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STAFF REPORT DATE: Wednesday, Sept. 16, 2020 
 
HEARING DATE: Wednesday, Sept. 23, 2020 
  
TO: Planning Commission 
  
STAFF: Steve Regner, Senior Planner 
    
PROPOSAL: CPA2020-0004, TA2020-0002, ZMA2020-0004 Downtown Design 

District Amendments 
 
SUMMARY: The City of Beaverton proposes to amend the Comprehensive 

Plan, amend the Development Code, and rezone properties 
within the Downtown Regional Center. The Comprehensive 
Plan amendments include updating the Land Use Element 
(Volume I, Chapter 3), the Downtown Regional Center 
Community Plan and the Comprehensive Plan Map. The 
Development Code amendments include adding a new 
Chapter (Chapter 70) to regulate the development of 
property within the Downtown Design District. Additional 
amendments to Chapters 10, 20, 40, 50, 60, and 90 are 
proposed to integrate the new Downtown Design District 
Code with the existing Development Code, as well as to 
modify required off-street parking and loading requirements. 
The Zoning Map Amendments will result in properties zoned 
within the Downtown Design District Properties as one of the 
following zones: Regional Center – Beaverton Central (RC-BC), 
Regional Center – Old Town (RC-OT), Regional Center – Mixed 
Use (RC-MU), or Regional Center – Downtown Transition (RC-
DT).The proposed amendments will implement the Downtown 
Design Project, the 2018 Urban Design Framework and 
elements of the current the Downtown Regional Center 
Community Plan. 
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APPLICANT: City of Beaverton  
  
APPLICABLE CRITERIA: Criteria for Legislative Amendments are listed in Section 1.5 

of the Comprehensive Plan 
  
 Development Code Section 40.85.15.1.C.1-7 (Text 

Amendment Approval Criteria) 
  
 Development Code Section 40.97.15.2.C.1-7 (Zoning Map 

Amendment Approval Criteria) 
  
RECOMMENDATION: Staff recommend the Planning Commission review the 

proposed amendment, hold a public hearing and 
recommend approval of CPA2020-0004, TA2020-0002, and 
ZMA2020-0004 to the City Council. 

 
 
Background 
In 2017, the Beaverton Community Vision was updated, reinforcing the aspiration for 
Downtown Beaverton to be the social and cultural heart of the community. Soon thereafter, 
the city kicked off the Downtown Design Project. In the past, many recently completed and 
adopted plans looked at portions of the Downtown area. The Downtown Design Project 
aimed to look comprehensively at the entirety of Downtown’s two zoning districts, Regional 
Center-Transit Oriented (RC-TO) and Regional Center-Old Town (RC-OT), creating a new 
and up-to-date Urban Design Framework (Exhibit 5) to guide future development and 
update the Development Code to create a more urban, vibrant Downtown. 

After City Council approved the Urban Design Framework in October 2018, city 
implementation steps included preparing Comprehensive Plan and Development Code 
updates. Changes to the Comprehensive Plan will put new information, ideas and policies 
in the Comprehensive Plan based on the community-informed Downtown Design Project. 
The amendment is intended to update the existing Land Use Element (Volume I, Chapter 3) 
and Comprehensive Plan Map. Changes to the Development Code will implement ideas 
from the Urban Design Framework and Comprehensive Plan, including dense, walkable 
neighborhoods and pedestrian oriented development. This amendment is intended to 
update the existing Chapters 10, 20, 40, 50, 60, and 90, as well as introduce a new 
Downtown Design District Code, Chapter 70.  
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Summary of Proposed Amendments 
Comprehensive Plan Amendment CPA2020-0004 

A summary of the primary changes to the Land Use Element, Housing Element, and 
Downtown Beaverton Regional Center Community Plan is provided below. 

Volume I, Chapter 3: Land Use Element (CPA 2020-0004) 
This proposal amends the Comprehensive Plan for the City of Beaverton by: 

 Adding Policy 3.6.2.f to provide a transportation policy that prioritizes people and 
active transportation, including walking and biking. (Exhibit 1) The policy reads: 
“Provide safe and comfortable connectivity that prioritizes active transportation 
(such as walking, jogging, running, cycling, wheelchair use, in-line skating or 
skateboarding) in public and private spaces. Incorporate context-sensitive design in 
public spaces, streets, sidewalks, paths and other infrastructure that helps move 
people around Downtown.” 

 Updating the Comprehensive Plan and Zoning Matrix under Goal 3.4.1 to reflect the 
changes in Regional Center Zoning Districts proposed as part of the Downtown 
Design Project Downtown Design District development code changes, as shown in 
Error! Reference source not found. The matrix excerpt below shows the changes. The 
strikethrough text shows a deletion and the red and underlined text shows additions 
to the matrix. 

Figure 1: Comprehensive Plan and Zoning District Matrix changes 

 

 Revising Land Use Element Figure III-1, Land Use Map. This proposal amends the 
boundary of the Regional Center to help implement the Downtown Design Project 
and allow Downtown Regional Center zoning districts to be applied within the 
Downtown Design District, as shown in Figure 2, where the blue shading indicates 
properties being added to the Downtown Regional Center Comprehensive Plan 
designation. The dashed line represents the proposed Regional Center boundary. 
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Figure 2: Regional Center Expansion Areas (shown in blue) 

 
 

Volume V: Downtown Beaverton Regional Center Community Plan (CPA 2020-0004) 
This proposal amends the text of the Comprehensive Plan for the City of Beaverton by 
establishing a Multimodal Mixed-use Area (Exhibit 2) for most of the Downtown Design 
District, as shown in Figure 3. A Multimodal Mixed-use Area is one tool to facilitate 
compact, mixed-use development in part of the Regional Center.  

Within the MMA, future Beaverton land use actions, such as Comprehensive Plan or 
Development Code changes, will no longer be required to meet required statewide 
vehicle congestion standards. These congestion measures can require significant, costly 
traffic analysis and can present an obstacle to approving Comprehensive Plan or zoning 
changes that intend to promote density and compact development that lead to 
downtown vibrancy. By designating an MMA, future growth and density proposed through 
Comprehensive Plan, Zoning map or Development Code amendments would only be 
subject to the City’s own mobility and congestion standards adopted within the City’s 
Transportation System Plan and Development Code. Safety, access, connectivity and 
multimodal standards at both the State and the City level still apply within the MMA. 
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Figure 3: Multimodal Mixed-use Area Boundary 

 
 

Text Amendment TA2020-0002 

A summary of the primary changes to the Development Code is provided below. 

Chapter 10 
 Updates zoning districts and overlays regulated in the Development Code. Zones 

are being modified by a Zoning Map Amendment, ZMA2020-0004, being 
concurrently processed with this Text Amendment.  

 Updates references to land use applications to include new Design Review 
applications for the Downtown Design District. 

Chapter 20 

 Updates zoning tables to remove the Regional Center – Transit Oriented (RC-TO) 
and Regional Center – Old Town (RC-OT), as properties currently regulated by 
these zones will be regulated by language in Chapter 70. 

 Clarifies method of calculating density and floor area ratio. 
 
Chapter 40 
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 Updates approval criteria for the following land use application categories to 
ensure that proper development standards in the Downtown Design District are 
applied for properties within the Downtown Design District. 

o Facilities Review 
o Adjustments 
o Food Cart Pods 
o Home Occupations 
o Land Division and Reconfiguration 
o Legal Lot Determination 
o Variance 
o Wireless Facility 
o Zoning Map Amendment 

 
 Addition of Downtown Design Review as a new land use application category. 

Three new land use applications are created: Downtown Design Review 
Compliance Letter, Downtown Design Review Two, and Downtown Design Review 
Three. The new applications are intended to follow the existing three Design 
Review applications, with the following amendments:  

o Applies to properties within the Downtown Design District. 
o References development standards within the Downtown Design District 

Chapter (Chapter 70). 
o References Design Standards and Guidelines within the Downtown Design 

District Chapter (Chapter 70), 
o Allows projects that would otherwise qualify as a Downtown Design Review 

Two to respond to up to three Design Guidelines. 
o Allows all project submitted as a Downtown Design Review Three to respond 

to a mix of Design Standards and Guidelines. 
o Adds a new approach to phased development, through a Phased 

Downtown Development Plan, requiring a minimum site size of two acres, 
and 66 percent of the required floor are to be constructed in the first phase. 

 
 Removes the land use application New Construction in a Historic District. New 

Design Standards and Guidelines in Downtown Design District Chapter (Chapter 
70) regulate development within the Downtown Historic Overlay.  

 
Chapter 50 

 Adds the new Downtown Design Review applications and removes the New 
Construction in a Historic District from the Expiration of a Decision section. 

 
Chapter 60 

 Updates the Major Pedestrian Route (MPR) map for the Regional Center, removing 
the MPR designation from sites within the Downtown Design District.  Design 
regulations in the Downtown Design District Chapter (Chapter 70) will regulate 
similar topics. 
 

 Updates to the Landscape Buffer Requirement tables, removing references to the 
RC-OT and RC-TO zones. Design regulations in the Downtown Design District 
Chapter (Chapter 70) will regulate similar topics. 
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 Adds new Downtown-specific use categories in the Off-Street Loading table to 

reflect the need for higher minimum thresholds in the Downtown Design District 
than similar use categories outside of Downtown because of its mixed-use, dense 
environment.  
 

o Department stores, retail establishments, funeral homes, restaurants, and 
commercial establishments not otherwise specified 

o Hotels, Extended Stay Hotels or Office Buildings.  
 

 Modifies Off-Street Parking Tables, condensing four parking districts that make up 
the Downtown Design District into one parking district. This will reduce the required 
off-street parking for areas west of Cedar Hills Boulevard, near the Beaverton 
Transit Center, and areas not currently within the Regional Centered that are being 
brought into the Regional Center through the concurrently processed 
Comprehensive Plan Amendment application CPA2020-0002. 
 

 Adds new Parking Reduction opportunities in the Downtown Design District, 
allowing developments to reduce parking if it is within 660 feet of rail stops or 
frequent bus stops, within an eight-block core area along First Street in the RC-OT 
zone, or if the development participates in a carshare program. 
 

 Allows windows to be covered by window signs for up to 40 percent of the interior 
window area.  
 
 

Chapter 90 
 Adds new definitions intended to be applied to development regulations in the 

Downtown Design District Chapter (Chapter 70). 
 

Zoning Map Amendment ZMA2020-0004 

The proposed amendments will result in properties within the Downtown Design District 
being zoned one of four zones: Regional Center – Beaverton Central (RC-BC), Regional 
Center – Old Town (RC-OT), Regional Center – Mixed Use (RC-MU), or Regional Center – 
Downtown Transition (RC-DT). A list of each affect tax lot’s current and proposed zones can 
be found in Exhibit 8. 

The development standard of each zone, including required densities, maximum heights, 
and permitted uses, can be found in Exhibit A of this report.  Generally, each zone is 
intended to allow dense, mixed-use developments that promote walkable neighborhoods 
that capitalize on the transit service in the Downtown Design District.  
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DESCRIPTION OF APPLICATION AND TABLE OF CONTENTS 
 

 
 

Exhibits 
 
Exhibit 1. Proposed Comprehensive Plan Amendments 

Exhibit 1.1 Proposed Amendments to Chapter 3 of the Comprehensive Plan 

Exhibit 1.2 Proposed Amendments to Downtown Beaverton Regional Center Community 

Plan 

 

Exhibit 2. Proposed Development Code Amendments 

  Exhibit 2.1 Proposed Downtown Design District Chapter 70 Code 

  Exhibit 2.2 Proposed Amendments to Existing Development Code Chapters 

 

Exhibit 3. Recent Updates to Proposed Development Code 

 

Exhibit 4.    Staff Memo Addressing Phased Development and Rules Governing 

Buildings Exceeding the Maximum Height 

 

Exhibit 5.  Urban Design Framework  

 

Exhibit 6.         Staff Memo Addressing Public Comments Requesting Inclusion Within 

the Downtown Design District 

 

Exhibit 7. Properties Affected by Zoning Map Amendment ZMA2020-0004 

 

Exhibit 8.         Public Comment Received by September 11, 2020 

  Exhibit 8.1 Letter from Property Owners Brett Francis and John Francis 

 Comment Summary  

  Page No. 
Attachment A:  CPA2020-0004 – Comprehensive Plan Amendment CPA1-CPA49 
Attachment B:  TA2020-0002 – Text Amendment 

TA1-TA22 

Attachment C:  ZMA2020-0004 – Zoning Map Amendment ZMA1-ZMA13 
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Letter expresses concern regarding the effects of a vehicle sales use prohibition on existing 

operations of vehicle sales use on property owned by the Francis family. A follow-up letter 

summarizing requested changes to the draft code regarding vehicle sales is anticipated to 

be submitted to city staff near or after the publication date of this staff report.  

  

Staff’s Response 

Staff acknowledges the concerns expressed regarding impacts to existing vehicle sales 

uses and will provide further analysis up on receipt of requested changes from the Francis 

family. 

 

  Exhibit 8.2 Property Owner John Caffee 

 Comment Summary  

Expresses interest in having property included in the Regional Center Boundary expansion. 

The property is located at 5025 SW Hall Boulevard and is directly abutting the proposed 

Regional Center Boundary.  

 

  Exhibit 8.3 Property Owner Joe Russo 

Comment Summary  

Expresses interest in having property included in the Regional Center Boundary expansion. 

The property is located at 5030 SW Washington Avenue and is directly abutting the 

proposed Regional Center Boundary.  

 

 Staff’s Response 

Findings and analysis in response to requests to be included within the Downtown Regional 

Center can be found in Exhibit 6.  
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CPA2020-0004 
ANALYSIS AND FINDINGS FOR 

COMPREHENSIVE PLAN AMENDMENT 
 
 
Fact and Findings 
Section 40.85.15.1.C of the Code specifies that in order to approve a Text Amendment 
application, the decision-making authority shall make findings of fact, based on evidence 
provided by the applicant, that all of the criteria specified in Section 40.85.15.1.C.1-7 are 
satisfied.  The following are the findings of fact for TA2020-0002 (Downtown Design District 
Text Amendment): 

Comprehensive Plan Approval Procedures 
 
Section 1.1.1 establishes procedures for city-initiated amendments of the Comprehensive 
Plan, stating that amendment requests shall be submitted to the Community Development 
Director for preparation and analysis for a Planning Commission public hearing or City 
Council consideration. The Planning Commission and City Council have the right to 
accept, reject or modify any specific request for amendments in accordance with the 
city’s policies and procedures.  

Section 1.3 identifies legislative amendments to the Comprehensive Plan text or map as 
those having a generalized nature that are initiated by the city, and which apply to an 
entire land use map category or a large number of individuals or properties, or that 
establish or modify policy or procedure. Legislative amendments include additions or 
deletions of text or land use map categories. 

Section 1.4.1 establishes the notice requirements for legislative amendments including: 
inter-agency notice of the initial hearing to the Department of Land Conservation and 
Development (DLCD), as well as to Neighborhood Association Committees (NACs) and 
Beaverton Committee for Community Involvement (BCCI); publication in a newspaper of 
general circulation; posting in Beaverton City Hall and the Beaverton City Library; and 
posting on the city’s website.  

Comprehensive Plan Approval Criteria 

Section 1.5.1 outlines the criteria for legislative amendment decisions. For the proposed 
Comprehensive Plan text amendments, the findings are as follows: 

1.5.1.A.1. The proposed amendment is consistent and compatible with relevant Statewide 
Planning Goals and related Oregon Administrative Rules; 

Of the 19 Statewide Planning Goals, staff finds that the following goals are directly 
relevant to the proposed amendment: Goal 1 (Citizen Involvement), Goal 2 (Land 
Use Planning), Goal 10 (Housing), and Goal 12 (Transportation). 
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Goal 1 - Citizen Involvement 
Findings: The Beaverton Citizen Involvement Program adopted by Resolution 2229 
in 1980 established a formalized public participation program for the BCCI that 
provides a method by which the committee and other community members can 
communicate their opinions and inquiries about city matters, including the 
planning process.  

