and accommo-
date a dense concentration of jobs and dwellings at its core. North
Macadam represents one of two or three key opportunities to achieve this
objective. Although this Development Plan supports this objective, its
primary purpose is to provide a framework that will encourage healthy, sell
sufficient neighborhoods to emerge.

The Development Plan proposes an inlrastructure of streets and open
space that would permit distinct neighborhoods to developbetween major
east west streets. Each hasa range ol development parcels, block sizes
and orientations appropriate for a variety of commercial, institutional and
residential uses. Each can accommodate public access to the Greenway,
lo retail and professional services, with transit and parking along ils
edges. Each also can develop the kind of internal privacy that can estab-
lish identity without excluding public access. Thus, it is intended that
these neighborhoods will become more varied and balanced, by use than
is possible in lhe downtown, the River District, or the Lloyd District; that is
to say more varied and balanced than any ol the other major developable
areas in the core ol the City.

As the neighborhoods develop and diversify, strengthening their livability, it
is critical that they do not create conflicts with their neighbors. Overllow
parking, noisy and visually negative uses, and increased traffic that can
be generaled by dense developments, must not impose on the adjacent
neighborhoods of Lair Hill, Johns Landing or RiverPlace.

The infrastructure costs typically bome by project development is sub-
stantially greater per unit of development when it occurs at the density
proposed. The challenge to producing quality high density neighborhoods
in the North Area will be to find the appropriate balance between public and
private investments in intrastructure.
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TO
FRr

RE

August 12,1997

GMK
ML
Conncil lfem#1265

North Macadam District Street Plan Implementation Amendments

Basically, this is the plan to get the streets mapped out and designed and includes amendments
related to I *opportunity" area, etc. It is the follow-up to
the North Council passed in November. We need to get this
plan on the books so that another Pegasus development does not come in and challenge our lack
of street plan for the area.

Issues:

1. Greenway: Mike Houck and CTLH are concemed that the Greenway is not big enough.
They would like to see the setback go from 25, which it is now, to 50 feet and ask that the max.
building height next to the greenway be 35 ft. Instead of 75 feet. They are concemed about the
greenway network and the wetland issue and the fact that Avalon Restaurant is currently in
violation and they don't want to see further encroachment.

2. Retail Opportunity: Some property owners are concemed that this forces them to use their
ground floor for retail - it doesn't. What it does do is encourage pedestrian uses next to the
street and discourages ground floor parking. There will be testimony on this one. This is an
interim measure.

Bisser Picture:

PDC will be there to talk about how the Street Plan fits into the Erarne and will outline
the timing on each plan, This is an opportunity d how we
need to get our goals on the books now! Steve helle Haines and Denny West are

the only housing types on the Steering Committee. There is concem that the housing issue will
not get addressed early enough and we will end up with the advocates pushing in the eleventh
hour just like River District ( here we have several owners, Schnitzer, Zidell, US Bank Trust, etc.

with different views on what affordability is).

-Ask that a sub-committee be set-up for affordable housing. They need proper standing with the
Steering Committee so that their/our concems are met from the get go.

-Other sub-committees should include issues such as the Greenway and Stormwater reg's

-Ask a question about the Urban Renewal District - there has been talk of expanding it to
include North Macadam. What do we get in terms of housing?
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Nornr Mecroau Dstnrcr
Nonrn Anea PnopEBTrEs

Actlve Street Frontage

Develop buildings with active streetfrontage along S.W. Moody, the
primary West-East R.O.W.'s and River Parkway.

Parking

Establish policies and programs to provide adaquate parking to accommo-
date desired residential and commercial development while preventing any
adverse impacts on adjoining neighborhoods.
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This Development Plan is intended to provide a foundation for a suctes-
sive series ol actions that will initiate, guide and implement the develop-
ment ol North Macadam neighborhoods, including the Schnitzerand Zidell
properties. lt is assumed that the Development Plan will evolve in the
proc€ss. lt is strongly recommended that specific projects anticipaled by
this Plan occurwhile derivative plans, regulations and guidelines are being
developed. Thus, the projects can begin to apply and test the intentions of
the PIan as more specific criteria are being defined.

