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MEMORANDUM 
 
 
Date: July 12, 2012 
To: Portland Design Commission 
From:  Kara Fioravanti, Senior Planner Urban Design  

503-823-5892, Kara.Fioravanti@portlandoregon.gov 
 

Re: July 19, 2012 – 1st Design Commission meeting  
LU 12-135162 MS –NW Master Plan for Conway site 

   
The Type III land use review for a NW Master Plan at the Conway site is currently being reviewed by 
multiple City agencies.       
 
The Hearings Officer is the decision-maker for this Type III NW Master Plan.  A Type III hearing with 
the Hearings Officer is scheduled for August 27, 2012 at 8:30 AM.  Your regulatory role (as well as 
the Hearings Officer’s role) in this Type III process is found in 33.562.300 E.  33.562.300 E. states 
the Design Commission makes a recommendation to the Hearings Officer on the approval criteria in 
Paragraph G.2.  The purpose of the Design Commission’s public meeting on July 19th is to review 
the Master Plan components related to approval criteria included in G.2 and forward a 
recommendation to the Hearings Officer.  The Staff Report and Recommendation to the Hearings 
Officer, to be published on August 17, 2012, will include the Design Commission’s recommendation. 
 
For your reference, at the end of this memo is the entire Zoning Code excerpt pertaining to 
Northwest Master Plans from Chapter 33.562.  This section, 33.562.300, sets the regulations, 
review process, approval criteria etc. for the NW Master Plans.   
 
Chapter 33.562 Northwest Plan District 
Section 33.562.300 Northwest Master Plan 
 
G.  Approval Criteria for a Northwest Master Plan 
2. Design 
a. The urban design elements of the proposed overall scheme and site plan provide a 
framework for development that will result in an area with an urban development pattern 
that will be attractive, safe, and pleasant for pedestrians, and is integrated with historic 
resources, and the character of the nearby area anticipated through the Northwest District 
Plan process. The urban design elements of the proposed overall scheme and site plan must 
meet the design guidelines that are in effect for the site at the time of application. 
 
b. The proposed design guidelines, standards, and review procedures specified in the 
Northwest Master Plan must ensure that: 
(1) An environment will be created which is attractive, safe, and pleasant for pedestrians, 
including consideration of such elements as the location and orientation of buildings and 
main entrances, the design and use of the ground floor of structures, and the location, 
design and landscaping of parking lots and structures; 
(2) Scale and massing of the development addresses the broader context of the area, 
including historic resources, and the uses and development anticipated through the 
Northwest District Plan process, specifically at the edges of the Northwest Master Plan 
area; and  
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(3) The approach to implementing design review, including the guidelines and standards, 
will ensure that the quality of design and public process is as good or better than that 
achieved through conventional design review. The guidelines and standards proposed, 
including existing guidelines and standards, must be appropriate for the Northwest Master 
Plan area and the type of development anticipated by the purpose statement of this section. 
 
Findings: The Design Standards and Guidelines proposed for the Master Plan create a robust set of 
urban design requirements that ensure the Master Plan area will be developed in an attractive, safe, 
and pleasant manner that provides for enhanced pedestrian opportunities.   The general proposal is 
to keep in place the existing development standards (with the exception of the Community Design 
Standards in Chapter 33.218) and design guidelines applicable to development proposals in the 
Northwest Plan District today and enhance their impact on development with additional 
development standards and design guidelines.  It is fair to say the primary role of the proposed 
development standards and design guidelines is twofold – to provide a seamless continuation of the 
desired Plan District identity and to enhance the urban quality of the proposed development; this all 
being done without an increase in density (with the exception of providing additional floor area if it 
is dedicated for much needed neighborhood facilities) and with the inclusion of a generous amount 
of open space (approximately 25% of the land area owned by Conway will become open space).   
 
DEVELOPMENT STANDARDS 
 
The proposed heights, development standard #1, support the open space framework; with the 
generous amount of open space being proposed, the increased heights allow for the desired urban 
densities to be met.  The maximum heights are greater at the northern edge of the Master Plan area 
to reduce development impacts on more established parts of the neighborhood to the south.  
Finally, increased heights encourage the desire for taller ground floors, supporting an urban, 
walkable/pedestrian-focused neighborhood.   
 