As previously noted in Section 3 of the Staff Report, the Downtown Design Project 
included significant public engagement over a two-year period – five open houses, 
15 meetings with advisory or decision making bodies, and 10 meetings with 
stakeholder groups. Information related to CPA2020-0004 also was presented at the 
following meetings: 

 Feb. 24, 2020, Beaverton Committee for Community Involvement 
 March 2, 2020, Urban Redevelopment Advisory Committee meeting. 
 April 29, 2020, and Aug. 26, 2020, Planning Commission work sessions. 

The proposed amendment is subject to the public notice requirements of the 
Comprehensive Plan. At the public hearing, the Planning Commission will consider 
written or oral testimony before making a recommendation to City Council.  

The amendment procedures outlined in Comprehensive Plan Section 1.4 allow for 
proper notice and public comment opportunities as required by Statewide Planning 
Goal 1. These procedures have been determined to be consistent with Goal 1 in the 
past and have been followed. Noticing procedures for the project are discussed in 
greater detail under Criterion 1.5.1.A. 

Conclusion: The proposed amendment is consistent and compatible with 
Statewide Planning Goal 1. 

 
Goal 2 – Land Use Planning 
Findings: Statewide Planning Goal 2 requires local governments to establish a land 
use planning process and policy framework as a basis for all decisions and actions 
related to land use. The Urban Design Framework, approved on Oct. 9, 2018, by the 
City Council:  

1. Analyzes existing conditions in Downtown Beaverton; and 
2. Identifies opportunities and constraints; and 
3. Outlines framework concepts and alternatives; and  
4. Presents a final framework that considers social, economic, energy, and 

environmental needs by promoting a mixed-use, compact urban form with 
multimodal streets. The Urban Design Framework provides the factual basis for 
the proposed amendment to Volume 1 and Volume 5 of the Comprehensive 
Plan. 
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Section 1.5 of the Comprehensive Plan provides the approval criteria for legislative 
amendments. The findings and conclusions in the Staff Report explain how the 
proposed text changes are consistent with the approval criteria and procedural 
requirements for amending the Comprehensive Plan.  

Conclusion: The proposed amendment is consistent and compatible with 
Statewide Planning Goal 2. 

 
Goal 10 – Housing 
Findings: In 2015, the city added the Housing Strategies Report to Volume II of the 
Comprehensive Plan (Background and Supporting Material) in conjunction with the 
amendment to the Housing Element. The report was reviewed by DLCD, which 
found it to be consistent with the requirements of Statewide Planning Goal 10.  

Beaverton’s Housing Needs Analysis (HNA) was published in October 2015. It 
demonstrated a need for all housing types in the 20-year period ending in 2035. This 
was true both for the current Beaverton city limits as well as the city limits plus the 
assumed urban service area, which is an area where it is assumed Beaverton will 
provide governance in the future. The state Department of Land Conservation and 
Development (DLCD) found it to be consistent with the requirements of Statewide 
Planning Goal 10. See Table 1 for the number of housing units projected to be 
needed. 

 

Table 1: Projected Future Need for New Housing Units (2035) 

 SF 
detached 

SF 
attached Duplex 3 or 4 

units 5+ units 

Current city 
limits (2015) 

5,767 1,542 295 718 3,866 

City limits plus 
assumed urban 
service 
boundary 

14,001 2,626 958 718 3,886 

Source: Beaverton Housing Needs Analysis (part of the city’s Housing Strategies Report) Figure 5.3 and 
Figure 10.3. https://www.beavertonoregon.gov/DocumentCenter/View/10322. Accessed April 14, 
2020. 

Based on the findings in Beaverton’s Housing Strategies Report in Volume II of the 
Comprehensive Plan, which includes the city’s Buildable Lands Inventory and 
Housing Needs Analysis, Beaverton updated its Comprehensive Plan’s Housing 
Element and Land Use Element to address the identified housing needs. DLCD also 
found these Comprehensive Plan changes consistent with the Statewide Planning 
Goals. 
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The proposed Comprehensive Plan amendment provides an additional 
transportation-related policy that supports housing production by allowing for 
access to Downtown via many travel modes.  

The proposed amendment also updates the Land Use Element’s Comprehensive 
Plan and Zoning Matrix under Goal 3.4.1 to reflect the changes in Regional Center 
Zoning Districts proposed as part of the Downtown Design Project Downtown Design 
District development code changes. The implementing zones will retain or expand 
the housing capacity in the area by keeping the maximum density and maximum 
floor area the same or increasing it within the Regional Center boundary, as shown 
in Table 8 below. 

The proposed amendment also expands the Downtown Regional Center boundary 
to allow more intense, mixed-use zoning in areas west and south of the current 
Downtown Regional Center boundary. The Goal 10 implications of these 
development code changes are addressed in a separate text amendment, but in 
general they remove obstacles to desired development and allow dense, mixed-
use development throughout Downtown. More specifically, the zone changes will lift 
maximum density requirements on 22.6 acres of land and allow much more housing 
than the previous zoning, as shown in Table 8 below. Staff cites additional findings in 
regards to Goal 10 in Attachment B, Text Amendment, starting on page TA-18. 

The proposed amendment also establishes a Multimodal Mixed-use Area that will 
facilitate compact, dense, mixed-use development in most of the Regional Center. 
Within the MMA, future Beaverton land use actions, such as Comprehensive Plan or 
Development Code changes, will no longer be required to meet required statewide 
vehicle congestion standards. These congestion measures can require significant, 
costly traffic analysis and can present an obstacle to approving Comprehensive 
Plan or zoning changes that intend to promote density and compact development 
that lead to housing production and downtown vibrancy.  

By designating an MMA, future growth and density proposed through 
Comprehensive Plan, Zoning map or Development Code amendments would only 
be subject to the City’s own mobility and congestion standards adopted within the 
City’s Transportation System Plan and Development Code. Safety, access, 
connectivity and multimodal standards at both the State and the City level still 
apply within the MMA. This is also true of the concurrent Text Amendment that 
revises development code provisions within the Downtown Design District. 

Conclusion: The proposed amendment is consistent and compatible with 
Statewide Planning Goal 10. 
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Goal 12 - Transportation 
Findings: OAR (Oregon Administrative Rules) 660-012-000 through 660-012-0070, 
referred to as the Transportation Planning Rule1 (TPR), provide guidance on 
compliance with Statewide Planning Goal 12. A Transportation System Plan (TSP), 
adopted pursuant to OAR Division 12, fulfills the requirements for public facilities 
planning required under ORS (Oregon Revised Statute) 197.712(2)(e), Goal 11 and 
OAR Chapter 660, Division 12 as they relate to transportation facilities. Volume IV of 
the Comprehensive Plan contains the City’s adopted TSP, effective October 21, 2010.  

Significant effects. The TPR states that “if an amendment to a functional plan, an 
acknowledged comprehensive plan, or a land use regulation (including a zoning 
map) would significantly affect an existing or planned transportation facility, then the 
local government must put in place measures as provided in section (2) of this rule.”  

“A plan or land use regulation significantly affects a transportation facility if it would: 

 Change the functional classification of an existing or planned transportation 
facility (exclusive of correction of map errors in an adopted plan); 

 Change standards implementing a functional classification system; or 

 Result in … types or levels of travel or access that are inconsistent with the 
functional classification of an existing or planned transportation facility; 

 Degrade the performance of an existing or planned transportation facility 
such that it would not meet the performance standards identified in the TSP or 
comprehensive plan; or 

 Degrade the performance of an existing or planned transportation facility that 
is otherwise projected to not meet the performance standards identified in the 
TSP or comprehensive plan.” 

The proposed Land Use Element policy amendment does changes land use 
designations for some properties. Findings below demonstrate a lack of significant 
effect on an existing or planned transportation facility. 

Multimodal street networks. The TPR states that transportation planning in coordination 
with land use planning should “encourage and support the availability of a variety of 
transportation choices for moving people that balance vehicular use with other 
transportation modes, including walking, bicycling and transit in order to avoid 
principal reliance upon any one mode of transportation,” and “Within metropolitan 
areas, coordinated land use and transportation plans are intended to improve 
livability and accessibility by promoting changes in the transportation system and land 
use patterns… To accomplish this outcome, this division promotes increased planning 

 
 
1 The Transportation Planning Rule requires local governments to review Comprehensive Plan and land 
use regulation amendments and contains standards by which to review the effect of the proposed 
amendment on existing or planned transportation facilities. 
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for alternative modes and street connectivity and encourages land use patterns 
throughout urban areas that make it more convenient for people to walk, bicycle, use 
transit, use automobile travel more efficiently, and drive less to meet their daily 
needs.” (OAR 660-012-0000) 

The proposed Land Use Element amendment would add Policy 3.6.2.f to provide a 
transportation policy that prioritizes people and active transportation, including 
walking and biking. The policy reads: “Provide safe and comfortable connectivity that 
prioritizes active transportation (such as walking, jogging, running, cycling, wheelchair 
use, in-line skating or skateboarding) in public and private spaces. Incorporate 
context-sensitive design in public spaces, streets, sidewalks, paths and other 
infrastructure that helps move people around Downtown.” The encourages a variety 
of transportation choices supports increased planning for alternative modes and 
street connectivity as well as making the Downtown environment a more convenient 
place for people to walk, bicycle, use transit and drive less to meet their daily needs. 
The policy, in context with the other transportation and land use policies in the Land 
Use Element, supports multimodal street networks and OAR660-012-0000. 

Multimodal Mixed Use Area:  

OAR 660-012-0060(10)(e) states: “A local government may designate an MMA on an 
area where comprehensive plan map designations or land use regulations do not 
meet the definition, if all of the other elements meet the definition, by concurrently 
adopting comprehensive plan or land use regulation amendments necessary to meet 
the definition. Such amendments are not subject to performance standards related to 
motor vehicle traffic congestion, delay or travel time.”  

The definition of MMA referred to in OAR 660-012-0060 (10)(e) above requires findings 
for OAR 660-012-0060(10)(b). The proposed amendment establishes an MMA, as 
shown in Figure 4 by adopting the findings in Downtown Regional Center Community 
Plan and concurrently adopting changes to Beaverton’s Comprehensive Plan Land 
Use Element (CPA2020-0004) and Development Code (ZMA2020-0004 and TA2020-
0002), including Development Code changes to establish a Downtown Design District. 
The findings in the Downtown Regional Center Community Plan are inserted here by 
reference. 
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Figure 4: Multimodal Mixed-use Area Boundary 

 
The MMA covers the entire Downtown Design District except for two properties on the 
east side of the district. 

The definition of MMA referred to in (10)(e) above requires findings for OAR 660-012-
0060(10)(b). Findings are: 

 
(10)(b)(A): Requires the MMA to be an area “With a boundary adopted by a local 
government as provided in subsection (d) or (e) of this section and that has been 
acknowledged.”  
 
Findings: Figure 4 above provides a map of the MMA boundary adopted along 
with these findings in the Beaverton Downtown Regional Center Community Plan 
as provided in subsection (e). Comprehensive Plan map designations and land use 
regulations are adopted consistent with subsection (e). The MMA boundary 
generally follows SW Center Street, SW 117th Street, the north and west sides of 
Washington County taxlot 1S110CD00900, SW Lombard Avenue, the rail line, SW 
5th Street, SW Stott Street and SW Hocken Avenue. The proposed boundary is 
similar to the limits of the Downtown Design District as defined in this Downtown 
Regional Center Community Plan and the city’s Downtown Design District zones 
being concurrently adopted along with this MMA designation. 
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Conclusion: This requirement is met through the adoption and acknowledgement 
of the proposed MMA boundary in the Beaverton Comprehensive Plan, of which 
this Community Plan is a part.  

 

(10)(b)(B): Requires MMAs to be “Entirely within an urban growth boundary.”  
  

Findings: The MMA boundary is in or near Beaverton’s Regional Center, which is 
within Beaverton’s city limits and within Metro’s Urban Growth Boundary, as shown 
in Figure 5. The Beaverton MMA is just below the word “Beaverton” in Figure 5. 
 
Conclusion: The proposed MMA boundary is entirely within Metro’s UGB. This 
requirement is met. 
 
Figure 5: MMA and the Urban Growth Boundary 

 
Source: Metro 
 

(10)(b)(C): Requires MMAs to have “adopted plans and development regulations 
that allow the uses listed in paragraphs (8)(b)(A) through (C) of this rule and that 
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require new development to be consistent with the characteristics listed in 
paragraphs (8)(b)(D) through (H) of this rule.” 

 
A. (8)(b)(A) requires MMAs to allow “A concentration of a variety of land uses in a 

well-defined area, including the following:” 
1. (8)(b)(A)(i) Requires MMAs to allow “Medium to high density residential 

development (12 or more units per acre).”  
2. (8)(b)(A)(ii) Requires MMAs to allow “Offices or office buildings.”  
3. (8)(b)(A)(iii) Requires MMAs to allow “Retail stores and services.”  
4. (8)(b)(A)(vi) Requires MMAs to allow “Restaurants”  
5. (8)(b)(A)(v) Requires MMAs to allow “Public open space or private open 

space which is available for public use, such as a park or plaza.”  
 

Findings: The Beaverton Comprehensive Plan and Development Code support a 
multimodal, mixed-use area. 
 
Goal 3.6.2 in Chapter 3 of Beaverton Comprehensive Plan states: “Downtown 
Regional Center: Create and strengthen a vibrant downtown and central area for 
Beaverton.” 
 
Policies under that goal include: 

c)  New development, redevelopment, and public investments in this area 
should prioritize transit and multimodal street networks to create a 
welcoming environment that increases social interaction, commerce, 
creativity and fun. 

d) Encourage higher intensity development near MAX and WES stations, 
creating mixed-use station communities that locate housing, jobs, and 
services near transit. 

e) Ensure that redevelopment intensifies land use, with less land dedicated 
to surface parking and more land occupied by multistory buildings 
along walkable streets. 

f) Implement programs and incentives that facilitate relocation of uses 
with land-intensive development patterns, such as large-format retail 
stores and car dealerships that have large surface parking lots, to more 
appropriate land use designations. 

h) Encourage a variety of Downtown housing options to reach the critical 
mass of people needed to support downtown businesses and increase 
mixed-use vibrancy. 

i) Encourage an “18-hour” mix of uses, including retail, employment, civic, 
entertainment, and residential uses that supports a diverse population 
that works, lives, and gathers downtown. 

h) Encourage higher intensity development near MAX and WES stations, 
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creating mixed-use station communities that locate housing, jobs and 
services near transit. 

j) Design places for people by promoting buildings and open spaces near 
sidewalks and streets that are interesting, enjoyable, and engaging for 
people passing by. 

o) Ensure that public realm improvements support the creation of a vibrant, 
pedestrian- and transit-oriented Downtown and provide amenities that 
spur development. 

Those policies and other city policies and programs support continued progress 
toward a multimodal, mixed-use area that promotes additional jobs and housing in 
a manner that makes more non-automobile trips possible because transit is readily 
available, many destinations are nearby and a high-quality pedestrian and 
bicycle environment promotes space-efficient and non-auto travel. 

Beaverton’s Development Code also supports this environment. How each zone 
found within the MMA boundary addresses criteria (8)(b)(A)(i) through (v) is shown 
in brief in Table 2 and also within the land-use regulations adopted concurrently 
with this MMA designation. 
 