To understand the dynamics of the North Macadam District, it is critical
that the inter-relationships between the derivative plans, regulations,
guidelines, projects and resources are recognized and understood. The
following are proposed as actionsto be undeflaken lollowing the accep-
tance of the recommendations of the Steering Committee and this Devel-
opment Plan.

DeRvanve Pleus,
ReculmoNs,

Guroeuues,

AND R
Pno.recrs
ESOURCES
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Nonrn Anen PnopERnES

The Central CW Plan does not
prcvide a vision lor the relationship
of Notth Macadam to its neighfurs.

PLANS:

Develop a vision that describes the role of the entire North Macadam
area: as a district, as a community with strong llnks to its neighbors,
and as a critical component in the developmenl of the Central City and
the region. This stalement should be used to arnend the Central City
Plan's existing District description.

Expand this Development Plan to form a framewok plan for the North
Macadam Districl. This Plan would amend Policy 21 of the Central
City Plan and its attendant actions and plans.

Develop an urban renewal plan for the District. This would facilitate the
City's participation in the development of the District.
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Denvenve PLANs, Rsculerprs. . .

REGULATIONS:

Modify height and density regulations so that th€y correspond to the
Clty's accepted right of way conliguration forthe North Macadam
District and the resulUng distribution of developable parcels.

lncrease allowable height and density immediately south of the
Marquam Bridge. This would enable the noise impacts of lhe bridge
(on property to the south) to be acceptably shielded and reduced.

Transler density lrom vacated streets and public open spaces to
adiacent developable parcels. This would prcvide an oppodunity lor
development to achieve densities the City desires without changing
underlying densities or relying on cunent bonuses. More importantly, it
would provide an incentive to donate private land for public use and
contribute a funding resource thal can be used as a match for public
lunding programs.

Modify housing bonus boundaries to reflect the emerging developmenl
concept forthe Schnitzer and Zidell properties.

75

The existing regulations for maxi-
mum height and fl@t area E,tio
should be rccorcild with the land
configuation imposed by the Citys
Street Plan.

2il', 1?5'
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GUIDELINES:

Amend existing Design Guidelines for North Macadam to reflect the
opportunities and obiectives ol this Development Plan, and ol any
successor that defines the development framework for the entire
District.

Develop Str€6t Design Standards for the District. Utilize initial
development projects to apply and test standards as they are pro-
posed.

Develop ROW standards unique to the area
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NORTH AREA PROPERTIES

Augost7,L997

Commissioner Gretchen Kafoury
City Commiss ioner
City of Portland
1220 SW Fifth Avenue Bldg. 131, #211
Portland, O

ar retchery

We are pleased to present the enclosed Framework Development
Plan for the North Area Properties of the North Macadam
District. As you know, few areas in the city present such
opportunity and so many challenges. We look forward to
participating in the District-wide planning effort which will
grapple with these challenges, and we are confident that the result
will be a neighborhood of which we can aU be proud.

Thank you for your tremmdous and continued support in moving
Portland's next great neighborhood one step closer to reality.
Please let us know if you would like additional copies of the
Framework Plan (and please discard earlier drafts which may be
in your files)

N. ,L
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Kenneth M. Novack
Schnitzer Investment Corp

v Zidell
The Zidell Companies
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Denrvrrve Ptaus, Recuurrons.. .

PROJECTS AND RESOURCES:

ldentily and refine a list ol key projects to be completed by public and
private parties within the North Macadam District. ldentify and pursue
,unding strategies and commitrnents for their implementation.

lncluded in the back ol this section is an initial dralt of projects and
corresponding lunding sources.

Contirm commitments from the City, the Schnitzer and the Zidell
families to implement the development concept proposed by this
Development Plan.

Proceed with projects on the Schnitzer properties that initiate imple.
mentation of the goals recommended bythis Development Plan.
Concepts lorthese poects are illustrated.

Identily projects and lormulate strategies lor the relocation of Zidell
barge building faciliues and lor the subsequent development of the
Zidell properties consistent with the same goals. Opportunities lor
consideration are described in this Development Plan.