The proposed FAR regulations, development standards #2, 4, and 5, serve several purposes – they 
establish a greater minimum to encourage an urban neighborhood; they apply to a variety of uses to 
ensure a true mixed-use neighborhood and, moreover, they cap specific uses to avoid a monotonous 
environment; they include transfers to support the open space framework; and, finally, they 
encourage projects to include necessary neighborhood amenities like schools, libraries, child 
daycare, etc. 
 
Development standard #3 encourages the provision of a supermarket on Block 296.  This regulation 
is considered a critical component of jumpstarting the creation of this neighborhood.   It will 
support residential uses, be an amenity for office uses, be a natural catalyst for additional retail, 
and encourage multi-modal transportation – all components of an urban, mixed-use neighborhood.   
 
The main streets recognized in the Master Plan area are a continuation of the NW Plan District’s 
main streets – NW 21st and NW Thurman Street.  Accessways are abundant within the Master Plan 
and link open spaces for a coherent pedestrian network.  Several development standards ensure a 
pedestrian-oriented neighborhood by requiring the ground level of buildings to contribute to a 
pedestrian’s urban experience.  Development standards #6, 7, and 8 are focused on creating 
exciting and interesting ground floors, with design element s catered to specific frontages - main 
streets, pedestrian accessways, or public open spaces.  
 
The proposed parking regulations, development standard #9, are realistic in that they acknowledge 
the current low transit opportunities today, but anticipate a transit-rich neighborhood for the 
future.   
 
DESIGN GUIDELINES 
 
A strong focus on creating a successful pedestrian environment is evident in design guidelines #1, 2 
and 3.  The current Community Design Guidelines encourage attention at the ground level of 
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buildings, but do not have a strong urban focus, as in the Central City Fundamental Design 
Guidelines  (CCFDG) and the accompanying sub-district design guidelines.  Proposed guidelines #1, 
2, and 3 borrow from the CCFDG, including sub-district guidelines, and tailor them to the needs of 
the special areas created in the Master Plan such as squares, accessways, forecourts, etc.  
 
Design guidelines #4, 5 and 6 address continued challenges with infill projects in the Northwest 
Plan District (and elsewhere in Portland where higher density infill is trying to knit together with 
existing, lower density development).   Residential ground floors of high-density development can 
provide lifeless ground levels without meaningful transitions from the public realm.  Large 
development parcels can result in out-of-scale buildings without the consideration of massing and 
articulation.  And, today’s development pressures can result in lesser quality projects.  These three 
guidelines will contribute to the pedestrian environment and create a thoughtful extension of the 
existing neighborhood fabric by requiring a careful study of façade articulation, addressing public 
private interactions, and ensuring quality materials.   
 
Design guideline #7 builds on the Master Plan’s open space framework.  The framework provided is 
extensive with the provision of 25% of the current land area becoming open space.  This guideline is 
careful to consider each of the various open space designations (neighborhood park, public square, 
accessways, building forecourts, pocket park, and Quimby Street parcel).  It ensures these open 
spaces will address and invite the public and contribute to a vibrant pedestrian environment.  
Guideline 7F acknowledges and supports the Master Plan’s single adjacent historic resource, St. 
Patrick’s Church. The requirement of a pocket park adjacent to this resource enhances its identity 
and gives back to a neighborhood institution.   
 
DESIGN REVIEW PROCESS 
 
The proposed Master Plan ensures that each application for new development within the Master 
Plan area will go through a rigorous review applying additional development standards and design 
guidelines through the City’s Design Review process. The City’s two-track design review process 
(Chapter 33.218) is not allowed within the Conway Master Plan boundaries.  The Design Review 
process includes detailed review and input by neighborhood members, City staff and the Design 
Commission to ensure that each development satisfies the desired character o f the Conway Master 
Plan.  
 
CONCLUSION 
 
The proposed development standards and design guidelines safeguard the development of a new 
urban neighborhood as a successful extension of one of Portland’s most vibrant mixed-use 
neighborhoods.  Because the Master Plan allows for market driven development that occurs over 
time, the review process and development standards and design guidelines are the ultimate tool in 
ensuring that this criterion is met.  
 