Table 2: Zones, acreage of each zone inside the MMA and whether the zones meet 
the criteria in (8)(b)(A)(i) through (v) 

  Does the zone allow? 
Zone Zone 

acreage 
within 

MMA (to 
nearest 
acre) 

i.  
Max. units 
per acre 

>12 

ii.  
Office or 

office 
buildings 

iii. 
Retail 
stores 
and 

services 

iv. 
Restaurants 

v.  
Public 
open 

space or 
private 
open 

space for 
public use 

RC-BC 109 Yes, no max Yes Yes Yes Yes 
RC-DT 25 Yes, 60 max Yes Yes Yes Yes 
RC-MU 75 Yes, no max Yes Yes Yes Yes 
RC-OT 103 Yes, no max Yes Yes Yes Yes 

 
Table 2 shows that the Beaverton Downtown zones in the MMA boundary that are 
concurrently approved with the MMA are in compliance with the criteria in 
(8)(b)(A)(i) through (v). The zones in are: 

 RC-BC: Regional Center - Beaverton Central 
 RC-DT: Regional Center - Downtown Transition 
 RC-MU: Regional Center - Mixed Use 
 RC-OT: Regional Center - Old Town 
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Downtown zoning encourages mixed-use development and the creation of an 
area that allows people to meet most of their daily needs within the Regional 
Center. The zones allow many uses, allow parks and have unlimited or high 
maximum residential standards and minimum density standards of at least 18 units 
per acre. 
 
Conclusion: The criteria in (8)(b)(A)(i) through (v) are met through the city’s 
Comprehensive Plan policies and Development Code rules being adopted 
concurrently with this Comprehensive Plan amendment establishing the MMA. 

B. (8)(b)(B) requires MMAs to “Generally include civic or cultural uses.” 
 
Findings: Civic and cultural uses, including Commercial Amusements (theaters, 
concert halls and similar); Education uses; Public buildings, services and uses; 
Recreation; and Social organizations are allowed in the Beaverton Central, Mixed 
Use and Old Town zones. In the Downtown Transition zone, which has a residential 
emphasis, civic and cultural uses such as Public buildings, services and uses and 
Recreation are allowed and educational institutions are allowed as a conditional 
use. See Table 3.  
 
Table 3: Civic or cultural uses 

Zone Commercial 
Amusements 
(theaters, 
concert halls, 
etc.) 

Education: 
 commercial 

schools, 
 educational 

institutions 

Public 
buildings, 
services 
and uses 

Recreation Social 
org. 

RC-
BC 

P P, P P P P 

RC-DT N N, C P P N 
RC-
MU 

P P, P P P P 

RC-
OT 

P P, P P P P 

 
The proposed MMA boundary includes Beaverton City Hall, a U.S. Post Office, the 
city’s Main Library, a city Community Center, and the Beaverton Farmer’s Market. 

In fall 2019, the city broke ground on the Patricia Reser Center for the Arts (which is 
a Commercial Amusement use), which will be a world-class multidisciplinary arts 
center in central Beaverton. The center will enhance the cultural and economic 
vitality of Beaverton, Washington County and the greater region by providing 
more access to arts, entertainment, and educational programming for residents 
and visitors. The Center will offer educational and family programming in the visual 
and performing arts, and will host business, civic and social events. The building will 
include a 550-seat theater. 
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In addition, Downtown includes Beaverton City Park, which is a gathering place for 
the entire community, and the plazas at The Round next to the Beaverton Central 
MAX station, which host community events including the International Night 
Market. The upcoming center for the arts development also includes a plaza. 

Conclusion: The criteria in (8)(b)(B)(i) through (v) are met through the city’s existing 
civic and cultural uses and Comprehensive Plan policies and Development Code 
rules adopted concurrently with this MMA designation being approved. 

C. (8)(b)(C) requires MMAs to allow “A core commercial area where multi-story 
buildings are permitted.” 

Findings: The proposed MMA includes a core commercial area, Downtown 
Beaverton, where multi-story buildings are permitted throughout. Maximum height 
limits range from 60 feet to 120 feet in the Downtown zones adopted concurrently 
with this MMA designation. In some cases, development can exceed maximum 
heights if they reduce mass above a certain elevation. 
 
Conclusion: The criterion in (8)(b)(C) is met through the city’s Comprehensive Plan 
policies and Development Code rules adopted concurrent with this MMA 
designation. 

D. (8)(b)(D) requires MMAs to have development standards where “buildings and 
building entrances oriented to streets.”  

Findings: In Development Code rules adopted concurrently with this MMA, all four 
zones (RC-BC, RC-DT, RC-MU, RC-TO), the minimum front setback for new buildings 
is zero feet for buildings with ground-floor commercial. The maximum setback for 
buildings with first-floor commercial is 10 feet to 16 feet depending on the zone. For 
buildings with first-floor residential, minimum setbacks are 6 feet to 10 feet, 
depending on the zone. Maximum setbacks for those buildings are 12 to 16 feet, 
depending on the zone. In all those cases, standards encourage buildings oriented 
toward the street rather than being at the back of lots. In addition, the Building 
Frontage and Placement requirements require a certain amount of street frontage 
to be occupied by building façade between the minimum and maximum 
setback. These percentages range from 50 percent to 90 percent, depending on 
the street.  

Regarding building entrances, the code requires active ground-floor uses on 
certain blocks in Downtown. On these blocks, entries shall be provided on 
storefronts and, if facing more than one street, shall be oriented toward the most 
important street according to a street hierarchy identified in the code. For a 
building with first-floor residential, those facing active ground-floor use requirement 
blocks shall provide entries facing the street designed with a patio, terrace, stoop, 
porch or frontage court. On other streets, the building entries shall face the primary 
frontage. If all abutting streets are the same street typology, the applicant may 
choose which street receives the primary entry. 
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The sum of these regulations is that developments are required to put buildings 
near the street and have entrances facing active-frontage blocks and at minimum 
have an entrance facing the primary frontage, as defined by the street typologies 
identified in the code. 

Conclusion: This criterion is met because Development Code rules adopted 
concurrently with this MMA designation have standards that require buildings and 
building entrances to be oriented to streets. 

E. (8)(b)(E) requires MMAs to have “street connections and crossings that make 
the center safe and conveniently accessible from adjacent areas.”  

Findings: The proposed MMA includes Downtown Beaverton, which is easily 
accessible in all directions. The MMA is connected to adjacent areas by two east-
west arterials, SW Canyon Road and SW Farmington Road, and three north-south 
arterials, SW Cedar Hills Boulevard, SW Hall Boulevard, and SW Watson Avenue. The 
MMA is also connected by several collectors, including SW Fifth Street, SW 
Broadway Street, SW Hocken Avenue, SW Lombard Avenue, and SW Millikan Way. 
Each of these streets connects the MMA to neighboring areas and provide 
sidewalks. The area also has bus, light rail and commuter rail transit service and 
bicycle facilities. A map of the MMA and nearby areas showing the local street 
network is included in Figure 4.  

Conclusion: This criterion is met because the area contains street connections and 
crossings that provide safe and convenient access to the MMA for a variety of 
travel modes. 

F. (8)(b)(F) requires MMAs to have “a network of streets and, where appropriate, 
accessways and major driveways that make it attractive and highly convenient 
for people to walk between uses within the center or neighborhood, including 
streets and major driveways within the center with wide sidewalks and other 
features, including pedestrian-oriented street crossings, street trees, pedestrian-
scale lighting and on-street parking.”  

Findings: The proposed MMA includes Downtown Beaverton, a geography 
prioritized by the city for improved walkability. A majority of streets have 
pedestrian-focused amenities, including street trees, pedestrian-scale street 
lighting, trash receptacles, seating, public art, marked crosswalks, on-street 
parking, and curb extensions. Sidewalk widths are adequate throughout and wider 
sidewalks can be found in The Round area near the Beaverton Central MAX 
station. 

Some streets, including Fifth, Hall, Watson, Lombard, Broadway, Millikan and 
Center, contain bike lanes or sharrows. The Crescent Connection multi-use path 
was recently constructed on the north side of the MAX tracks between Lombard 
and Hall to provide a separated walking and rolling route between the Beaverton 
Transit Center and the Beaverton Central/The Round area. 
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Land use regulations require buildings and primary entrances to be constructed at 
or near the street for pedestrian engagement. There are crosswalks at each 
intersection. Most are marked through paint or brick, although some are 
unmarked. A map of the proposed MMA showing the local street network is 
included in Figure 4. Land use regulations also require pedestrian connections on 
each site between important features, such as public rights of way, paths, building 
entrances, open spaces, and parking lots.  

Conclusion: This criterion is met because the MMA has a network of streets, 
sidewalks and paths that make it attractive and convenient to travel between 
uses and Development Code provisions adopted concurrently with this MMA 
designation have requirements for future developments to provide connections to 
enhance the attractive and convenient pedestrian network. 

G. (8)(b)(G) requires MMAs to have “one or more transit stops (in urban areas with 
fixed route transit service).” 

Findings: TriMet serves the proposed MMA with 11 bus lines stopping at Beaverton 
Transit Center, as well other stops across the Downtown area. Blue and Red MAX 
lines, as well as WES commuter rail, stop at the Beaverton Transit Center as well. 
MAX Blue line also stops at Beaverton Central MAX stop. A map of the proposed 
MMA with TriMet transit routes is in Figure 6.  
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Figure 6: MMA Boundary and Transit 

 

Conclusion: This criterion is met because the MMA includes a TriMet transit center, 
light-rail stops, a commuter-rail stop and several bus lines with numerous stops. 

H. (8)(b)(H) Requires regulations within MMAs to “limit or do not allow low-intensity 
or land extensive uses, such as most industrial uses, automobile sales and services, 
and drive-through services.”  

Findings: For all four districts, the following are not allowed in the Downtown Design 
District code rules adopted concurrently with this MMA designation: 

 Drive-throughs.  
 Automotive service, major 
 Automotive service, minor 
 Bulk fuel dealerships 
 Vehicle sales or lease 

The rules also do not allow land-extensive uses because they contain minimum 
floor-area ratio requirements (for commercial or mixed-use developments) and 
minimum density requirements (for residential-only developments), as shown in 
Table 4. Floor area ratio is the ratio of all building floor area to the total site area. 
Some manufacturing, laboratory and warehousing uses are allowed, but these are 
limited to 10,000 square feet and are required to be conducted indoors. 
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Expanding those uses beyond 10,000 square feet requires a conditional use.  
 
Table 4: Zones inside the MMA and density requirements 

Zone Minimum 
floor area 

ratio 

Minimum residential 
density for residential-

only projects  
(units per acre) 

RC-BC 1.5 60 
RC-DT 1.0 30 
RC-MU 1.0 43 
RC-OT2 0.5 or 0.7 18 or 24 

Conclusion: The Downtown Design District code rules adopted concurrently with 
this MMA designation limit or do not allow land-intensive uses, such as industrial, 
auto sales, and auto service. Drive-throughs are also restricted. In addition, the 
existing code discourages land-intensive uses through standards that govern form, 
including minimum floor-area ratio and requiring new auto sales and service uses 
to be enclosed and have no exterior vehicle storage. This requirement is met. 

(10)(b)(D) requires MMAs to have “land use regulations that do not require the 
provision of off-street parking, or regulations that require lower levels of off-street 
parking than required in other areas and allow flexibility to meet the parking 
requirements (e.g. count on-street parking, allow long-term leases, allow shared 
parking).”  

Findings: The Downtown Design District Development Code rules adopted 
concurrently with this MMA designation require zero minimum parking for many 
commercial uses (such as restaurants, banks, offices, retail, service businesses) and 
0.75 parking spaces per residential unit. In addition, the rules automatically reduce 
the parking ratios by an additional 12 percent for lots on eight blocks along First 
Street between Angel and Tucker in RC-OT, lots where any part of the lot is within 
600 feet of a MAX or WES station, and lots where any part of the lot is within 600 
feet of a bus stop with 15 minute headways at peak hours. 

The existing Development Code Chapter 60 and the rules adopted along with this 
MMA designation also provide the opportunity for reducing parking restrictions 
further, including by having: 

 Car sharing program availability. 
 Transportation Management Association participation. 
 A combination of uses with shared parking 
 Additional bike parking beyond what is required.  

In addition, shared parking agreements can be utilized to reduce the needed on-

 
 
2 Minimum FAR and density depend on location within the RC-OT zone. 
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site parking (Section 40.55.15.2).  

In addition, density and floor-area ratio requirements will reduce the amount of 
parking actually constructed by requiring a minimum amount of building square 
footage on a site. 

In addition, the city has a parking plan and has hired a parking manager to 
institute parking management. 

In most locations in Beaverton outside the Regional Center, parking is required for 
commercial uses and more than 0.75 spaces per unit are required for residential 
development. 

Conclusion: The Downtown Design District code rules adopted concurrently with 
this MMA designation require zero parking for many uses, requires lower levels of 
parking than in other areas of the city and allows flexible ways to meet parking 
requirements, so the criterion has been met.  

 (10)(b)(E) Requires the MMA to be “located in one or more of the categories 
below:”  

(i) At least one-quarter mile from any ramp terminal intersection of existing or 
planned interchanges;  

(ii) Within the area of an adopted Interchange Area Management Plan (IAMP) and 
consistent with the IAMP; or  

(iii) Within one-quarter mile of a ramp terminal intersection of an existing or 
planned interchange if the mainline facility provider has provided written 
concurrence with the MMA designation as provided in subsection (c) of this 
section.”  

Findings: The MMA is more than one-quarter mile from any ramp terminal 
intersection of existing or planned interchanges. Because this MMA does not fall 
into the category or (10)(b)(E)(iii), this MMA designation is not required to comply 
with (10)(c) of this section. 

Conclusion: Beaverton’s MMA complies with (10)(b)(E)(i). The requirement is met.  

 (10)(e) states “A local government may designate an MMA on an area where 
comprehensive plan map designations or land use regulations do not meet the 
definition, if all of the other elements meet the definition, by concurrently adopting 
comprehensive plan or land use regulation amendments necessary to meet the 
definition. Such amendments are not subject to performance standards related to 
motor vehicle traffic congestion, delay or travel time.” 

Findings: These Comprehensive Plan updates are concurrently adopted with 
Comprehensive Plan and land use regulation amendments necessary to meet the 
definition as described in the findings above.  
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Conclusion: The requirement is met through amendments to Beaverton’s 
Comprehensive Plan Land Use Element (CPA2020-0004) and Development Code 
(ZMA2020-0004 and TA2020-0002), including Development Code changes to establish 
a Downtown Design District.  

 

Properties outside the Multimodal Mixed Use Area:  

The City of Beaverton proposes to amend its Comprehensive Plan, zoning map, 
and development code as part of the implementation strategy for the Downtown 
Design Project. Two properties affected by the proposed amendments are not 
within the boundary of a proposed Multimodal Mixed-Use Area and thus are 
subject to the “Significant Impact” analysis as required by the state’s 
Transportation Planning Rule. The below summary demonstrates that the proposed 
amendments do not create a significant impact on transportation facilities per 
Oregon Administrative Rule (OAR) 660-12-0060. 

Proposed amendments to the City’s Comprehensive Plan (Chapter 3, Land Use 
Element) in Comprehensive Plan Amendment CPA-2020-0004, the zoning map in 
Zoning Map Amendment ZMA2020-0004 and the Beaverton Development Code 
(BDC) in text amendments TA2020-0002 and TA2020-0004 would implement the 
Downtown Design Project’s Urban Design Framework adopted by City Council 
Resolution No. 4532 on October 9, 2018. The amendments are largely applicable 
to the Downtown Regional Center, a land use designation adopted within the 
City’s Comprehensive Plan and in Metro’s Regional 2040 Growth Concept.  