A major feature of the Zdeil bargaway may be an amphitl,eater, a behledare.

The ftisl phas€ of development for
the SchniEer Propedles includes a
10o,0(n sq.ft. ffilce building, 125
apartmen/s and 110 condominiums..
Th:,s Wjd b cunanily underyping
design revlew, with ground-brea4ing
to foilottt
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a
a
a

Strategic Development Relationships

The desirable project is anticipated by one that proceeds it, and stimulates
more to iollow. Thus, a sequen@ ol contingent and complementary
relationships is established, a continuity of development confirmed, and a
process ol efficient relinement implemented.
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Hotel

The Dock
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Greenway
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Commercial
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Banercft
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Foature at
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Relationships Between Core lnvestnents aN Neighfunng hvestments
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Summary of the North Area Properties [),evelopment Plan

The following proiects, development estimates and funding sources have
been identified for the North Area. ln addition, a larger context ot projects
and resources has been outlined. These lists will continue to be relined.
However, it is recommended that the ratio of dollars invested in infrastruc-
ture versus that invested in building projeAs never be less than 1:5.
Recognizing that a 1:1 or 1:2 ratio is common to suburban areas, the goal
lorthe North Macadam District should be to improve upon the 1:5 criteria.

SllcSummary:

Develqable Parcels
R.O.W.'s aN AcE€ssways
Open Space (includes Willamette Greenway and Dock)
loblProprty

tla/Gross(Acres)
Net/Gross(%)

Residenttal Density:

1 725 Dwelling Units + 150 Hotel Rooms
1 875 Units / 49.1 Gross Acres
1 875 UniE / 18 Net Acres Devoted to Housing

31.4 Ac
13.1 Ac
4.6 Ac

49.1 Ac

31.449.1Ac.
il%

= 1875 Units Total

= 38 Units / Gross Acre
= 104 Units / Net Acre

o
o
o

Develoryent Assumptlot*s :

5 Employeedl,O0OSF office aN rctail fl@r
1.4 to 1.6 M. SF

1 .5 ResidenB / Dwelling Unit
1725 Dwelling Units

= 7,000 - 8,000 Employees

= 2,588 Residents

O

o

o
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CAPITAL INVESTMENT SUMMARY a
oDEVELOPMENT COST

Residential Development

' 2,000 unils ol apartments and condominiums
. 3,000 residents

Office Development

. 1,300,000 sq tt

. 6,500 jobs

Betail Development

. 300,000 sq ft

. 1,350 jobs

Hotel Development

.150rooms

. 130lobs

Structured Parking

. 2,040cars

Rlverf ront Athletic/Community Center

OPENSPACE

$210,000,000

$17s,000,m0

$30,s00,000

$13,200,000

$27,000,000

$6,500,000

o
o

o
o

o
o

o
o

o
o

o

o

o

o

e

WillametteGreenway

Waterfront Open Space Development

Open Space Development - Below B.l. Bridge

Zidell Dock Reconstruction

Zidell Bargeway Waterlront Feature

$3,767,000

$449,500

$1,,100,000

$7,398,150

$1,791,250

36
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CAPITAL INVESTMENT SUi'MARY

INFRASTRUCTURE COST

Primary and Secondary Public Streets

River Parkway
Moody/Bond Street
ArthurStreet
Gibbs Street
Sheridan Street
BakerStreet
Mead Street
HookerStreet
Grover Street
50'Rightsof Way
25' Bights ol Way (Accessrrays)

TRANSPORTANON MPROVEMENTS

$4,411,170
$1,413,093
$1,161,847
$1,145,409

$979,831
$933,115
$742,67
$717,776
$657,075

$1,228,804
$1,718,228

o

o

o

South/ North Light Bail
BiverPlace - SE 17t Ave

Street Car
ToDowntown
ToOHSU

$140,000,000

$12,000,000
$5,000,000 to $1 8,000,000

o
o

o
a
o TOTAL $190,1(8,215
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o
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POTENTIAL FINANCING PARTNERS AND SOURCES

PARTNERS SOURCES FUNDINGAMOUNT

PBIVATE

Private Property Owners

Oregon Health Sciences University

Utilities - PGE, Pacificorp

Central City Streetcar, lnc.

