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I. GOOSE HOLLOW DISTRICT DESIGN
GUIDELINES FRAMEWORK

Design Review in Goose Hollow

The Portland metropolitan area is expected to grow by over half million people over the
next 20 years. While a significant amount of growth will be accommodated within the
Central City, one of the growth strategies involves concentrating development with a
mix of housing, retail and office uses around light rail stations.

As part of the Westside Light rail alignment, three light rail stations are located in the
Goose Hollow District of the Central City Plan area. Extensive public investments have
been made to introduce light rail to the Goose Hollow District and the plans for the light
rail alignment have gone through a careful process of design review. This public
investment will promote private investments in the form of new mixed-use, residential,
retail and office developments. The concentration of development at the light rail
stations will encourage increased use of transit, reduce auto traffic and promote
pedestrian-friendly environments around the stations. Goose Hollow has great
opportunities for infill and the potential to become a transit-oriented residential
community. It is also a gateway to the Central City and has special historic significance.

The Goose Hollow Station Community Plan’s adopted zoning (January 1996) promotes a
high intensity of development at the light rail stations. The neighborhood, Tri-Met,
interested property owners and the City are working to ensure the success of private
investments, as well as to define the quality of expected development. The principal tool
for ensuring this quality is design review, which is applicable to all properties within the
design (d) overlay zone. The design (d) overlay zone in Goose Hollow extends
throughout the District. The City requires that all projects within the design overlay (d)
zone be approved through the design review process before a building or other
development permit is granted.

Design Guidelines and Design Review

Design guidelines are provided for each of Portland's design zones to inform prospective
applicants, and “he community, of the issues that will be addressed during the design
review process. This set of design guidelines is specifically for projects located in the
Goose Hollow District. These guidelines, along with the Central City Fundamental
Design Guidelines, are the approval criteria that will be used when conducting design
review within the Goose Hollow District.



During the design review process the review body must find that the project being
reviewed meets each of the design guidelines. Projects that meet all the guidelines will be
approved. Projects that fail to meet one or more of the applicable guidelines may not be
approved except as provided in “Waiver of Design Guidelines” on page 3. The review
body may approve the design, approve the design with conditions, or deny the project a
development and/or building permit. When conditions are attached to a project's

“approval the conditions will require modifications to the proposed design that are
necessary to ensure the project's compliance with the design guidelines. Generally, the
review body would rather the applicant revise their design to address design deficiencies
rather than have the City impose a specific solution through conditions.

The design review process is intended to be flexible, encouraging builders to propose
innovative designs. For this reason guidelines are qualitative statements rather than
quantitative standards. Quantitative approval criteria have been avoided to help ensure
that the guidelines do not dictate design. There are many acceptable ways to meet each of
the guidelines. Examples of alternative ways to meet the guideline are provided to
stimulate the designer's search for a design that meets both the client's program and the
guidelines. Designers are urged to consider the examples as explanatory information
about the guideline. The examples are not an exclusive list and are not intended to be
used as recommended solutions.

While the design guidelines are qualitative, they nevertheless are mandatory and have
legal effect as approval criteria. They are applied in a design review proceeding that is a
land use review under Oregon law. The qualitative language in which the guidelines are
stated is intended to provide designers flexibility in achieving the guidelines intent. It
does not imply that the guidelines are not requirements, they are. This flexibility shail
not be construed as rendering the guidelines merely advisory or otherwise diminish their
legal effect. Guidelinres must be addressed, or specifically waived. The applicant is
responsible for explaining, in their application, how their design meets each of the
guidelines.

Tiers of Design Guidelines

There are potentially three tiers of design guidelines applied as approval criteria to a given
development project in the Goose Hollow District. First, the Central City Fundamental
Design Guidelines must be met by every project within the Central City, including those
within the Goose Hollow District. Second, all projects within the Goose Hollow District
must meet the Goose Hollow District's design guidelines (contained within this
document). The Goose Hollow District Design Guidelines, are specific to the Goose
Hollow District policy area of the Central City. The Goose Hollow District includes two
station areas as shown in the map on page 13. All projects within these two station areas
must meet the guidelines as indicated in the applicability chart on page 14 of this
document. Third, design review of historical landmarks may include application of
approval criteria that are applied to landmarks throughout Portland. These historic
design review approval criteria for historic landmarks are listed in Portland's Zoning
Code.



This document includes a listing of the Central City Fundamental Design Guidelines,
which apply throughout the Central City, and the specific and detailed text for the Goose
Hollow District Design Guidelines, which are applicable to the Goose Hollow District area
only. Some Goose Hollow District Design Guidelines are followed by “This guideline may
be accomplished by any or all of the following: a..., b..., c..., or ...” statements. These
statements are provided as ideas and examples of how a guideline may be met. They are
not a part of the guideline. The Goose Hollow District Design Guidelines take precedence
should there be a conflict with a Central City Fundamental Design Guideline. The Goose
Hollow District and Central City Fundamental Design Guidelines are intended to be used
together. The Goose Hollow District Guidelines are located in sequence with the
fundamental guideline titles to aid the reader and reviewer in understanding how the
two sets of guidelines relate to each other.