As part of these amendments, the City is proposing to establish a Multimodal 
Mixed-Use Area (MMA) as allowed under OAR 660-12-0060(10) that would be 
applicable to all but two properties within the Downtown Regional Center. 
Designating an MMA boundary allows for legislative amendments to development 
code, zoning and comprehensive plan maps, and Comprehensive Plans without 
needed to comply with state automobile congestion standards. As such, the City is 
not required to provide findings to demonstrate compliance with the TPR’s 
congestion performance measures for changes within the MMA boundary.  

Two properties within the Downtown Design District (the geography subject to the 
Comprehensive Plan, Zoning Map and Development Code amendments 
proposed) are not within the proposed MMA boundary. Property No. 1 is affected 
by proposed amendments to the city’s zoning map and to the development 
code. Property No. 2, however, is only impacted by proposed changes to the 
development code and remains a zoning district with the same name. The findings 
below demonstrate that the proposed amendments to the zoning map and 
development code as applicable to Property No. 1 and Property No. 2 do not 
cause a significant impact on existing and proposed transportation facilities.  

 
Table 5: Summary of Amendments Affecting Properties No. 1 and No. 2 

 Proposed changes 
to Comp Plan 

Proposed changes 
to Zoning Map? 

Proposed changes 
to Zoning Code? 



 

CPA2020-0004, TA2020-0002, ZMA2020-0004 Downtown Design District Amendments CPA - 19 
Staff Report Date: September 16, 2020 

map? 
Property No. 1 No Yes Yes 
Property No. 2 No No Yes 

OAR 660-012-000 through 660-012-0070, referred to as the Transportation Planning 
Rule (TPR), provide guidance on compliance with Statewide Planning Goal 12. A 
Transportation System Plan (TSP) adopted pursuant to OAR Division 12 fulfills the 
requirements for public facilities planning required under Oregon Revised Statutes 
197.712(2)(e), Goal 11, and OAR Chapter 660, Division 12 as they relate to 
transportation facilities. Volume IV of the Beaverton’s Comprehensive Plan 
contains the City’s adopted TSP.  

The Transportation Planning Rule states that amendments that “significantly affect 
a transportation facility shall assure that allowed land uses are consistent with the 
identified function, capacity and performance standards (e.g., level of service, 
volume to capacity ration, etc.) of the facility.”. 

A “significant effect” can result from: 
 A change to functional classification or the standards implementing a 

functional classification system; or   
 Changes to planned land uses that would result in types or levels of travel 

or access that are inconsistent with adopted functional classifications; or  
 Changes that would degrade performance so that it doesn’t meet 

performance standards or further degrade performance for a facility that is 
already projected not to meet performance standards.  

The following TPR findings demonstrate that the proposed amendments, when 
applied to the two subject properties, do not cause a significant effect to existing 
and proposed transportation facilities. The amendments to Beaverton’s zoning 
map and development code as applicable to each of the two subject properties 
are described below: 

Property No. 1 

Property No. 1, also known as the Canyon Place Shopping Center, is a 12.5-acre 
property adjacent to the Beaverton Transit Center with frontages to SW Canyon 
Road (an arterial) as well as SW 117th Avenue (a collector).  

Property No. 1 is taxlot 1S110CD00900 and has the following site addresses: 3805 SW 
117TH AVE, 3821 SW 117TH AVE, 3831 SW 117TH AVE, 3849 SW 117TH AVE, 3861 SW 
117TH AVE, 3905 SW 117TH AVE, 4005 SW 117TH AVE, 4021 SW 117TH AVE, 4037 SW 
117TH AVE, 4105 SW 117TH AVE, 4105 SW 117TH AVE, STE A-1  

The site takes direct access from SW Canyon Road (functional classification is 
Arterial in the Transportation System Plan). The road is under the jurisdiction of the 
Oregon Department of Transportation. The site also has frontage along and access 
from SW 117th Avenue, a street with a functional classification of Collector. 

Other nearby transportation facilities: Site is adjacent to the Beaverton Transit 
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Center, which is served by two high-capacity light rail lines, WES Commuter Rail 
and 10 bus lines. 

The current zoning is Downtown Regional Center – Transit Oriented District (RC-TO), 
and the proposed zoning is Beaverton Central (RC-BC) 

Figure 7 and Figure 8 provide an aerial and vicinity map. 

Figure 7: Aerial photograph of Property No. 1. 
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Figure 8: Vicinity map of Property No. 1  

 

Table 6 provides a summary of the amendments affecting Property No. 1. 

Table 6: Amendments affecting Property No. 1 
 Existing Proposed Summary of Change 

Comp Plan 
Map 

Downtown Regional 
Center 

Downtown Regional 
Center 

No change3 

Zoning Map  Regional Center – 
Transit-Oriented (RC-TO) 

Regional Center – 
Beaverton Central 
(RC-BC) 

New zone 
designation 

Development 
Code 

No maximum FAR No maximum FAR No max. FAR change 

Maximum 60 residential 
units/acre 

No maximum 
residential units/acre 

Removes cap on 
residential units/acre 

Maximum building 
height 120 ft 

Maximum building 
height of 120 feet 
(with ability to go 
higher under 

Allows potential to 
exceed the 
maximum building 
height standard of 

 
 
3 The proposed amendments would change the Comprehensive Plan Map, but those changes will not 
apply to this property. The proposed amendments also will modify the list of implementing zones for the 
Comprehensive Plan. 
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 Existing Proposed Summary of Change 

discretionary review 
process) 

120 feet. 
 

Allowed uses (either 
outright or conditional 
use): 

 “Automotive uses, 
minor” 

 “Vehicle, sales or 
lease”  

 “Rental business”  
 Detached 

dwellings 
 “Medical clinics” 
 Meeting facilities 

larger than 20,000 
ft2  

 “Public buildings, 
services, and 
uses”  

 Public parks and 
recreational 
facilities  

 “Transit centers”  

Now prohibited uses: 
 “Automotive uses, minor” 
 “Storage Yards” 
 “Vehicle, sales or lease”  
 “Detached dwellings” 

 
Uses that are now more restrictive (i.e., now 
conditional use): 

 “Rental business”  
 
Uses are now less restrictive (i.e. were 
previously conditional uses but are now 
outright permitted): 

 “Medical Clinics” 
 Meeting facilities larger than 20,000 ft2   
 “Public buildings, services and uses”  
 Public parks and recreational facilities  
 “Transit centers”   

 
 

Property No. 2 

Property No. 2 is a 1-acre site that currently has a warehouse-style building. The site 
is at the eastern edge of historic grid of downtown Beaverton south of SW 
Farmington Road and abutting a rail line. The site is bound on two sides by local 
streets – SW Filbert Avenue and SW 3rd Street.   

Property No. 2 is taxlot 1S115BD03000 and has a site address of 11755 SW 3rd 
Avenue  

The site takes direct access from SW Filbert Avenue and SW 3rd Street, and the 
functional classification of both streets is Local Street. Both are under the 
jurisdiction of the City of Beaverton. 

The site is adjacent to an active rail line utilized by heavy rail as well as the WES 
Commuter Rail line operated by TriMet, although the site does not have a heavy 
rail spur and no WES station is adjacent to the site, with the nearest WES station 
further north at the Beaverton Transit Center. 

The current zone is Downtown Regional Center – Old Town District (RC-OT) and the 
site is proposed to remain in the same zone, although development code 
amendments are being proposed concurrently.  
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Figure 9 and Figure 10 provide an aerial and vicinity map 

Figure 9: Aerial photograph of Property No. 2 
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Figure 10: Vicinity map for Property No. 2 

 

 

Table 3. Amendments Affecting Property No. 2 
 Existing Proposed Summary of Change 
Comp Plan 
Map 

Downtown Regional 
Center 

Downtown 
Regional Center 

No change4 

Zoning Map  Regional Center – Old 
Town (RC-OT) 

Regional Center – 
Old Town (RC-OT) 

No change 

Development 
Code 

No maximum FAR No maximum FAR 
 

No max. FAR change 
 

Max. 40 residential 
units/acre 

No max residential 
units/acre 

Removes cap on 
residential units/acre 

Maximum building 
height 40 feet 

Maximum building 
height 65 feet 

Increases the 
maximum allowable 
building height 
 

Allowed uses (either 
outright or conditional 
use): 

Now prohibited uses: 
 “Automotive uses, minor” 
 “Storage Yards” 

 
 
4 The proposed amendments would change the Comprehensive Plan Map, but those changes will not 
apply to this property. The proposed amendments also will modify the list of implementing zones for the 
Comprehensive Plan. 
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 Existing Proposed Summary of Change 
 “Automotive uses, 

minor” 
 “Storage Yards” 
 “Vehicle, sales or 

lease” 
 “Detached 

dwellings” 
 “Rental business”  
 “Hospitals”  
 “Temporary Living 

Quarters”  
 “Public buildings, 

services, and 
uses”  

 Public parks and 
recreational 
facilities  

 “Transit centers”  

 “Vehicle, sales or lease”  
 “Detached dwellings” 

 
Uses that are now more restrictive (i.e., 
now conditional use): 

 “Rental business”  
 “Hospitals”  

 
Uses are now less restrictive (i.e. were 
previously conditional uses but are now 
outright permitted): 

 “Temporary Living Quarters”  
 “Public buildings, services and uses”  
 Public parks and recreational 

facilities  
 “Transit centers”  

OAR 660-012-0060 findings are: 

(1) If an amendment to a functional plan, an acknowledged comprehensive plan, 
or a land use regulation (including a zoning map) would significantly affect an 
existing or planned transportation facility, then the local government must put in 
place measures as provided in section (2) of this rule, unless the amendment is 
allowed under section (3), (9) or (10) of this rule. A plan or land use regulation 
amendment significantly affects a transportation facility if it would: 

(a) Change the functional classification of an existing or planned transportation 
facility (exclusive of correction of map errors in an adopted plan); 

Findings: The proposed amendments will update the zoning map and the 
implementing development code for the two subject properties. The proposed 
amendments do not include changing the functional classification of an existing or 
planned transportation facility. Thus, staff finds that the criterion within section 
(1)(a) of this rule is not applicable. 

(b) Change standards implementing a functional classification system; or 
Findings: The proposed amendments will update the zoning map and the 
implementing development code for the two subject properties. The amendments 
do not include changes to any adopted standards for implementing the City’s 
functional classification plan. Thus, staff finds that the criterion within section (1)(b) 
of this rule, is not applicable. 

(c) Result in any of the effects listed in paragraphs (A) through (C) of this 
subsection based on projected conditions measured at the end of the planning 
period identified in the adopted TSP. As part of evaluating projected conditions, 
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the amount of traffic projected to be generated within the area of the amendment 
may be reduced if the amendment includes an enforceable, ongoing requirement 
that would demonstrably limit traffic generation, including, but not limited to, 
transportation demand management. This reduction may diminish or completely 
eliminate the significant effect of the amendment.  

Findings: Paragraphs (A) through (C) list effects to the transportation system as 
identified in the adopted TSP’s planning period that qualify as an impact to the 
transportation system under this rule. The City of Beaverton last updated its TSP in 
September 2010 (Ordinance No. 4551) with a planning period through the year 
2035.  

The following findings demonstrate that the amendment to the City’s zoning map 
and development code as they are applicable to properties No. 1 and No. 2 do 
not create an impact to the transportation system. Thus, under sections (1)(c)(A) 
through (C) of this rule, staff finds that the amendment does not significantly affect 
a transportation facility. 

(A) Types or levels of travel or access that are inconsistent with the functional 
classification of an existing or planned transportation facility;  

Findings: Properties No. 1 and No. 2 are well served by existing transportation 
network that is planned for in the City’s adopted TSP through the year 2035.   

Property No. 1 

Property No. 1, also known as the Canyon Place Shopping Center, is a 12.5-acre 
site with multiple accesses to the transportation network, including one from SW 
Canyon Road (with a functional classification of an arterial), and two from SW 
117th Avenue (with a functional classification of a collector). The accesses on SW 
117th Avenue are consistent with access standards within the City’s Engineering 
Design Manual for collectors. The current access to SW Canyon Road does not 
meet access standards for an arterial. Future development of the site will likely 
require closing the site’s single access to SW Canyon Road. The amendments to 
the zoning map and development code will not change or otherwise affect the 
City’s ability to regulate the site’s future access to be consistent with the function 
classification.  

The applicable sections of the amended development code for Property No. 1 will 
continue to have no maximum FAR on the site. The amendment will remove a cap 
on the maximum units per acre for residential-only developments which is currently 
60 units per acre. With no changes to the maximum FAR and by removing the 
already high density of 60 units per acre for residential-only developments, staff 
conclude that the amendments will not significantly change maximum allowed 
densities on the site, and thus, any change to the types and level of traffic 
generated in a full build-out of the site as allowed under the development code 
would be negligible.  

Property No. 2 
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Property No. 2 is a 1-acre site on the edge of a historic street grid made of up 
blocks that are 220 to 280 feet in length. The site has frontage on two local streets: 
SW Filbert Avenue of which there is one existing access, and SW 3rd Street, of 
which there are two existing accesses. The existing access currently meet the 
access standards based on functional classification within the City’s adopted 
Engineering Design Manual. The proposed amendments to the zoning map and 
development code will not affect the City’s ability to regulate future access to the 
site. Thus, access to Property No. 2 is consistent with the functional classification of 
the surrounding street network. 

The applicable sections of the amended development code for Property No. 2 will 
continue to have no maximum FAR on the site. The amendment will remove a cap 
on the maximum units per acre for residential-only developments which is currently 
40 units per acre. Lastly, the maximum building height will be increased from 40 
feet to 65 feet. With no changes to the maximum FAR and by removing the 
already high density of 40 units per acre for residential-only developments, staff 
conclude that the amendments will not significantly change maximum allowed 
densities on the site. The increased maximum building height of 25 additional feet 
could allow for an additional one to two stories; however on a one acre site, the 
impacts generated by the additional story(ies) would be insignificant. Any 
changes to the types and level of traffic generated in a full build-out of the site as 
allowed under the development code would be negligible. Access to the existing 
and future transportation network will continue to be evenly distributed to two 
local streets well connected to the historic street grid in “Old Town” Beaverton.  

The access, types of travel, and the level of travel anticipated with the zoning map 
and development code amendments are consistent with the adopted functional 
classification of surrounding streets. Thus, staff finds that the zoning map and 
development code amendments do not significant effect the existing and 
planned transportation network as defined in Section 1of this rule. 

(B) Degrade the performance of an existing or planned transportation facility such 
that it would not meet the performance standards identified in the TSP or 
comprehensive plan; or  

Findings: The amendment will change the zoning designation of Property No. 1 to 
a new implementing district for the Downtown Regional Center that will marginally 
change some of the site development requirements in the development code. 
The amendment will not change the zoning designation for Property No. 2 but will 
similarly make minor amendments to the site development requirements within the 
development code. 

The amendment will modify the allowed uses in zoning districts for both properties. 
In both zones, the following allowed uses (either outright or as a conditional use) 
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will no longer be permitted: detached dwellings5; minor automotive uses6; and 
vehicle sales and leasing7. The zoning district for Property No. 2 (RC-OT) also will no 
longer permit storage yards8. The amendment will not change any of the existing 
prohibited uses. However the following uses that are currently allowed as 
conditional uses will be permitted outright with the amendment: public buildings 
and services9; public parks and recreational facilities10; transit centers11; meeting 
facilities larger than 20,000 square feet12 (RC-BC zone only); medical clinics13 (RC-
BC zone only); and temporary living quarters14 (RC-OT zone only). 

Prohibiting auto-centric land uses with high trip generation rates15 for both 
properties’ zoning districts reduces potential traffic generated to the sites with 
future redevelopment. This reduction in potential trips neutralizes any impacts from 
the reduced restrictions on uses like medical clinics, public buildings, and 
temporary living facilities. 