River Access Transportation

Community Development Corporations

CITY

City of Portland

Bureau ol Environmental Services

Housing Authority of Poftland

Portland Department of Transportation

Portland Development Commission

Port of Portland

Portland Public Schools

Local lmprovement District

Cost Sharing & Demonstration Proiects

Cost Sharing

CostSharing

General Fund Appropriations
Residential Tax Abatement
Transit Tax lncentives
Housing lnvestment Fund
Tax Exempt Housing Flevenue Bond

CSOProgram
Natural Resource Conservation Service (NRCS)

Tax Exempt Housing Revenue Bonds

lnterstate Surlace Transportation Etficiency Act (ISTEA)
South Poiland Circulation Study
Congestion ManagemenUAir Quality (CMAA) Fund
Transportation System Development Charye (SDC)

Tax lncrement Financing

o
o

o

o

a
o

o

o

a

o

a
o

a
o
a

o
o
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a

POTENTIAL FINANCING PARTNERS AND SOURCES

o
o PARTNERS SOURCES FUNDINGAMOU}IT

o

o
o

REGIONAL

Multnornah

Metro

Tri-Met

STATE

Division of State Lands

Department ol Transportation

Economic Development Department

Oregon Marine Board

FEDERAL

Federal Housing and Uban Development

Federal Department ol Energy

Deparlment of Transportation

U.S. Department ol Agriculture

U.S. Corps of Engineers

Department of Environmental Quality

South Willamette River Crossing Study

Green Space Bonds
Regional Arlerial Funds
Gas Tax

Station Area Development Funds

TGM Grants

lmmediate Opportunity Grants

Economic Development Funds
Special Public Works Program

Marine Fuel Tax Fund

Section 221 (d)(t) Assistance
Special Purpose Grants

lnterstate Surlace Transportation Etficiency Aa (ISTEA)
Congestion ManagemenUAir Quality (CMAQ) Fund

National Resources Conservation SeMce FunG

Demonstration Proiects

o

a
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Schnitser

An initial phase of development of the Schnitzer property is currently being
designed. lt includes 235 residential units, 1 00 to 120,000 square feet ot
office space, approximately 10,000 square feet of retail space, a 1 50 room
hotel and a neighborhood recreational center. Abutting streets and portions
olthe Greenway are being designed concunently. lt is the intent of this
initial phase to implement the goals and concepts underlying the Develop-
ment Plan and to make the connection between River Place to the north
and the North Macadam District. ln the process, it also assumes responsi-
bility lor mitigating the visual, functional and noise impacts of the
Marquam Bddge so that land immediately south becomes habitable and
accessible.

This first phase of development informs as it tests the assumptions
underlying the collaborative efforts lo establish a vision and strategy for
the future of North Macadam. lt already is clarifying opportunities for
shared public and private investments and responsibilities lor anticipating
and encouraging future improvements, such as light rail. ln short, with
optimism and rigor, it is challenging the gap between what is desired and
what iS possible.
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Zidell

Development of the Zidell properties north of the Ross lsland Bridge will
be delayed until site cleanup is completed. Development of the properties
south of the Ross lsland Bridge will be delayed until on site barge building
activities can be relocated and site cleanup completed. However, the
Zidells and the Steering Committee recommend that the concefls that
have been developed forthe Zidell properties continue to matur€. There-
fore, it is proposed that conversations with the City and other affected
public agencies continue.

Two issues involving the Zidell property have potential for resolution prior
to the relocation of the barge related facilities. One, the specific location
oI public rights ol way and their reconciliation with the provision of devel-
opable parcels can be defined. Two, strategies lor the early improvement
of the Greenway from the Marquam Bridge to Gibbs can be discussed
and instituted. These would include definition ol the extent, the related
facilities, and the special attractions that would establish this segment ot
the Greenway as one of the region's most significant stretches of river
frontage on the Willamette.
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Conskler early developnBnt ol pottions of the greenway lam
Maquam Bn@e b Gibbs.
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The linal section of this document asks, "Vvhat do we have?" ln r€sponse,
the North Area Properties, as proposed bythe Development Plan, are
compared to lamiliar neighborhoods and examples.