The titles of the Fundamental Design Guidelines are in normal text while the Goose
Hollow Disfrict Design Guidelines are in bold text. Copies of the complete text of the
Central City Fundamental Design Guidelines are available at the Bureau of Planning
(Room 1002, 1120 S.W. Fifth Avenue, Portland, Oregon, 97204-1966). The City charges a
fee for design review.

In general these tiers of guidelines build on each other. The Goose Hollow District Design
Guidelines elaborate on themes established in the Central City fundamentals guidelines
and provide guidance about how the fundamentals should be applied to sites within the
Goose Hollow District. The guidelines for the two station areas also elaborate on the
Central City fundamentals. All three tiers of guidelines have been drafted with an eye to
avoiding conflicts. However, should a conflict be identified it will be resolved in favor of
the more local or area specific guideline. Goose Hollow District Design Guidelines take
precedence over Central City Fundamental Design Guidelines. Historic Landmark
approval criteria take precedence over the Goose Hollow Design Guidelines.

Waiver of Design Guidelines

Review bodies conducting design review look forward to the designers proposing
innovative solutions that respond to the project's program as well as the guidelines.
Allowing the waiver of one or more guidelines during the design review process reflects
the City's concern that the guidelines not become a rigid cookie cutter set of requirements
that stifle innovation.

The review body conducting design review may waive one or more guidelines for a
specific project. A guideline may be waived when the review body finds that the proposed
development will better meet the Goals for Central City and Goose Hollow District design
review than would a project that complied with the guideline. Should the applicant wish
a guideline waived they must explain, in their application, how the design will better
meet the Goals for Central City and Goose Hollow District design review than would a
design that met the guideline. The Goals for Central City and Goose Hollow District
design review are listed in Chapter II of this document.



Adjustments to Zoning Code Standards

During the design review process the review body may grant adjustments to some of the
zoning code’s site related development standards. These modifications are considered as
part of the design review process and are not required to go through a separate adjustment
process. To obtain approval of these adjustments the applicant must show that the
proposal better meets the design guidelines and will, on balance, be consistent with the
purpose of the regulation for which the adjustment is sought. The design guidelines in
conjunction with the purpose statement for the provision that an adjustment is
requested, are also approval criteria for consideration of the requested adjustment.

Any change to use related standards is subject to a separate process. Use related standards
are those that govern the intensity of the use. Adjustments to parking standards must
also include consideration of the Central City Transportation Management Policy
(CCTMP). The policies adopted with the CCTMP are also approval criteria that must be
considered in weighing approval of adjustment to parking standards within the Goose
Hollow District. Adjustment may not be considered or granted for standards that prohibit
adjustments, such as height and bulk regulations within the Central City.

Who Conducts Design Review

Generally design review is conducted by the Design Comimission or the design review
staff. Projects located in Historic Districts, Historic Conservation Districts or that affect a
City designated landmark are reviewed by the City's Historic Landmarks Commission or
the design review staff. Minor projects are reviewed by the design staff. The Design and
Landmarks Commissions review major cases and appeals of staff decisions on minor
cases. The Landmarks Commission uses these guidelines as their approval criteria when
they have the responsibility for design review of a project located within the Goose
Hollow District. The distinction between major and minor cases is made based on
established thresholds.

Thresholds for Design Review

Determining whether a specific development project is major or minor is based on
objective standards called thresholds. Minor projects are processed administratively
through the City's Type II procedure. Appeals of administrative decisions are made to the
Design or Historic Landmarks Commissions. When a minor case decision is appealed the
Commission’s decision is the final local decision. Major cases are processed through a
Type III procedure. Type III procedures include a hearing before either the Design or the
Historic Landmarks Commission. The Commission's decision may be appealed to the
City Council who, in an appealed case, makes the final local decision.



Thresholds: In the Goose Hollow District new development or exterior alterations, either
of which exceed $1,000,000 in 1990 dollars are major projects. All other projects, except
historic resources, are minor, unless the project is exempt from design review. However,
historic design review varies depending on the type of proposal. The review procedures
for the various types of historic reviews are stated in the City’s Zoning Code.

Pre-application Conference

Before making formal application for a Type III design review procedure a pre-application
conference is required. A pre-application conference is suggested but not required for
Type I procedures. Project designers are encouraged to request an early briefing with the
design review staff prior to formal application for design review.

Pre-application conference and/or informal meeting with staff provides an opportunity to
informally discuss issues related to the project's design. This information allows the
designer and project developer to prepare their design and application for design review
with a better urderstanding of the process and the guidelines, or approval criteria.
Representatives from other City Bureau's and citizen groups, such as neighborhood and
business associations are invited to attend pre-application conferences.