 
(From Title 33, Planning and Zoning) 
 
33.562.300 Northwest Master Plan 
 
A. Purpose. The Northwest Master Plan allows flexibility in design and development of a site in a 
manner that evokes an urban development pattern, and does not overwhelm public services. 
 
The provisions of this section accommodate the needs of property owners to begin long-range 
planning for their property in advance of adoption of the Northwest District Plan. The Northwest 
District Plan may modify or delete this section of the code. It is likely that there will be significant 
overlap in both timelines and issues addressed by the private and public planning efforts; the two 
efforts should inform and improve each other throughout their processes. 
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A Northwest Master Plan will ensure: 
•  Pedestrian-oriented, transit-supportive development; 
•  Development that includes a variety of uses, but retains the EX zone focus on employment uses 

that need a central location; 
•  High quality design appropriate to an urban setting; 
•  Active uses on the ground floor of buildings along designated transit streets and pedestrian 

routes; 
•  A street pattern that provides for frequent, convenient pedestrian and vehicle connections and 

emulates levels of connectivity similar to the adjacent block pattern; 
•  Transportation and parking demand management strategies that decrease reliance on the 

automobile; 
•  Development that is integrated into the broader urban fabric; 
•  Transitions to adjacent areas with different uses and intensities through use, height, and 

massing of new development, considering historic resources, and the character of the area 
anticipated through the Northwest District Plan process; and 

•  Consideration of opportunities to provide a park, plaza, or other open space that can be used by 
those working and living in the neighborhood; and efficient use of land. 

 
B. Where these regulations apply. The regulations of this section apply to sites shown on Map 
562-9 at the end of this chapter. The regulations may also apply to areas that are not shown on the 
map, but are contiguous to or across a right-of way from that area and under the same ownership, 
if the applicant voluntarily includes them in the Northwest Master Plan boundaries. 
 
C. When a Northwest Master Plan is required. 
 
1. Required. A Northwest Master Plan is required for sites shown on Map 562-9 where the applicant 
proposes: 

a.  Expansions of floor area or exterior improvements area greater than 1,500 square feet on the 
site; or 

b.  A change from one use category to another. 
 

2. Voluntary. An applicant may voluntarily submit a Northwest Master Plan for any site not shown 
on Map 562-9 if the site is contiguous to or across a right-of- way from the area shown on the map 
and under the same ownership. 
 
3. Exempt. The following are allowed without a Northwest Master Plan: 

a.  Normal maintenance and repair; 
b.  Changing up to 5,000 square feet of floor area from an accessory to a primary use, where no 

change of occupancy is required. An example would be changing an employees-only 
restaurant to a public restaurant; and 

c.  Development where all of the floor area and exterior improvement area is in residential use; 
and 

d.  Fences, handicap access ramps, and on-site pedestrian systems. 
 

D. Components of a Northwest Master Plan. The applicant must submit a Northwest Master Plan 
with all of the following components: 
 
1. Boundaries. The boundaries of the area to be included in the Northwest Master Plan. The area 
must include all contiguous lots within the area shown on Map 562-9 that are owned by the same 
person, partnership, association, or corporation. This also includes lots that are in common 
ownership but are separated by a shared right-of-way. 
 
2. Overall scheme. An overall scheme, including both written and graphic elements, that describes 
and ties together existing, proposed, and possible development and uses, height and massing of 
development, phasing of development, review procedures for each development or phase, and what 
standards, guidelines, and approval criteria will be used to evaluate each development or phase. 
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3. Uses and activities. A description of present uses, affiliated uses, proposed uses, interim uses, 
and possible future uses. The description must include information as to the general amount and 
type of all uses such as office, warehousing, retail, residential, and parking; number of employees, 
and number of dwelling units. 
 
4. Site plan. A site plan, showing the location, size, and dimensions of existing and proposed 
structures, the pedestrian, bicycle, and vehicle circulation system, rights-of-way proposed for 
dedication or vacation, vehicle and bicycle parking areas, open areas, infrastructure improvements, 
landscaping, and any proposed temporary uses during construction and phasing of development. 
 