The comparisons showthatlhis neighborhood will be Portland's highest
density new mixed-use neighborhood, and will contribute to the region's
access to the River, to op€n space needs, and to grovvth goals. These
contributions will be vastly out ol proportion to the development area's
size. The bottom line is that this is a good opportunity lor the City.

A CouplRArvE
Loox AT THE

Nonrn Anea
DevelopmENT PLAN
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PUBUC OPEN SPACE

The North Area Properties include a signiticant portion olthe Central City
riverfront...

F16mont

Broadway

Srteel

Tom [tlcCall
Waterfront Park
1.25 Mi.
37 Ac.

Bumside

Morri6on

HaMhome

Marquam

a

North Macadam
District
'l:2 Mi.

Norft Area
.s Mi.
5.8 Ac.
(irduds
und€r Ro€s I

B,id$)

Ro6s lsland

o

o
o

a
o
o

o
o

o
a

o
o
o

o

\

t
i
\
t

Oaks Botlo.n &
Sellwood Parks
't.8 Mi.
185 Ac.

Wllamette&
Bunsrfly Parks
1Mt-
50 Ac.

Sellwood

(DistancE Bglw€€n Frcmonl & Sellwood Bddges is appmximalely 55 MilEs)

Willarretie River Frontage & Publlc Open Space

(
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...and the North Area Plan anticipates a significant ponion of the proper$
to be dedicated toward the development of public space, as shown below
in comparison to the popular Ladd's Addition neighboftood.

"l[]-!-Jr
L-

-a
,--J

Ladd's Addltlon

Open fuacc;
Parks

Right-of-Way
Primary
Socondary
Net/Gross

30 Ac.
7 Ac.

371'125 k. =30%

1.6 Ac.

Neucross 1.6i/125 Ac. = 1.3%

r-
r'-'t

.J

North ilacadlm -
Norlh ArEa & POOT Propertle3

Opan Soe,cr;
Willamotta Gregnway 1.5 Ac.
Parks & Bargeway 2.1 Ac.
PDOT Prcperty under

Ross lsland Bridge 1.2 Ac.
Dock 1.0 Ac.
Neucross 5.U50.3' Ac. = 12"/.

Right-of-Way
Prlmary 10.3 Ac.
Secondary 2.8 Ac
Neucross 13.160.3' Ac. = 26%

'Gross Acr6s 49.1 Ac
(PoOT) + 1.2 Ac

= 50.3 Ac

Totel gao/"Totel 31.3%

Public Open Spaceand R.O.W
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STREETS IN THE PUBLIC REALM

Streets in the North Area will be designed to accommodate pedestrians,
bikes, cars and buses similarto other successful streets like NW 23rd
Avenue.
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Sheridan
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zlrd Averiue - 6ll' R.O.w

Sidewalk Tvrowey SiJewalk

t avl Pkg
13', u' r3

Sherldan - 60' R.O.W.

Sldsralk Md Plg Si&waf

Irs' ra' ls 10 7 15

Altrur - 80' B.O.W.

Hlghtof Ways(R.O.W.)

()

\fln

\L-JLIL-l
\r1 T--lr-1 [:.h

Wat€ ront Park
& Dock

Arthur

Gommerclal Strcet Lengths
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DENSITY, LAND CONSUMPTION
AND PEOPLE PER ACRE

The SchniEer and Zidell properties offerthe opportunlty to help maintain
the cunent urban gowth boundary.

W illam 6tte Riv6 r

r25 D.u
201 Ac.

17250.U.
145 Ac.

o

Northwest
8806 0.U/942 Ac.
= 9,3 D.U./Acre

Goose Hollow
3ti58 D.U./308 Ac.

= 11.9 D.l,J-lAcrB

o

O
o

o
o

a
a
a

a
O

o
o
a
o
o
o
o
oIt
o
o
o
o
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o
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0

--------1r

!--t
North Ar€a L--..!
Developmenl Plan
1725 D.U./49.1 Ac.

= 35.1 D.UJAcre

't7250.u
604Ac.