 
 
5 Definition of “Dwelling, detached” in Chapter 90 of Development Code: “A dwelling that is not 

attached to any other dwelling, excluding accessory dwellings.” 
6 Definition of “Automotive Services, Minor” in Chapter 90 of the Development Code: “Service or 

report to motorized vehicles, which do not affect the body or frame. This term includes: retail and 
wholesale fuel sales; tire sales or installation, glass installation, oil changes and lubrications, general 
engine maintenance and repair, radiator repair, detail shops, mechanical car washes solely used 
by on-site employees as part of retail vehicle sales, or other similar service or repair.” 

7 Definition of “Vehicle Sales, Lease, or Rental” in Chapter 90 of the Development Code: “The sale, 
lease or rental of new or used automobiles, boats, motorcycles, or other motorized vehicles that 
require a license or registration to own or operate. This use classification includes, but is not limited 
to: Car rentals, Vehicular Dealerships, Dealerships, Vehicle Sales, Vehicle Sales Lots, Travel Trailers, 
Recreation Vehicles, Manufactured Homes, Boat Sales, or other similar uses, not located in 
residential zones.” 

8 Definition of “Storage Yards” in Chapter 90 of the Development Code: “Any lot, or portion of a lot, 
which is used for the sole purpose of the outdoor storage of fully operable vehicles, construction 
equipment, construction materials or other tangible materials and equipment.” 

9 Definition of “Public Buildings” in Chapter 90 of the Development Code: “Structures, services, and 
uses such as City Hall, Post Offices, Police and Fire Stations.” 

10 This use is not yet defined in the Development Code. 
11 Definition of “Transit Centers” in Chapter 90 of the Development Code: “A station with shelters that 

provides a community transit focus and a location for intermodal transfers. Amenities may include 
snack bars, drinking fountains, and transit information boards.” 

12 This use is not yet defined in the Development Code. 
13 Definition of “Medical Clinics” in Chapter 90 of the Development Code: “A facility independent 

or part of a hospital or medical school, that is devoted to the diagnosis and care of outpatients. 
The establishment may be run by several specialists working in cooperation and sharing of the 
same facility for either a single-focus or general-purposes of the entire facility, such as a cardiac 
clinic or pediatric clinic.” 

14 Definition of “Temporary Living Quarters” in Chapter 90 of the Development Code: “Temporary 
living accommodations, such as: Hotels, Motels, Extended-Stay Hotels, Single-Residency 
Occupancy Hotels, Bed and Breakfasts, or Boarding, Rooming or Lodging Houses.” 

15 See trip generation rates in the Institute of Transportation Engineers (ITE) Trip Generation Manual 
10th edition for “Quick lubrication vehicle shop” (land use code 941), “Gasoline / Service Station” 
(land use code 944), “Automated car wash” (land use code 14.20), and “Car wash and detail 
center” (land use code 949).  
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The amendment will not affect the properties’ maximum allowable FAR. Current 
development code for both properties have no maximum FAR. The amendment to 
the development code will not change this standard.  

The amendment will remove the maximum units per acre standard for residential-
only developments. Currently, the applicable site development standards in the 
development code for Property No. 1 cap residential-only developments at 60 
units per acre. With the proposed amendment, Property No. 1 will no longer be 
subject to a maximum number of units within the development code.  Similarly, 
Property No. 2 is currently subject to a site development standard in the 
development code that limits residential-only density to 40 units per acre. 

The change to remove the maximum units per acre for residential only 
developments for Property No. 1 and No. 2 zoning districts will not degrade the 
performance of existing or proposed streets such that the performance standards 
adopted within the TSP cannot be met. Removing a maximum number of units for 
residential-only properties will allow more flexibility for developers to design and 
build more financially feasible projects that are still sensitive to the surrounding 
context. These two properties’ result in a combined 13 acres in which a developer 
may exercise the option to exceed the current maximum number of allowable 
units per acre. 

(C) Degrade the performance of an existing or planned transportation facility that 
is otherwise projected to not meet the performance standards identified in the TSP 
or comprehensive plan.  

Findings: Staff refer to the findings in subsection (B) herein. The amendment to the 
development code will make changes to allowed uses in the zone with zero net 
impact to anticipated trips to the site. Amendments to the maximum allowed 
density are negligible. These amendments to the development code will not 
degrade the performance of existing or planned transportation facilities including 
those that are projected to not meet performance standards in the City’s adopted 
TSP. 

Conclusion: The proposed amendment as it relates to subject properties No. 1 and 
No. 2 include amending the City’s zoning map and the site development 
standards within the City’s adopted development code that implement the zoning 
districts. The amendment does not propose changes to the two properties’ 
Comprehensive Plan map designation.  

As demonstrated in the above findings to Section (1) of this rule, and within the 
findings for sections (6) and (9)of this rule, the proposed zoning map and 
development code amendments as applied to properties No. 1 and No. 2 will not 
significantly affect the existing or planned transportation facilities as described the 
subsections (a) through (c) below. 

(2) If a local government determines that there would be a significant effect, then 
the local government must ensure that allowed land uses are consistent with the 
identified function, capacity, and performance standards of the facility measured 
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at the end of the planning period identified in the adopted TSP through one or a 
combination of the remedies listed in (a) through (e) below, unless the amendment 
meets the balancing test in subsection (2)(e) of this section or qualifies for partial 
mitigation in section (11) of this rule. A local government using subsection (2)(e), 
section (3), section (10) or section (11) to approve an amendment recognizes that 
additional motor vehicle traffic congestion may result and that other facility 
providers would not be expected to provide additional capacity for motor vehicles 
in response to this congestion.  

Findings: City staff refer to the findings within sections (1) and (9) of this rule that 
demonstrate the amendment does not cause a significant effect to existing and 
planned transportation facilities. The findings mean the City is not required to 
demonstrate how the allowed land uses resulting from the amendment are 
consistent with the function, capacity, and performance measures of the 
transportation network as prescribed in section (2) below. Staff finds that the 
criteria within section (2) of this rule are not applicable. 

Conclusion: The proposed amendments to the City’s zoning map and 
development code do not cause a significant impact on the transportation 
system. Thus, section (2) of this rule is not applicable.  

(3) Notwithstanding sections (1) and (2) of this rule, a local government may 
approve an amendment that would significantly affect an existing transportation 
facility without assuring that the allowed land uses are consistent with the function, 
capacity and performance standards of the facility where:  

Findings: As described above, the amendment does not significantly affect an 
existing transportation facility. The criteria within section (3) are not applicable. 

Conclusion: The provisions allowed under section (3) of this rule are not applicable 
to the proposed amendments.  

(4) Determinations under sections (1)– (3) of this rule shall be coordinated with 
affected transportation facility and service providers and other affected local 
governments. 

(a) In determining whether an amendment has a significant effect on an existing or 
planned transportation facility under subsection (1)(c) of this rule, local 
governments shall rely on existing transportation facilities and services and on the 
planned transportation facilities, improvements and services set forth in 
subsections (b) and (c) below.  

(b) Outside of interstate interchange areas, the following are considered planned 
facilities, improvements and services:  

(A) Transportation facilities, improvements or services that are funded for 
construction or implementation in the Statewide Transportation Improvement 
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Program or a locally or regionally adopted transportation improvement program or 
capital improvement plan or program of a transportation service provider.  

(B) Transportation facilities, improvements or services that are authorized in a local 
transportation system plan and for which a funding plan or mechanism is in place 
or approved. These include, but are not limited to, transportation facilities, 
improvements or services for which: transportation systems development charge 
revenues are being collected; a local improvement district or reimbursement 
district has been established or will be established prior to development; a 
development agreement has been adopted; or conditions of approval to fund the 
improvement have been adopted. 

(C) Transportation facilities, improvements or services in a metropolitan planning 
organization (MPO) area that are part of the area’s federally-approved, financially 
constrained regional transportation system plan.  

(D) Improvements to state highways that are included as planned improvements in 
a regional or local transportation system plan or comprehensive plan when ODOT 
provides a written statement that the improvements are reasonably likely to be 
provided by the end of the planning period.  

(E) Improvements to regional and local roads, streets or other transportation 
facilities or services that are included as planned improvements in a regional or 
local transportation system plan or comprehensive plan when the local 
government(s) or transportation service provider(s) responsible for the facility, 
improvement or service provides a written statement that the facility, improvement 
or service is reasonably likely to be provided by the end of the planning period.  

Findings: The amendments to the City’s zoning map and development code will 
be applicable to two properties, both of which are located outside of an interstate 
interchange area as defined in section (4)(d)(C) of this rule. Interstates 5, 82, 84, 
105, 205 and 405 are not near Beaverton and the nearby Highway 217 
interchanges are not part of an Interchange Area Management Plan. The 
planned facilities, improvements and services to the transportation network outside 
of the interstate interchange area that are referenced in the findings to the state 
transportation planning rule are from the City’s adopted 2035 TSP as well as the 
federally constrained project list within the Metro Regional Transportation Plan. The 
City collects system development charges as part of the Washington County-wide 
Transportation Development Tax that helps fund improvements to the 
transportation network. The City also regularly conditions improvements to the 
transportation network for proposed developments that cause an impact to the 
transportation system through the land use approval process. Through these plans 
and measures, the method the City used to assess the planned improvements to 
the transportation network is consistent with subsection (b)(B) and (C). Staff finds 
that the criterion within section (4)(b) of this rule is met. 

(c) Within interstate interchange areas, the improvements included in (b)(A)–(C) 
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are considered planned facilities, improvements and services, except where:  

(A) ODOT provides a written statement that the proposed funding and timing of 
mitigation measures are sufficient to avoid a significant adverse impact on the 
Interstate Highway system, then local governments may also rely on the 
improvements identified in paragraphs (b)(D) and (E) of this section; or  

(B) There is an adopted interchange area management plan, then local 
governments may also rely on the improvements identified in that plan and which 
are also identified in paragraphs (b)(D) and (E) of this section.  

Findings: The amendment to the City’s zoning map and development code will 
affect two properties that are located outside of an interstate interchange area as 
defined in paragraph (4)(d)(C) of this rule.  Thus, the criteria within Section (4)(c) of 
this rule are not applicable.    

(d) As used in this section and section (3): 

(A) Planned interchange means new interchanges and relocation of existing 
interchanges that are authorized in an adopted transportation system plan or 
comprehensive plan;  

(B) Interstate highway means Interstates 5, 82, 84, 105, 205 and 405; and  

(C) Interstate interchange area means:  

(i) Property within one-quarter mile of the ramp terminal intersection of an existing 
or planned interchange on an Interstate Highway; or  

(ii) The interchange area as defined in the Interchange Area Management Plan 
adopted as an amendment to the Oregon Highway Plan.  

Findings: As demonstrated above, the two subject properties of these findings are 
not located within an interstate interchange area. Staff finds that subsection (4)(d) 
is not applicable. 

(e) For purposes of this section, a written statement provided pursuant to 
paragraphs (b)(D), (b)(E) or (c)(A) provided by ODOT, a local government or 
transportation facility provider, as appropriate, shall be conclusive in determining 
whether a transportation facility, improvement or service is a planned 
transportation facility, improvement or service. In the absence of a written 
statement, a local government can only rely upon planned transportation facilities, 
improvements and services identified in paragraphs (b)(A)–(C) to determine 
whether there is a significant effect that requires application of the remedies in 
section (2).  

Findings: The planned facilities, improvements and services to the transportation 
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network outside of the interstate interchange area that are referenced in the 
findings to the state transportation planning rule are from the City’s adopted 2035 
TSP and the federally constrained project list of the Regional Transportation Plan 
which is consistent with subsection (b)(B) and (C). Staff finds that the criterion 
within section (4)(e) of this rule are met. 

Conclusion: The determination made by city staff that the proposed amendment 
will not cause a significant effect on the transportation network meets the criteria 
within subsection (4) of this rule for the two subject properties, which are outside of 
an interstate interchange area. The criteria in section (4) of this rule are met.  

(5) The presence of a transportation facility or improvement shall not be a basis for 
an exception to allow residential, commercial, institutional or industrial 
development on rural lands under this division or OAR 660-004-0022 (Reasons 
Necessary to Justify an Exception Under Goal 2, Part II(c)) and 660-004-0028 
(Exception Requirements for Land Irrevocably Committed to Other Uses).  

Findings: The proposed amendments to the zoning map and development code 
as they are applicable to the two subject properties does not include an 
exception to allow development on rural lands. The two subject properties are 
within the Downtown Regional Center, an urban land use designation in the City’s 
adopted Comprehensive Plan and within the Metro Urban Growth Boundary.  Staff 
finds that the criterion within section (5) of this rule is met. 

Conclusion: The criterion within section (5) of this rule is met.  

(6) In determining whether proposed land uses would affect or be consistent with 
planned transportation facilities as provided in sections (1) and (2), local 
governments shall give full credit for potential reduction in vehicle trips for uses 
located in mixed-use, pedestrian-friendly centers, and neighborhoods as provided 
in subsections (a)–(d) below;  

(a) Absent adopted local standards or detailed information about the vehicle trip 
reduction benefits of mixed-use, pedestrian-friendly development, local 
governments shall assume that uses located within a mixed-use, pedestrian-
friendly center, or neighborhood, will generate 10% fewer daily and peak hour trips 
than are specified in available published estimates, such as those provided by the 
Institute of Transportation Engineers (ITE) Trip Generation Manual that do not 
specifically account for the effects of mixed-use, pedestrian-friendly development. 
The 10% reduction allowed for by this section shall be available only if uses which 
rely solely on auto trips, such as gas stations, car washes, storage facilities, and 
motels are prohibited;  

(b) Local governments shall use detailed or local information about the trip 
reduction benefits of mixed-use, pedestrian-friendly development where such 
information is available and presented to the local government. Local 
governments may, based on such information, allow reductions greater than the 
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10% reduction required in subsection (a) above;  

Findings: The proposed amendment to the City’s zoning map and development 
code as they are applied to the two subject properties does not create a 
significant impact on the existing and proposed transportation network as 
demonstrated in the findings for section (1) of this rule.  

The City of Beaverton does not have adopted local standards or other detailed 
information about vehicle trip reduction benefits of mixed-use, pedestrian friendly 
development, thus subsection (6)(a) is applicable. The amendments to the zoning 
map and the zoning eliminate uses on the two subject properties that rely solely on 
auto trips. Specifically, the amendments to the City’s development code will no 
longer permit “Automotive service, minor” within the Downtown Regional Center. 
The City’s definition of “Automotive service, minor” includes: 

 “Service or repair to motorized vehicles, which do not affect the body or frame. 
This term includes: retail and wholesale fuel sales, tire sales or installation, glass 
installation, oil changes and lubrications, general engine maintenance and repair, 
radiator repair, detail shops, mechanical car washes sole used by on-site 
employees as part of retail vehicle sales, or other similar service or repair”.  

Thus, City staff utilize the allowable 10 percent reduction in potential vehicle trips 
resulting from the amendments as applicable to the two subject properties. As 
shown in the findings for sections (1) of this rule above, the anticipated impact of 
the amendments on the two subject properties is insignificant. With the additional 
10% reduction in trips allowed under Section (6) of this rule, Staff concludes there is 
no impact to existing or proposed transportation facilities. Staff finds that the 
criteria under (a) and (b) of this section of the rule are met. 