5. Development and design standards and criteria. The Northwest Master Plan must set out how 
specific development and use proposals will be reviewed, and the standards, guidelines, and 
approval criteria used to evaluate each proposal. The Northwest Master Plan may include standards 
that are in addition to or instead of standards in other sections of the Zoning Code. The Northwest 
Master Plan must address such things as height limits, setbacks, FAR limits, landscaping 
requirements, parking requirements, entrances, sign programs, view corridors and facade 
treatments. Because the Northwest Master Plan is used in the EX zone, design review is required. 
The Northwest Master Plan must describe how design review will be implemented in the plan area. 
Generally, the Community Design Guidelines and Community Design Standards will apply; 
however, the Northwest Master Plan may augment those standards and guidelines for the area 
covered by the Northwest Master Plan. 
 
6. Transportation. For each phase of Northwest Master Plan development the following must be 
addressed: 

a.  The location and amount of motor vehicle and bicycle parking; 
b.  Strategies to reduce the number of motor vehicle miles traveled by those regularly traveling 

to and from the Northwest Master Plan area, including: 
(1) Measures to encourage those traveling to and from the Northwest Master Plan area to use 

alternatives to single-occupant auto trips (walking, bicycling and public transit); 
(2) Car or van pool programs; 
(3) Incentives to be offered to employees to use public transit for travel to and from the 

Northwest Master Plan area; 
(4) Incentives to be offered to employees to travel on foot or by bicycle to and from the 

Northwest Master Plan area. This may include incentives for employees to live within 
walking distance of the area. 

c.  Planned improvements to the routes used by transit patrons between transit stops and 
buildings in the Northwest Master Plan area; 

d.  A street plan for the Northwest Master Plan area that provides multimodal street connections 
to match the surrounding street grid pattern where feasible; 

e.  A multi-modal transportation impact study. The study must follow the guidelines of the 
Portland Bureau of Transportation; and 

f.  Traffic impacts on the streets surrounding the Northwest Master Plan area, and mitigating 
measures to ensure that the surrounding streets will function consistent with their 
designations as found in the Comprehensive Plan Transportation Element. 

 
7. Phasing of development. The Northwest Master Plan must include the proposed development 
phases, probable sequence for proposed developments, estimated dates, and interim uses of 
property awaiting development. In addition the plan should address any proposed temporary uses 
or locations of uses during construction periods. 
 
8. Process. The Northwest Master Plan must include: 

a.  A proposed process and procedure for design review of development, including any 
development specifically called for in the Northwest Master Plan, if different than procedures 
for conventional design review; and 
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b.  A proposed process and procedure for amendments to an adopted Northwest Master Plan, if 
different than in 33.562.300.F. 

 
9. Written statement. A written statement, describing how all approval criteria for the Northwest 
Master Plan are met. 
 
E. Review Procedure. A Northwest Master Plan is processed through a Type III procedure, reviewed 
by the Land Use Hearings Officer. The Design Commission also reviews Northwest Master Plans, 
and makes a recommendation to the Hearings Officer on the approval criteria in Paragraph G.2, 
below. The Hearings Officer may approve, deny, or apply conditions of approval to the Northwest 
Master Plan.  Applicants are encouraged to work with surrounding property owners, residents, 
recognized organizations, and City bureaus during the formulation of a Northwest Master Plan. 
 
F. Amendments to a Northwest Master Plan. 
 
1. Amendment required. An amendment to an approved Northwest Master Plan is required for the 
following changes, unless they are specifically addressed by the Northwest Master Plan: 

a.  A change in use category involving more than 1,500 square feet; 
b.  Increases in floor area or exterior improvements area of more than 1,500 square feet. 

Fences, handicap access ramps, and on-site pedestrian circulation systems are exempt from 
this limitation; 

c.  Increases or decreases in the amount of parking; 
d.  Changes to the Northwest Master Plan boundary, or the text of the Northwest Master Plan; 

and 
e.  Any other development, operations, or activities which are not in conformance with the 

Northwest Master Plan. 
 