L---------J

Suburban DeYelopmenl
1725 O.U. @ 10000 SF/Lol
would r€quire
634 Ac. @ 60% Novcross
= 2.7 D.UJkrcHoslord Abornethy

3370 D.Ur65 Ac.

=4.4 D.U-/Acre

(D.U. = Dwelling Units)

Ohe dashod square r6pre36nts the equivalent land coverage for the r€lated density)

q

coc aoa
c

I0a
c

North Are,
1725 D.U.
49.1 Ac.

3 Ladds Addlllons
1710 D.U.
375 Ac.
(Ladd6 Addilion includ€s
approximately 570 dwelling
units in 125 acres)

Dwelllng Units Per Gross Acre &
Equivalent Land Coverage
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Goose Hollow
(Portland's High€sl Density
Neighborhood)
16 Besiderds/Acle

Resldents Per Gross Acrc

l.{05

Corbett-
Terwilligor
Lair Hill
2310 D.U.
8'15 Ac.
2.8 D.UJAcre

=.Dclr

Canby

Potential hnsity ot CTLH Neighborhood
Aft6r North Area D€wlopment
4035 D.U. over 8El Ac. = 4.7 D.UJAcre

Nelghborhood llenslty

No h Macadam -
Nodh AI€a

53 Hesidentsy'Acr€

San Frencisco Neighbortoods
(e.9. Nob Hill, Norlh B€ach &
Telegnph Hill)
60-75 Residentsi/Acr€
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THE PROPORTIONAL SHARE OF GROWTH

The North Area development provides a substantial opportunity to absorb
a portion ot the Citf s growth in housing units, people, employment and
open space in a small area.

A Comparlson Between the North Ar€a and Gity of Portland

The ligures for the City of Portland are what the City is obligated to absob
by 201 7 under the Functional Plan.

North Area llevelopment Plan
Size 50 Acres
Housing Units 1,800+/-
Jobs 7,500
Open Space 4.4+ Acres
Residents 2,600

Ctty ol Poltland
Size 84,456Acres
Housing Units 70,000
Jobs 158,000
Open Space Still to be determined...
Residents 105,000 (Assuming 1.5 pooplo per unit)

Comparlson - Norlh Area D,evelopment Plan & City of Portland

Size: North Area is .06% the area of Portland

Housing Units:
North Area assumes 2.57o of Units - or 41 timgs its share

Jobs: North Area assumes 4.7olo of Jobs - or 78 times its share

Open Space:
Still to be determined

Residents:
North Area assumes 2.5% of residents - or 41 times its share

o
o
a
a
o
o
a
o
o

a
I

a

a

o
o

o
a
a

a

o
o
a
o
o

a
o
o
a
a
o
I
o
o
a
o
o

o
o
a
a

52



A Coruplnanve Loor

a
a

o
o
o

o
o
ot

A prcportional ropresenE,tion of the Noilh Area Development 's share of growth

ooo?

(,

=a3o
I

ul
E

o

o
o
o

a

o
a

O

a
o
o
o
o

o
a
O
o
a

o
o
o
o

53



,
I

,
D
o
o
o
O

o
o

o

a

a
o
o
o
c
a

o
a
a

o
a
a

a
o

o

o
o

o
o

a

Appeuox



a
o

RESOLUTION NO.
I5618

As Amended

Direct bureaus to proceed with a public/private planning process to develop district-wllc
fraroework plan, complete other planning actions for the North Macadam District and
acknowledges the creation of a steering committee. (Resol uti on )

WHEREAS, the Ciry of Portland has made a commitrnent o provide an additional 71,000 jobs
and housing for 15,0@ new residents within tbe Central City by the year 2015 toward the
Region's 2040 Plan goals; and

WHEREAS, the North Macadam Disuict has been designated in the Cental City Plan as an area

targeted foremploymenl housing and public open spacc development; and

WHEREAS, on November 13, 1996, the City Council accepted the City Engineer's report.and
recommcndations identifying the future public streets and accessways necessary to support urban
development in the North Macadam District and directing the Bureau of Planning, Office of
Transportation and the Portland Development Commission to undertake a nurnber of actions to
clarify the regulatory environment and preparc plans for future public and private inveshnent on
the Districq and