Projects Exempt From Design Review

Some projects are exempt from design review. These tend to be changes that do not
significantly alter an existing building's or structure’s character. Projects exempt from
design review are those which are exempted by the provisions of the City's Zoning Code.

Goose Hellow District Station Areas & Design Guidelines Applicability

On page 13 of this document is a map that delineates the station areas within Goose
Hollow District. On page 14 is a design guideline applicability chart that illustrates which
guidelines apply to the two station areas. Additionally, the chart identifies minor project
types that are subject to only a few of the Goose Hollow District design guidelines. The
applicability chart clarifies where each guideline applies. An applicant need only address
those guidelines that are identified as applicable on this chart.



II. GOOSE HOLLOW DISTRICT URBAN DESIGN
VISION AND GOALS

Introduction

The Goose Hollow District lies to the west of the downtown core of the Central City Plan
area of Portland. The Westside light rail alignment runs through the Goose Hollow
District and has three stations: the Civic Stadium Station, Kings Hill/SW Salmon Street
Station and the Jefferson Street Station. The design overlay (d) in Goose Hollow extends
over the entire District as shown in the map on page 13. The City’s Goose Hollow station
community planning team and the neighborhood have prepared a Vision and an Urban
Design Plan as shown on page 9, for this District. The Vision is based on certain transit-
oriented principles described in Tri-Met’s Planning and Design for Transit Handbook
(1993).

These fundamental principles of transit supportive development are as follows:

¢ Place moderate and high density housing and employment within walking distance
of transit;

* Mix residential and employment uses with shopping opportunities and public
facilities;
Provide multiple and direct street connections to transit stops and shopping areas; and
Design for pedestrians, without excluding the auto.

In the following section, the Urban Design Vision for Goose Hollow is outlined.
Following the Vision is the Urban Design Plan map (page 9) and two sets of design goals.
The first set of goals presented are those that exist today (in the Central City Fundamental
Design Guidelines document) for the Central City as a whole. This is followed by goals
developed from the Vision, specifically for Goose Hollow District. Both sets of goals are
considered and weighed when reference to the goals is required. There are two
circumstances in which these goals will need to be considered.

When changes are considered to the design guidelines these changes must enhance
understanding of, or implementation of the goals. The second, and most common
instance that will require reference to the goals occurs when an applicant requests waiver
of one or more of the design guidelines. Requests for waiver of a design guideline will be
granted when the applicant has demonstrated to the review body, in their application,
that granting the waiver will better implement the goals than would a design that meets
the specific guiceline for which the waiver is sought. In cases where a waiver is
requested the goals act as the approval criteria for consideration of the requested waiver.
If the design does not accomplish each of the goals, waiver of the design guideline will
not be approved. Both the Central City and Goose Hollow District Goals must be
addressed wher: considering a request for waiver of a design guideline.



Urban Design Vision for Goose Hollow District

The Goose Hollow District is envisioned to be a predominantly urban residential, transit-
oriented community located on the western edge of the Central City between
Washington Park and downtown Portland. When riding light rail through the West
Hills tunnel to the Central City, it is the first neighborhood experienced before entering
downtown Portland. The Urban Design Vision celebrates the sense of arrival from the
west at the Jefferson Street Station and Collins Circle, and from the north at the Civic
Stadium Station and Fire Fighter’'s Park. This is done by integrating the history of the
community with its special natural and formal (man-made) characteristics.

Seen as a relatively dense urban residential community, Goose Hollow has three stations:
the Civic Stadium station; Kings Hill/Salmon Street station; and Jefferson Street/Goose
Hollow station. All three stations have areas of mixed use developments around them,
with pedestrian amenities. Each station has its own identity, and together they create a
transit-oriented station community. The Civic Stadium and Jefferson Street stations are
two main neighborhood focal points. They are characterized by urban plazas and special
Tanner Creek daylighting features, making them important and active centers. SW
Jefferson Street is seen as a boulevard, connecting Washington Park in the west to the
Park blocks in downtown. West Burnside Street is a linear edge and a focus that attracts
people from both the Goose Hollow community as well as the adjacent Northwest
neighborhood. Pockets of green parks nestle into the dense mid and high-rise residential
developments that surround the stations, providing for the much needed neighborhood
play spaces.

The Goose Hollow community is unique because of its diversity in population, land uses
and building character. It supports a diverse resident population with various family
structures. The District is interspersed with large activity centers such as the Civic
Stadium, Lincoln High School, churches, and retail/entertainment nodes that draw
people from the outside and make it a lively, active place. The Vision for this area also
conserves or reuses historically significant buildings and emphasizes the community's
special architectural character through compatible infill developments.

Light rail integrates the distinct activity centers and retail/commercial cores of the
community with its residential parts, to make it an active pedestrian-friendly whole.
Therefore, the Goose Hollow District is pictured as a place for people to not only live, but
also work and play.
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