(c) Where a local government assumes or estimates lower vehicle trip generation 
as provided in subsection (a) or (b) above, it shall assure through conditions of 
approval, site plans, or approval standards that subsequent development 
approvals support the development of a mixed-use, pedestrian-friendly center or 
neighborhood and provide for on-site bike and pedestrian connectivity and 
access to transit as provided for in OAR 660-012-0045 (Implementation of the 
Transportation System Plan)(3) and (4). The provision of on-site bike and pedestrian 
connectivity and access to transit may be accomplished through application of 
acknowledged ordinance provisions which comply with 660-012-0045 
(Implementation of the Transportation System Plan)(3) and (4) or through 
conditions of approval or findings adopted with the plan amendment that assure 
compliance with these rule requirements at the time of development approval; 
and  

(d) The purpose of this section is to provide an incentive for the designation and 
implementation of pedestrian-friendly, mixed-use centers and neighborhoods by 
lowering the regulatory barriers to plan amendments which accomplish this type of 
development. The actual trip reduction benefits of mixed-use, pedestrian-friendly 
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development will vary from case to case and may be somewhat higher or lower 
than presumed pursuant to subsection (a) above. The Commission concludes that 
this assumption is warranted given general information about the expected effects 
of mixed-use, pedestrian-friendly development and its intent to encourage 
changes to plans and development patterns. Nothing in this section is intended to 
affect the application of provisions in local plans or ordinances which provide for 
the calculation or assessment of systems development charges or in preparing 
conformity determinations required under the federal Clean Air Act.  

Findings:  The proposed amendments to the City’s zoning map and development 
code will not affect the existing code that require site plans, consistency with 
approval standards and conditions of approval for developments that could 
occur on the two subject properties. Section 60.55 Transportation Facilities of the 
Beaverton Development Code will continue to require any developments with 
new or reconstructed transportation facilities meet a number of approval criteria 
that ensure bicycle and pedestrian connectivity, access to transit, and other multi-
modal considerations are provided for. Furthermore, the subject properties are 
located within a Regional Center as designated in Metro’s 2040 Growth Concept. 
The proposed amendments to the zoning map and the development code are 
specifically intended to support the City’s and the region’s adopted policies for a 
pedestrian-friendly, mixed-use center. Staff determines that the criterion within 
Section (6)(c) of this rule is met. 

Conclusion: In determining that the proposed amendment does not cause a 
significant impact to transportation facilities, the City assumes full credit for a 
potential reduction in vehicle trips for uses in a mixed-use, pedestrian-friendly 
center. The allowance for the trip reduction credit is applicable to the proposed 
amendments. Staff find that the criteria under section (6) of this rule are met. 

(7) Amendments to acknowledged comprehensive plans and land use regulations 
which meet all of the criteria listed in subsections (a)–(c) below shall include an 
amendment to the comprehensive plan, transportation system plan the adoption 
of a local street plan, access management plan, future street plan or other binding 
local transportation plan to provide for on-site alignment of streets or accessways 
with existing and planned arterial, collector, and local streets surrounding the site 
as necessary to implement the requirements in OAR 660-012-0020 (Elements of 
Transportation System Plans)(2)(b) and 660-012-0045 (Implementation of the 
Transportation System Plan)(3):  

(a) The plan or land use regulation amendment results in designation of two or 
more acres of land for commercial use;  

(b) The local government has not adopted a TSP or local street plan which 
complies with OAR 660-012-0020 (Elements of Transportation System Plans)(2)(b) 
or, in the Portland Metropolitan Area, has not complied with Metro’s requirement 
for street connectivity as contained in Title 6, Section 3 of the Urban Growth 
Management Functional Plan; and  
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(c) The proposed amendment would significantly affect a transportation facility as 
provided in section (1). 

Findings: Per subsection (a), the proposed amendments affect only the Downtown 
Beaverton Regional Center, a Regional Center designated in Metro’s 2040 Growth 
Concept. As such, the implementing zones with the City’s Development Code for 
the Regional Center are all mixed-use zones. There are no commercial zones within 
the regional center. Subsection (a) is not applicable. Commercial uses are allowed 
in the zone, but in any case, (b) and (c) below are not applicable. 

Regarding subsection (b), the City has an adopted 2035 Transportation System 
Plan that complies with OAR 660-012-0020. Refer to City Ordinance No. 4551. Staff 
find that subsection (b) is not applicable.  

Regarding subsection (c), staff has provided findings above in Section (1) and (2) 
of this rule that the proposed amendments to the zoning map and the 
development code to not significantly affect a transportation facility. Staff find 
that subsection (c) is not applicable.  

Section (7) is applicable to proposed amendments that meet all of the criteria 
listed in subsections (7)(a)–(c). The proposed amendments do not meet the criteria 
in (b) and (c). 

Conclusion: Staff find that section (7 is not applicable to the City’s proposed 
amendments to the zoning map and the development code because subsections 
(b) and (c) are not met. 

(8) A “mixed-use, pedestrian-friendly center or neighborhood” for the purposes of 
this rule, means:  

(a) Any one of the following: …. 

(A) An area designated as a central city, regional center, town center or main 
street in the Portland Metro 2040 Regional Growth Concept;  

Findings:  The proposed amendments to the zoning map and the development 
code will affect two subject properties that are located with the Downtown 
Regional Center, a regional center designated in the Portland Metro 2040 
Regional Growth Concept (per subsection (a)(B)) and Beaverton’s 
Comprehensive Plan. Thus, the two properties affected by the proposed zoning 
map and development code changes are considered mixed-use and pedestrian-
friendly center and neighborhood as defined in this rule. Staff finds the criterion 
under section (8) of this rule is met. 

Conclusion: The two subject properties affected by the proposed amendments 
are located within a “mixed use, pedestrian-friendly center” as defined in section 
(8) of this rule. This criterion is met.  

(9) Notwithstanding section (1) of this rule, a local government may find that an 
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amendment to a zoning map does not significantly affect an existing or planned 
transportation facility if all of the following requirements are met.  

(a) The proposed zoning is consistent with the existing comprehensive plan map 
designation and the amendment does not change the comprehensive plan map;  

Findings:  The zoning map amendment will change the zoning designation for 
Property No. 1 from Downtown Regional Center – Transit Oriented District (RC-TO) 
to Downtown Regional Center – Beaverton Central (RC-BC). The RC-BC zone is a 
newly created mixed-use zoning district that is consistent with the Comprehensive 
Plan’s existing map designation. 

The proposed amendments amend the Comprehensive Plan map but not for the 
two properties subject to these findings. They currently are in the Downtown 
Regional Center Comprehensive Plan designation and will remain in that 
designation.. Staff finds that the criterion within section (9)(a) of this rule is met. 

(b) The local government has an acknowledged TSP and the proposed zoning is 
consistent with the TSP; and  

Findings: The City of Beaverton has an adopted 2035 Transportation System Plan 
(see City Ordinance No. 4551). The zoning map amendment will change the 
zoning designation for Property No. 1 from Downtown Regional Center – Transit 
Oriented District (RC-TO) to Downtown Regional Center – Beaverton Central (RC-
BC). The RC-BC zone is a newly created mixed-use zoning district that is consistent 
with the Comprehensive Plan’s existing map designation as well as the adopted 
Transportation System Plan. Staff finds that the criterion within section (9)(b) of this 
rule are met. 

(c) The area subject to the zoning map amendment was not exempted from this 
rule at the time of an urban growth boundary amendment as permitted in OAR 
660-024-0020 (Adoption or Amendment of a UGB)(1)(d), or the area was exempted 
from this rule but the local government has a subsequently acknowledged TSP 
amendment that accounted for urbanization of the area. 

Findings: The proposed zoning map amendment affects only Property No. 1 which 
is entirely within the Downtown Regional Center, and is not exempted by OAR 660-
024-0020(1)(d) as it was never subject to an urban growth boundary amendment 
and is fully accounted for as an urbanized area in the adopted TSP. Staff finds that 
the criterion within section (9)(c)of this rule is met. 

Conclusion: The proposed amendments to the City’s zoning map and 
development code meet the criteria established in subsections (9)(a) through (c) 
that allow a local jurisdiction to determine there will be no significant effect to the 
transportation network.  

 (10) Notwithstanding sections (1) and (2) of this rule, a local government may 
amend a functional plan, a comprehensive plan or a land use regulation without 
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applying performance standards related to motor vehicle traffic congestion (e.g. 
volume to capacity ratio or V/C), delay or travel time if the amendment meets the 
requirements of subsection (a) of this section. This section does not exempt a 
proposed amendment from other transportation performance standards or policies 
that may apply including, but not limited to, safety for all modes, network 
connectivity for all modes (e.g. sidewalks, bicycle lanes) and accessibility for 
freight vehicles of a size and frequency required by the development.  

Findings:  Section (10) of this rule allows local governments to establish a 
Multimodal Mixed-Use Area (or MMA) which would exempt the areas within the 
MMA from having to comply with performance standards related to motor vehicle 
congestion. The proposed zoning map and development code amendment 
accompanies a proposal to establish an MMA within most of the Downtown 
Regional Center; however, the proposed MMA will not include to two properties 
subject to these findings. Thus, staff find that Section (10) of this rule is not 
applicable.   

(11) A local government may approve an amendment with partial mitigation as 
provided in section (2) of this rule if the amendment complies with subsection (a) 
of this section, the amendment meets the balancing test in subsection (b) of this 
section, and the local government coordinates as provided in subsection (c) of this 
section.  

(a) The amendment must meet paragraphs (A) and (B) of this subsection or meet 
paragraph (D) of this subsection.  … 

Findings: The proposed zoning map and development code amendment as 
applicable to the two subject properties does not cause a significant impact on 
existing or planned transportation facilities as demonstrated in the findings for 
sections (1) and (2) of this rule above. As such, staff are not proposing partial 
mitigation as allowed under section (2) of this rule. Therefore, staff finds that the 
criteria under Section (11) of this rule are not applicable. 

Summary Finding: The proposed amendment is consistent with Statewide Planning 
Goal 12. In addition, the city intends to update the Transportation System Plan in 
the next two to three years, providing the opportunity for a holistic look at city 
goals and policies. This will ensure that the Transportation System Plan is consistent 
with the proposed land use designations. 

Conclusion: The proposed amendment is consistent and compatible with 
Statewide Planning Goal 12. 

1.5.1.A.1. Conclusion: Staff finds that the proposed amendment to Volume I of the 
Comprehensive Plan (Land Use Element) and Volume V (Downtown Beaverton Regional 
Center Community Plan) is consistent and compatible with applicable Statewide Planning 
Goals, thereby satisfying Criterion 1.5.1.A.1.  
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1.5.1.A.2. The proposed amendment is consistent and compatible with the applicable 
Titles of the Metro Urban Growth Management Functional Plan and Regional 
Transportation Functional Plan;  

Metro’s 2040 Growth Concept establishes a vision for the preferred form of regional 
growth and development. To implement the 2040 Growth Concept, Metro 
established two functional plans – the Urban Growth Management Functional Plan 
(Functional Plan) and the Regional Transportation Functional Plan (RTFP). The 
Functional Plan is the general implementation tool for achieving the goals and 
objectives in the 2040 Growth Concept. The RTFP is the primary implementation tool 
for transportation-related policies. 

As described in Section 5(e)(2) of the Metro Charter, the Functional Plan requires 
that cities update comprehensive plans and implementing regulations to comply 
with regional policies. The Functional Plan currently includes 11 Titles. The 
applicable Titles of the Functional Plan (Chapter 3.07) are addressed below, along 
with findings for the RTFP.  

Title 1: Housing Capacity 
Findings: Title 1 calls for a compact urban form and a “fair-share” approach to 
meeting regional housing needs. It is the purpose of Title 1 to accomplish these 
policies by requiring each city and county to maintain or increase its housing 
capacity except as provided in section 3.07.120. calls for Centers, Corridors, Station 
Communities and Main Streets – a hierarchy of mixed-use, pedestrian. 

The proposed amendments change the implementing zones for the Downtown 
Regional Center Comprehensive Plan designation. The new zones are: 

 Regional Center — Beaverton Central (RC-BC) 
 Regional Center — Old Town (RC-OT) 
 Regional Center — Mixed Use (RC-MU) 
 Regional Center — Downtown Transition (RC-DT) 

The proposed amendments would expand the Regional Center boundary as shown 
in Figure 11 to the west and south to encompass areas formerly zoned as: 

 Community Service (CS) 
 General Commercial (GC) 
 Residential Urban High Density District (R1) 
 Residential Urban Medium Density District (R2) 
 Residential Urban Standard Density District (R5) 
 Station Center – High Density Residential (SC-HDR) 
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Figure 11: Regional Center Expansion Areas (shown in blue) 

 

In areas added to the Regional Center, the proposed amendments allow increased 
residential densities in all zones, as shown in Table 7. None of the proposed zones 
have maximum densities or maximum FAR limits, as shown in Table 8, on page TA-3 of 
this report. 

Table 7: Maximum density and FAR in areas added to the Regional Center 

Current Zone Approximate 
Acreage16 

Maximum 
units per 
acre17 

Maximum 
floor area 
ratio 

Proposed 
zone 

Maximum 
units per 
acre 

Maximum 
floor area 
ratio 

CS 5.5 43 None RC-MU None None 

GC 16.7  43 None RC-MU None None 

R1 3 43 None RC-OT None None 

R2 .23 21 None RC-OT None None 

R5 .23 8 None RC-OT None None 

 
 
16 Acreage generally excludes right of way. 
17 Maximum units per acre generally for residential-only projects (not mixed use). 
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SC-HDR 2.3 43 None RC-MU None None 
 
Another significant change within the existing Regional Center in the proposed 
amendments is the conversion of about 22.6 acres of RC-TO to RC-DT. The maximum 
density for this area remains 60 units per acres, though, and no maximum FAR is 
applied, so this will not change housing capacity.  

 
Title 6: Centers, Corridors, Station Communities and Main Streets 
Findings: Title 6 calls for Centers, Corridors, Station Communities and Main Streets – a 
hierarchy of mixed-use, pedestrian friendly centers, connected by high capacity 
transit and corridors - to be the principal centers of urban life in the region. The 
actions and investments of cities should enhance this role. Completing these actions 
and investments makes cities eligible for regional investments. Regional investments 
include MAX light rail transit, WES commuter rail, bus service, pedestrian and bicycle 
access, and automobile travel options. 

All mixed-use, pedestrian friendly centers are shown on Metro’s 2040 Regional 
Growth Concept Map and Centers, Corridors, Station Communities and Main Streets 
Map (Title 6 Map). The map indicates that Downtown Beaverton is designated as a 
Regional Center. Therefore, Title 6 applies to the proposed amendment. Relevant 
Title 6 policies include: 

 3.07.620.a. “In order to be eligible for a regional investment in a Center, 
Corridor, Station Community or Main Street, or a portion thereof, a city or 
county shall … establish a boundary for the Center … perform an assessment 
of the Center … and adopt a plan of actions and investments to enhance the 
Center.” 

 3.07.620.b. “The boundary of a Center… shall be consistent with the general 
location shown in the RFP [Regional Functional Plan].” 

 3.07.620.c. “An assessment of a Center … shall analyze the following: (1) 
physical and market conditions in the area; (2) physical and regulatory barriers 
to mixed-use, pedestrian-friendly and transit-supportive development in the 
area … “ 

 3.07.620.d. “A plan of actions and investments to enhance the Center… shall 
consider the assessment completed under subsection (c) and include at least 
the following elements: (1) Actions to eliminate, overcome or reduce 
regulatory and other barriers to mixed-use, pedestrian-friendly and transit-
supportive development; (2) Revisions to its comprehensive plan and land use 
regulations, if necessary, to allow … in Regional Centers … the mix and 
intensity of uses specified in section 3.07.640 … “ 

 3.07.640.b. “Centers … need a mix of uses to be vibrant and walkable. The 
following mix of uses is recommended for each: (1) The amenities identified in 



 

CPA2020-0004, TA2020-0002, ZMA2020-0004 Downtown Design District Amendments CPA - 42 
Staff Report Date: September 16, 2020 

the most current version of the State of the Centers: Investing in Our 
Communities, such as grocery stores and restaurants; (2) Institutional uses, 
including schools, colleges, universities, hospitals, medical offices and facilities; 
(3) Civic uses, including government offices open to and serving the general 
public, libraries, city halls and public spaces.” 