WHEREAS, in January of 1996 a Steering Cornmittee was formed with the support of the
Mayor's Office which included representatives of the Schniuer and Zdell companies, tle
Portland Development Commission and four community leaders to guide the preparation of a
Framework Developrnent Plan for the northern properties of the North Macadam Distict; and

WHEREAS, under the direction of the Steering Committee, a Frarnework Development Plan for
northern properties of the distict has been completed which provides a conceptual plaa for the
development of 1,800 new housing units and alfordable housing,7j@ jobs 4.4 acres of public
open space adjacent to the Willarhette River provides a model for future planning efforts in the
districq and

WHEREAS, the City Council believes that a district-wide Development Plan is needed that
provides for a transportation system which promotes the fonnation of neighborhoods, the
crcation of new employment and affordable housing oppomnities, access to Portland's
waterfront, easy and efficient pedestrian, bicycle and auto circrrlation within and through the
are4 provides for the introduction ofboth rail, bus and other forms ofpublic transit, and creales
future development parcels which respects Portland's historic block struchue; and

WIIEREAS, the City Council believes tlre ultimate implementation of a North Macadam
Development PIan can make important contributions to the achievement of sigrrificant city-wide
and regional goals well into the next century; and

WHEREAS, the City Council believes the success of district-wide Development Plan depends
upon a commiunent from the private and public sectors to work in paruership to solve the
physical, financial and regrlatory challenges of the Plan's implementation with creativity, vision
and flexibility.

NOW, THEREF'ORE, BE m RESOLYED by the Council of the City of Portlan4 a municipal
corporation ofthe State ofOregoo, that the Council acknowlcdges and supports the planning
efforts which have taken place in the northem half of $e North Macadarn Disficq and

BE IT FURTHER RESOL\IED that the City Council achrowledges tbe creation of a 20 person
Steering Committee for the North Macadam Disfict framework planning proccss.
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The 20 membcr committee is composed of the following representatives:

Corbett Terwilliger Lair Hill Neighborhood Associadon, Kerry Chipman
Portland Development Commission, Larry Dully
Office of FiscalAdministration, Tim Grewe
Portland Development Commission, Micbelle Haynes
Portland Parks, David Judd
Burcau of Plaoning, David Knowles
Bureau of Environraeotal Services, John Lang
Schnitzer Investrneot Corp., IGn Novack Ann Gardner
Pegasus Development
Portland Planniug Commission
Portland Office of Transportation, Vic Rhodes
Richland Development
North Macadam Developmcat Council, Rick Saito
US BankTmst
ZRZ Raalty Co,@detl), l.ay ZideL, Steve Shain
Housing Authority of Portland Denny West
Portlasd Public Schools, John Bierwirth
North AreaProperties Steering Commicee, 2 Memben
Citizen Park Advocate, Barbara Walker

BE fT FURTHER RESOLVED that the charge of this stecring comminee shall be to guide the
development of and make recomrnendatiotrs to the City Council on :

1. The prcparuion of a Development Plan for the entire North Macadom District" and auy
implementiag recommendations.

2- Streetrightof way design standards.
3. A Housing Inrplementation Plan.
4. AJobs Strategy.
5. Storm Water managemeut.
6. A comprehensive public/private infrasmrctur€ plan and financing strategy.
7. ARenrrnoo-trovesrnentPlan.
8. Urban Renewal District formarion.
9. Non-Park public spaces.

BE IT FURTIIER RESOLVED that a public negotiating team composed of the City
representatives on the Steering Committee headed by PDC, develop key agreemeats with privue
property owners rcgarding public financial participation in projects which may be proposed
within the district; and

BE IT FURTI{ffi. RESOL\iED the Steering Committee will:

Coordinate the Development Plan process with other projects and initiatives within the Central
Ciry including but not l;mited to the South/1.{orth Light Rail ProjecL the River District

.Development Plari, and the Central City Street Car Project;

Develop a final budget, financing plan, schedule and surnmary of the North Macadam
Development Plan process which shows sigpificant private participation in the Plan's cost.
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