2. Review procedures. Amendments to an approved Northwest Master Plan are reviewed through a 
Type III procedure. 
 
3. Approval criteria. The approval criteria for an amendment to the Northwest Master Plan are the 
same as the approval criteria for the approval of a new Northwest Master Plan. 
 
G. Approval criteria for a Northwest Master Plan. A request for approval or amendment of a 
Northwest Master Plan will be approved if the review body finds that the applicant has shown that 
the following approval criteria are met: 
 
1. Overall. The proposed Northwest Master Plan, and development allowed by it, will be consistent 
with the purpose of the plan district, and the purpose of this section, as well as other applicable 
zoning code provisions. 
 
2. Design. 

a.  The urban design elements of the proposed overall scheme and site plan provide a 
framework for development that will result in an area with an urban development pattern 
that will be attractive, safe, and pleasant for pedestrians, and is integrated with historic 
resources, and the character of the nearby area anticipated through the Northwest District 
Plan process. The urban design elements of the proposed overall scheme and site plan must 
meet the design guidelines that are in effect for the site at the time of application. 

b.  The proposed design guidelines, standards, and review procedures specified in the 
Northwest Master Plan must ensure that: 
(1) An environment will be created which is attractive, safe, and pleasant for pedestrians, 

including consideration of such elements as the location and orientation of buildings and 
main entrances, the design and use of the ground floor of structures, and the location, 
design and landscaping of parking lots and structures; 

(2) Scale and massing of the development addresses the broader context of the area, 
including historic resources, and the uses and development anticipated through the 
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Northwest District Plan process, specifically at the edges of the Northwest Master Plan 
area; and 

(3) The approach to implementing design review, including the guidelines and standards, will 
ensure that the quality of design and public process is as good or better than that 
achieved through conventional design review. The guidelines and standards proposed, 
including existing guidelines and standards, must be appropriate for the Northwest 
Master Plan area and the type of development anticipated by the purpose statement of 
this section. 

 
3. Transportation. 

a.  The Northwest Master Plan must comply with the policies, street classifications, and street 
designations of the Transportation Element of the Portland Comprehensive Plan; 

b.  The transportation system is capable of safely supporting the proposed uses in the plan 
district in addition to the existing and planned uses in the area. Evaluation factors include 
street capacity and level-of-service in the vicinity of the plan district, on-street parking 
impacts, access requirements and needs, impacts on transit operations and access to 
transit, impacts on adjacent streets and on neighborhood livability, and safety for all modes 
of travel, particularly pedestrians and bicyclists; and 

c.  The proposed street plan must provide multi-modal street connections to match the 
surrounding street grid pattern where feasible. 

 
4. Retail Sales And Service uses. Where the Northwest Master Plan proposes Retail Sales And 
Service uses that are larger than 10,000 square feet per use, the following approval criteria must be 
met: 

a.  The proposed uses and development will primarily serve those who live and work in the 
immediate vicinity; 

b.  The transportation system is capable of safely supporting the proposed uses and 
development; 

c.  The proposed uses and development will not have significant adverse effects on the area; 
d.  The scale and intensity of the proposed use and development is consistent with historic 

resources, and the character of the area anticipated as a result of the Northwest District 
Plan process; and 

e.  A proposed Retail Sales And Service use or development of larger scale or intensity equally or 
better meets the purpose of this section. 

 
H. Duration of the Northwest Master Plan. The Northwest Master Plan must include proposed 
uses and possible future uses that might be proposed for at least 3 years and up to 10 years. An 
approved Northwest Master Plan remains in effect for 10 years, unless the plan is amended or 
updated. When the Northwest Master Plan is amended or updated, the application for amendment 
or revision must include a discussion of when the next update will be required. 
 
I. After approval of a Northwest Master Plan. After a Northwest Master Plan has been approved, 
all development except maintenance and repair must comply with the provisions of the Northwest 
Master Plan as well as all other applicable provisions of this code, unless exempted by the plan. If 
the Northwest Master Plan does not specify that a standard, approval criterion, or procedure in the 
Northwest Master Plan supersedes a similar regulation in the Portland City Code, the regulation in 
the Portland City Code applies. 
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