Beaverton completed a Comprehensive Plan amendment in early 2020 that 
updated the Downtown Beaverton Regional Center Community Plan. The updates 
were based on the Beaverton Downtown Urban Design Framework, the major 
product of the Downtown Design Project. 

The Downtown Design Project: 

 Created an Urban Design Framework that acts as a roadmap to transform 
Downtown into the social, economic, and cultural heart of the city; 

 Identified opportunities for the community to influence downtown design; 

 Identified development obstacles;  

 Completed new development rules to ensure the urban design framework 
can become a reality, and these new development rules are proposed for 
adoption as part of the concurrent Text Amendments 2020-0002 and 2020-
0004; and 

 Created an action plan to implement the Urban Design Framework. 

The study area for the project was based on the current Downtown Regional Center 
(RC) land use designation. The RC designation corresponds with three implementing 
zoning districts: Regional Center – Old Town (RC-OT), Regional Center – Transit 
Oriented (RC-TO), and Regional Center – East (RC-E). At the beginning of the project, 
the study area was defined as the joint outline of the RC-OT and RC-TO zones. This is 
because their development patterns, mostly small blocks with access to transit, were 
similar, as opposed to the currently more auto-oriented land use pattern where the 
RC-E zone applies. As the project progressed, the study area was expanded to 
include additional areas that were important to achieving the city’s goals for a 
vibrant Downtown. This larger study area and the proposed new Regional Center 
boundary are in the current Downtown Regional Center Community Plan in Volume 
5.  

As required by Metro Policy 3.07.620.c, existing conditions analysis included an 
exploration of physical and market conditions, as well as physical and regulatory 
barriers to mixed-use, pedestrian-friendly and transit-supportive development. 
Opportunities were then explored that identified strategic locations for development 
intensification and/or revitalization. Supported by existing conditions, constraints, and 
opportunities, the project resulted in an Urban Design Framework that acts as a 
roadmap to transform Downtown into the principal center of urban life in the city. 

To implement the Urban Design Framework, the Comprehensive Plan amendments 
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completed earlier this year added an entirely new Downtown Regional Center 
Community Plan and updated policies for the Regional Center in Comprehensive 
Plan Chapter 3: Land Use Element and Chapter 4: Housing Element. The proposed 
amendment would updated the Comprehensive Plan and Zoning Matrix under Goal 
3.4.1 in the Land Use Element and add an additional transportation policy as 
described previously in this staff report. 

The proposed amendment to the new boundary remains consistent with the location 
shown in the Regional Functional Plan, as required by Metro Policies 3.07.620.a and 
3.07.620.b. The boundary addition includes only about 28 acres of private property 
and associated rights of way. The properties are adjacent to or abutting the current 
boundary.  

Conclusion: The proposed amendment is consistent and compatible with 
Metro Title 6. 

 
Title 8: Compliance Procedures 
Findings: Section 3.07.810.A of Metro Title 8 establishes a process for determining 
whether city or county comprehensive plans and land use regulations substantially 
comply with requirements of the Functional Plan, and requires cities to submit 
proposed comprehensive plan amendments to Metro for their review. Metro requires 
the city to submit the proposed amendment to Metro at least 35 days before the first 
evidentiary hearing, which is the Planning Commission hearing. The city provided the 
notice on Aug. 19, 2020, 35 days before the Planning Commission hearing. The city has 
not received any comments from Metro.  

Conclusion: The proposed amendment is consistent and compatible with 
Metro Title 8. 

 
Regional Transportation Functional Plan 
Findings: Title 5 of the RTFP addresses the amendment of comprehensive plans. 
However, the proposed amendment does not include: (1) any proposed 
changes to the Transportation Element (Chapter 6), (2) any proposed changes to 
the Transportation System Plan (TSP), or (3) new development; therefore, approval 
criteria A-E in Title 5 are not applicable. In addition, the requirements and findings 
for Statewide Planning Goal 12 are applicable to the RTFP. As previously stated in 
the TPR findings under Goal 12, the proposal will not significantly affect the 
transportation system and the establishment of the Multimodal Mixed-use Area 
exempts most of the Downtown Design District from state congestion standards.  

The city’s 2035 TSP was adopted in 2010 with full review by Metro for consistency with 
the 2035 Regional Transportation Plan (RTP). The Transportation Element will be 
amended in the next two to three years to ensure compliance with Metro’s updated 
RTP, now known as the 2018 Regional Transportation Plan. 
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Conclusion: The proposed amendment is consistent and compatible with the Metro 
Regional Transportation Plan. 

 

1.5.1.A.2. Conclusion: The proposed amendment is consistent and compatible with the 
applicable Titles of the Metro Urban Growth Management Functional Plan and Regional 
Transportation Functional Plan; thereby satisfying Criterion 1.5.1.A.2.  
 
 
1.5.1.A.3. The proposed amendment is consistent and compatible with the 
Comprehensive Plan and other applicable local plans; 

The proposed amendment consists of updates to the Land Use Element in Volume 1 
and Downtown Regional Center Community Plan in Volume 5 of the 
Comprehensive Plan. The update was initiated to implement the Downtown Urban 
Design Framework and support the concurrent amendments to the Development 
Code. The proposed amendment adds an additional transportation policy to the 
Land Use Element, updates the Comprehensive Plan and Zoning Matrix within that 
element, changes the Regional Center boundary and designates a Multimodal 
Mixed-use Area to the Downtown Regional Center Community Plan. 

Amendment Procedures (Chapter 1) 
Findings: The proposal complies with the procedures and requirements for legislative 
Comprehensive Plan amendments found in Chapter 1. Pursuant to the notice 
requirements specified in Section 1.4.1, notice of the initial hearing before the 
Planning Commission was provided as follows:  

 Notice of the proposed amendment was submitted online to DLCD on Aug. 
19, 2020 (35 days before the Sept. 23 hearing); 

 Notice of the proposed amendment was mailed to Metro, Washington 
County, NAC Chairs and the BCCI Chair on Aug. 19, 2020 (35 days before 
the Sept. 23 hearing); 

 Notice was posted in the Beaverton Building, the City Library, the Griffith 
Drive Building and on the city website on Sept. 1, 2020 (between 20 and 40 
days prior to the hearing); and 

 Notice was published in the Beaverton Valley Times on Sept. 3, 2020, 
(between 20 and 40 days prior to the hearing).  

Conclusion: The proposed amendment is consistent and compatible with the 
Amendment Procedures Element. 

 
Community Involvement (Chapter 2) 
Findings: The proposed amendment was developed through an extensive public 
outreach and review process consistent with the intent of the Community 
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Involvement Element. The proposed Downtown Beaverton Regional Center 
Community Plan is heavily informed by the Urban Design Framework, the main 
product of the Downtown Design Project. By October 2018, the Downtown Design 
Project held 30 public engagement events involving the public, advisory or 
decision-making bodies, and various stakeholder groups.  

As previously noted, the Downtown Design Project included significant public 
engagement over a two-year period – five open houses, 15 meetings with advisory 
or decision making bodies, and 10 meetings with stakeholder groups. Information 
related to CPA2020-0004 also was presented at the following meetings: 

 Feb. 24, 2020, Beaverton Committee for Community Involvement 
 March 2, 2020, Urban Redevelopment Advisory Committee meeting. 
 April 29, 2020, and Aug. 26, 2020, Planning Commission work sessions. 

The proposed amendment is subject to the public notice requirements of the 
Comprehensive Plan. At the public hearing, the Planning Commission will consider 
written or oral testimony before making a recommendation to City Council.  

Conclusion: The proposed amendment is consistent and compatible with the 
Community Involvement Element. 

 
Land Use (Chapter 3) 
Of the 21 goals in the Land Use Element, staff finds that the following goals are 
directly relevant to the proposed amendment: Goal 3.1.1, Goal 3.4.1, Goal 3.6.1 
and Goal 3.6.2.  
 
Goal 3.1.1 
Goal 3.1.1 says, “Encourage development and land use patterns that support a 
variety of transportation modes.” Policies include: 
 

a)  Emphasize pedestrian convenience and safety in all developments and 
transportation facilities. 

b)  Encourage development and programs that reduce the need for vehicle 
use and ownership. 

c) Ensure that new development is designed to provide safe, comfortable 
and direct pedestrian and bicycle connections for all, regardless of ability 
or age, to and through the development, including to reach nearby 
points of interest. 

f) Ensure that development adjacent to transit stops and stations is designed 
to provide direct, convenient and comfortable connections between 
buildings and the stop or station. 
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Findings: The proposed policy 3.6.2.f says: “Provide safe and comfortable 
connectivity that prioritizes active transportation (such as walking, jogging, running, 
cycling, wheelchair use, in-line skating or skateboarding) in public and private 
spaces. Incorporate context-sensitive design in public spaces, streets, sidewalks, 
paths and other infrastructure that helps move people around Downtown.” This 
policy is consistent with Goal 3.1.1 and its policies because it calls for emphasizing 
pedestrian convenience and safety, encouraging reduced need for automobiles, 
encourages pedestrian and bicycle infrastructure suited to its context and promotes 
people moving through Downtown, including to transit stops. Policy 3.6.2.f provides 
some of the same policy direction as Goal 3.1.1 but make policy direction specific 
to the Regional Center.  

 
Goal 3.4.1 
Goal 3.4.1 says, “Provide effective and inclusive planning and development review 
services.” Policies include: 
 

a) Ensure that development regulations are consistent with and implement 
the Comprehensive Plan. 

d) Apply zoning districts consistent with Comprehensive Plan policies, 
applicable Community Plans; adopted Comprehensive Plan designations, 
as identified in the Comprehensive Plan and zoning district matrix, below; 
and the following policies. 

i. New zoning districts consistent with applicable Comprehensive 
Plan policies may be added or modified as needed to address 
area-specific needs or changing circumstances. … 

 
Findings: The proposed amendment updates the Comprehensive Plan and Zoning 
District Matrix, as shown in Error! Not a valid bookmark self-reference., to incorporate 
district changes in concurrent Text Amendment 2020-0002. The Land Use Element, 
Housing Element and Downtown Regional Center Community Plan were updated in 
early 2020 to reflect the outcomes of the Downtown Design Project and the Urban 
Design Framework, which was approved by City Council in October 2018. The 
proposed amendments to the matrix help implement these Comprehensive Plan 
changes and add new zoning districts that are consistent with Comprehensive Plan 
policies and that address area-specific needs as identified in the Downtown 
Regional Center Community Plan and the Urban Design Framework, as 
demonstrated by findings in Text Amendment 2020-0002. 
 
Goal 3.6.1 says, “Support pedestrian-oriented mixed use areas.” Policies include: 
 

d)  Pedestrian-oriented design is a priority within mixed use areas. Pedestrian-
oriented design generally includes: 
i. Commercial and mixed use buildings located next to the sidewalk with 

windows, interesting facades, pedestrian-scale design features (e.g. 
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lighting, awnings and signage), and a majority of parking located 
behind, above, or beneath development 

ii. Residential buildings with windows and doors facing the street, and 
privacy provided through landscaping, grade changes, and modest 
setbacks 

iii. Complete streets and sidewalks that provide high-quality space for 
pedestrians and protect pedestrians from fast-moving traffic (by using 
buffers such as curbside parking, landscaping, trees and street 
furniture) 

 
Findings: The proposed policy 3.6.2.f says: “Provide safe and comfortable 
connectivity that prioritizes active transportation (such as walking, jogging, running, 
cycling, wheelchair use, in-line skating or skateboarding) in public and private 
spaces. Incorporate context-sensitive design in public spaces, streets, sidewalks, 
paths and other infrastructure that helps move people around Downtown.” This 
policy is consistent with Goal 3.6.1 and its policies because it calls for emphasizing 
pedestrian convenience and safety and improved connections within Downtown. 
This supports Policy 3.6.1.d’s call for “complete streets and sidewalks.”  
 
Goal 3.6.2 
Goal 3.6.2 says, “Downtown Regional Center: Create and strengthen a vibrant 
downtown and central area for Beaverton.” Policies include: 
 

a) Tailor development regulations to the unique character and aspirations 
for the distinct areas within the Downtown Regional Center, taking into 
account form, scale, rhythm, and uses, through specialized zoning, 
overlay zones, or similar tools while also ensuring strong connections 
between these areas and throughout the Downtown Regional Center. 

c) New development, redevelopment, and public investments in this area 
should prioritize transit and multimodal street networks to create a 
welcoming environment that increases social interaction, commerce, 
creativity and fun. 

o) Ensure that public realm improvements support the creation of a vibrant, 
pedestrian- and transit-oriented Downtown and provide amenities that 
spur development. 

r) The Downtown Regional Center designation is intended for areas within 
central Beaverton that have been designated in collaboration with Metro 
as a Regional Center in the Metro Regional Framework Plan and 2040 
Growth Concept. 

 
Findings: The proposed policy 3.6.2.f says: “Provide safe and comfortable 
connectivity that prioritizes active transportation (such as walking, jogging, running, 
cycling, wheelchair use, in-line skating or skateboarding) in public and private 
spaces. Incorporate context-sensitive design in public spaces, streets, sidewalks, 
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paths and other infrastructure that helps move people around Downtown.” This 
policy is consistent with Goal 3.1.1 and its policies because it calls for emphasizing 
pedestrian convenience and safety.” This new policies supports and expands on 
the above policies call for strong connection among the character areas in 
Downtown; multimodal street networks and a welcoming environment; and a 
public realm that supports a vibrant, pedestrian- and transit-oriented Downtown. It 
also expands active transportation infrastructure to private property.  
 
Expanding the Regional Center as shown in Figure 2 is consistent with Policy 3.6.2.r 
and with the Downtown Regional Center Community Plan, which was created in 
cooperation with Metro as Metro provided grant funding for the Downtown Design 
Project and participated on a project advisory committee. Additional findings 
related to the Regional Center boundary expansion also are found above under 
the Metro Urban Growth Management Functional Plan findings for Title 6: Centers, 
Corridors, Station Communities and Main Streets.  

 
Transportation (Chapter 6) 
Goal 6.2.2 in the Transportation Element are relevant to the proposed amendment. 
Policies include: 

b) Provide a seamless and coordinated transportation system that is barrier-
free, provides affordable and equitable access to travel choices, and 
serves the needs of people and businesses. 

d) Provide connectivity to each area of the City for convenient multimodal 
access.  Ensure pedestrian, bicycle, transit, and vehicle access to schools, 
parks, commercial, employment, and recreational areas, and 
destinations in station areas, regional and town centers by identifying and 
developing improvements that address connectivity needs. 

 
Findings: The proposed amendment related to the Multimodal Mixed-use Area ( 
supports the transportation policies calling for a range of travel choices to serve 
the needs of people and businesses and providing connectivity for convenient 
multimodal access in regional centers by establish an area within which the city 
has local control over congestion standards and can tailor standards and 
approaches to support the mixed-use, intensely developed Regional Center 
described in the Downtown Regional Center Community Plan. Inside the MMA, 
Comprehensive Plan and zoning changes are not subject to state congestion 
standards but would still be subject to city standards and state standards 
regarding other topics such as safety. 

Summary Finding: Based on the evaluation of the proposed amendment, the 
city concludes that the proposed changes are consistent and compatible 
with relevant existing policies in the current version of the Land Use Element.  

Conclusion: The proposed amendment is consistent and compatible with the 
Land Use Element. 
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1.5.1.A.3. Conclusion: The proposed amendment is consistent and compatible with the 
policies of Chapters 1 through 10 of the Comprehensive Plan; therefore, Criterion 
1.5.1.A.3. is met. 
 

 
Summary Conclusion for CPA2020-0004: Based on the facts and findings presented, staff 
conclude that the proposed amendment to the Comprehensive Plan is consistent with all 
Legislative Comprehensive Plan amendment approval criteria set forth in Section 1.5.1.A.  
 
Therefore, staff finds that the Comprehensive Plan Amendment meets the criteria for 
approval in Section 1.5.1.A.   
 
5. Staff Recommendation 

Based on the facts and findings outlined in this staff report and contained in supporting 
documents, staff offers the following recommendation for the conduct of the 
September 23, 2020, public hearing for CPA 2020-0004 (Comprehensive Plan Vol. I. Ch. 3 
Land Use Element and Comprehensive Plan Map): 
 
A. Conduct the public hearing and receive all public testimony relating to the proposal. 

B. Consider the public testimony and the facts and findings presented in the staff report, 
deliberate on policy issues and other issues identified by the Commission or the public. 

C. Recommend APPROVAL of proposed legislative Comprehensive Plan Amendment 
(CPA2020-0004) to the City Council. 
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TA2020-0002 
ANALYSIS AND FINDINGS FOR 

TEXT AMENDMENT 
 
Fact and Findings 
Section 40.85.15.1.C of the Code specifies that in order to approve a Text Amendment 
application, the decision-making authority shall make findings of fact, based on evidence 
provided by the applicant, that all of the criteria specified in Section 40.85.15.1.C.1-7 are 
satisfied.  The following are the findings of fact for TA2020-0002 (Downtown Design District 
Text Amendment): 

Text Amendment Approval Criteria 
 
1. The proposal satisfies the threshold requirements for a Text Amendment application. 
 

Section 40.85.15.1.A specifies that an application for a text amendment shall be 
required when there is proposed any change to the Code, excluding changes to 
the zoning map.  TA2020-0002 proposes to make changes to each chapter in the 
Code, as shown in as shown in Exhibit A.   

 
Therefore, staff finds that the text amendment meets the criterion for approval.   
 
 
2. All City application fees related to the application under consideration by the 

decision-making authority have been submitted. 
 

Policy Number 470.001 of the City’s Administrative Policies and Procedures manual 
states that fees for a City-initiated application are not required where the 
application fee would be paid from the City’s General Fund. The Planning Division, 
which is a General Fund program, initiated the application. Therefore, the payment 
of an application fee is not required.  

 
Therefore, staff finds that the criterion for approval for this text amendment is not applicable.   
 
 
3. The proposed text amendment is consistent with the provisions of the Metro Urban 

Growth Management Functional Plan. 

Metro’s 2040 Growth Concept establishes a vision for the preferred form of regional 
growth and development. To implement the 2040 Growth Concept, Metro 
established two functional plans – the Urban Growth Management Functional Plan 
(Functional Plan) and the Regional Transportation Functional Plan (RTFP). The 
Functional Plan is the general implementation tool for achieving the goals and 
objectives in the 2040 Growth Concept. The RTFP is the primary implementation tool 
for transportation-related policies. 

As described in Section 5(e)(2) of the Metro Charter, the Functional Plan requires 
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that cities update comprehensive plans and implementing regulations to comply 
with regional policies. The Functional Plan currently includes 11 Titles. The 
applicable Titles of the Functional Plan (Chapter 3.07) are addressed below. 
Findings for the RTFP can be found under the Comprehensive Plan Amendment 
(CPA2020-0004). 

 
Title 1: Housing Capacity 
Findings: Title 1 calls for a compact urban form and a “fair-share” approach to 
meeting regional housing needs. It is the purpose of Title 1 to accomplish these 
policies by requiring each city and county to maintain or increase its housing 
capacity except as provided in section 3.07.120. 

The proposed amendments include the addition of four new or modified zones in the 
Downtown Design District, as shown in Figure 12. The new zones are: 

 Regional Center — Beaverton Central (RC-BC) 
 Regional Center — Old Town (RC-OT) 
 Regional Center — Mixed Use (RC-MU) 
 Regional Center — Downtown Transition (RC-DT) 

The proposed zones would cover areas currently zoned Regional Center — Old Town 
(RC-OT) and Regional Center — Transit Oriented (RC-TO), as well as properties 
currently outside of the Downtown Regional Center, which are regulated by one of 
the following zones: 

 Community Service (CS) 
 General Commercial (GC) 
 Residential Urban High Density District (R1) 
 Residential Urban Medium Density District (R2) 
 Residential Urban Standard Density District (R5) 
 Station Center – High Density Residential (SC-HDR) 
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Figure 12: Proposed Zoning Map 

 
 
The majority of the sites affected by the proposed text amendment will allow for 
increased residential densities compared to current regulations, as three of the four 
proposed zones have no maximum residential density requirements. Only the RC-DT 
zone has a maximum density requirement, set at 60 units per acre.  All properties 
proposed to be zoned RC-DT are currently zoned RC-TO, which has the same 60 unit 
per acre density maximum. The maximum density for this area remains unchanged, 
and there is no maximum FAR, so this will not change housing capacity.  

Table 8: Maximum density and FAR  

Current Zone Approximate 
Acreage18 

Maximum 
units per 
acre19 

Maximum 
floor area 
ratio 

Proposed 
zone 

Maximum 
units per 
acre 

Maximum 
floor area 
ratio 

RC-TO 40.8 60 None RC-MU None None 

RC-TO 22.6 60 None RC-DT 60  None 

 
 
18 Acreage generally excludes right of way. 
19 Maximum units per acre generally for residential-only projects (not mixed use). 
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RC-TO 95 60 None RC-BC None None 

RC-OT 121.5 40 None RC-OT None None 

RC-OT 22 40 None RC-BC None None 

CS 5.5 43 None RC-MU None None 

GC 16.7  43 None RC-MU None None 

R1 3 43 None RC-OT None None 

R2 .23 21 None RC-OT None None 

R5 .23 8 None RC-OT None None 

SC-HDR 2.3 43 None RC-MU None None 
 

 
Title 6: Centers, Corridors, Station Communities and Main Streets 
Findings: Title 6 calls for Centers, Corridors, Station Communities and Main Streets – a 
hierarchy of mixed-use, pedestrian-friendly centers, connected by high capacity 
transit and corridors - to be the principal centers of urban life in the region. The 
actions and investments of cities should enhance this role. Completing these actions 
and investments makes cities eligible for regional investments. Regional investments 
include MAX light rail transit, WES commuter rail, bus service, pedestrian and bicycle 
access, and automobile travel options. 

All mixed-use, pedestrian friendly centers are shown on Metro’s 2040 Regional 
Growth Concept Map and Centers, Corridors, Station Communities and Main Streets 
Map (Title 6 Map). The map indicates that Downtown Beaverton is designated as a 
Regional Center. Therefore, Title 6 applies to the proposed amendment. Relevant 
Title 6 policies include: 

 3.07.620.c. “An assessment of a Center … shall analyze the following: (1) 
physical and market conditions in the area; (2) physical and regulatory barriers 
to mixed-use, pedestrian-friendly and transit-supportive development in the 
area … “ 

 3.07.620.d. “A plan of actions and investments to enhance the Center… shall 
consider the assessment completed under subsection (c) and include at least 
the following elements: (1) Actions to eliminate, overcome or reduce 
regulatory and other barriers to mixed-use, pedestrian-friendly and transit-
supportive development; (2) Revisions to its comprehensive plan and land use 
regulations, if necessary, to allow … in Regional Centers … the mix and 
intensity of uses specified in section 3.07.640 … “ 

 3.07.640.b. “Centers … need a mix of uses to be vibrant and walkable. The 
following mix of uses is recommended for each: (1) The amenities identified in 
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the most current version of the State of the Centers: Investing in Our 
Communities, such as grocery stores and restaurants; (2) Institutional uses, 
including schools, colleges, universities, hospitals, medical offices and facilities; 
(3) Civic uses, including government offices open to and serving the general 
public, libraries, city halls and public spaces.” 

Beaverton completed a Comprehensive Plan amendment in early 2020 that 
updated the Downtown Beaverton Regional Center Community Plan. The updates 
were based on the Beaverton Downtown Urban Design Framework, the major 
product of the Downtown Design Project. 

The Downtown Design Project: 

 Created an Urban Design Framework that acts as a roadmap to transform 
Downtown into the social, economic, and cultural heart of the city; 

 Identified opportunities for the community to influence downtown design; 

 Identified development obstacles;  

 Completed new development rules to ensure the urban design framework 
can become a reality, and these new development rules are proposed for 
adoption as part of the subject Text Amendment and concurrent Text 
Amendment 2020-0004; and 

 Created an action plan to implement the Urban Design Framework. 

The study area for the project was based on the current Downtown Regional Center 
(RC) land use designation. The RC designation corresponds with three implementing 
zoning districts: Regional Center – Old Town (RC-OT), Regional Center – Transit 
Oriented (RC-TO), and Regional Center – East (RC-E). At the beginning of the project, 
the study area was defined as the joint outline of the RC-OT and RC-TO zones. This is 
because their development patterns, mostly small blocks with access to transit, were 
similar, as opposed to the currently more auto-oriented land use pattern where the 
RC-E zone applies. As the project progressed, the study area was expanded to 
include additional areas that were important to achieving the city’s goals for a 
vibrant Downtown. This larger study area and the proposed new Regional Center 
boundary are in the current Downtown Regional Center Community Plan in Volume 
5.  

As required by Metro Policy 3.07.620.c, existing conditions analysis included an 
exploration of physical and market conditions, as well as physical and regulatory 
barriers to mixed-use, pedestrian-friendly and transit-supportive development. 
Opportunities were then explored that identified strategic locations for development 
intensification and/or revitalization. Supported by existing conditions, constraints, and 
opportunities, the project resulted in an Urban Design Framework that acts as a 
roadmap to transform Downtown into the principal center of urban life in the city. 

To implement the Urban Design Framework, the proposed text amendment promotes 



 

CPA2020-0004, TA2020-0002, ZMA2020-0004 Downtown Design District Amendments TA - 6 
Staff Report Date: September 16, 2020 

compact development by eliminating maximum densities for residential 
developments in most of the Downtown Design District, allowing developments to 
exceed the maximum height in the zone by meeting specific design requirements, 
and reduce off-street . A wide variety of commercial, employment, civic, and 
residential uses are permitted throughout the Downtown Design District, encouraging 
vibrant, walkable neighborhoods.  

Conclusion: The proposed amendment is consistent and compatible with 
Metro Title 6. 

 
Title 8: Compliance Procedures 
Findings: Section 3.07.810.A of Metro Title 8 establishes a process for determining 
whether city or county comprehensive plans and land use regulations substantially 
comply with requirements of the Functional Plan, and requires cities to submit 
proposed comprehensive plan amendments to Metro for their review. Metro requires 
the city to submit the proposed amendment to Metro at least 35 days before the first 
evidentiary hearing, which is the Planning Commission hearing. The city mailed the 
notice on Aug. 19, 2020, 35 days before the Planning Commission hearing. The city has 
not received comments from Metro.  

Conclusion: The proposed amendment is consistent and compatible with 
Metro Title 8. 

 
Regional Transportation Functional Plan 
Findings: Title 5 of the RTFP addresses the amendment of comprehensive plans. 
However, the proposed amendment does not include: (1) any proposed 
changes to the Transportation Element (Chapter 6), (2) any proposed changes to 
the Transportation System Plan (TSP), or (3) new development; therefore, approval 
criteria A-E in Title 5 are not applicable. In addition, the requirements and findings 
for Statewide Planning Goal 12 are applicable to the RTFP. As analyzed under the 
findings for CPA2020-0004, beginning on page CPA-5, the TPR findings under Goal 
12 describe how the establishment of the Multimodal Mixed-use Area exempts 
most of the Downtown Design District from state congestion standards. Findings 
are provided for two sites outside of the Multimodal Mixed-use Area, which 
demonstrate that the proposal will not significantly affect the transportation 
system. 

The city’s 2035 TSP was adopted in 2010 with full review by Metro for consistency with 
the 2035 Regional Transportation Plan (RTP). The Transportation Element will be 
amended in the next two to three years to ensure compliance with Metro’s updated 
RTP, now known as the 2018 Regional Transportation Plan. 

Conclusion: The proposed amendment is consistent and compatible with the Metro 
Regional Transportation Plan. 
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Therefore, staff finds that the text amendment meets the criterion for approval.   
 
 
4. The proposed text amendment is consistent with the City’s Comprehensive Plan. 
 

Beaverton’s Comprehensive Plan provides policy direction on matters related to 
future growth and physical development of the city including land use, economy, 
transportation, housing, natural resources, and other relevant topics. Oregon state 
law requires all cities and counties to prepare and adopt comprehensive plans that 
are consistent with Statewide Planning Goals.  Some of the proposed changes 
under this amendment do not create any new policies or regulations, for those 
changes staff find that the no Comprehensive Plan Policies apply.  However, where 
policy changes are proposed, the applicable goals and policies of Comprehensive 
Plan are addressed below.  Additionally, staff cite the findings provided in Exhibit 2.1, 
Analysis of Proposed Changes by Chapters, as applicable to addressing this 
criterion. Categorized by Land Use Chapter, each proposed text change is bulleted 
below the applicable goal or policy (italicized).  The following are staff’s findings to 
these applicable goals and policies: 

 
Chapter 3: Land Use 

Goal 3.1.1 says, “Encourage development and land use patterns that support a 
variety of transportation modes.” Policies include: 
 

a)  Emphasize pedestrian convenience and safety in all developments and 
transportation facilities. 

b)  Encourage development and programs that reduce the need for vehicle 
use and ownership. 

c) Ensure that new development is designed to provide safe, comfortable 
and direct pedestrian and bicycle connections for all, regardless of ability 
or age, to and through the development, including to reach nearby 
points of interest. 

d) Apply land use designations and development regulations that support 
high-density development near transit and services, in order to provide 
greater opportunities to live, work, and meet daily needs near transit.  

e) Encourage increased intensity of development within Mixed Use, 
Commercial, and Employment areas that are located within a half-mile of 
high capacity transit stops or stations, such as MAX and WES. 

 
Findings: The proposed amendments are intended to encourage quality 
development in Downtown by reducing regulatory barriers while setting minimum 
expectations for design quality. These amendments encourage higher density 
development in the Downtown area by increasing building heights in much of the 
Downtown Design District, eliminating maximum density in much of the Downtown 
Design District, and focusing the densest development within walking distance of 
three rail stations. The proposed amendments allow for a mix of uses, encouraging 
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walkable development. Furthermore, by locating dense development and a mix of 
uses near transit service, these amendments reduce the need for vehicle use and 
ownership.  Staff finds the proposed amendments meet this policy. 

 
Goal 3.2.1 says, “Provide for thoughtful and strategic infill and redevelopment.” 
Policies include: 
 

a) Provide a set of residential infill guidelines and standards that encourage 
compatible infill development, consistent with the following principles: 

 i. Provide flexibility on development standards when it can help preserve 
trees and natural resources. 

 ii. Allow a wider variety of housing choices that can accommodate a 
range of ages, household sizes and/or income levels while ensuring the 
new housing responds to the scale and form of the neighborhood. 

 iv. In areas well-served by transit, amenities and services, offer more 
flexibility for infill housing and innovative housing types that meet city 
goals for affordability and livability, and provide housing for diverse 
household sizes, types, and age ranges. 

 v. Encourage site and building design features, including setbacks and 
sight lines, that minimize impacts to sunlight and privacy for existing 
adjacent homes. 

f)  On underutilized property and excess parking areas, provide opportunities 
for interim uses, such as community gardens and food carts, that are 
appropriate for each plan designation. 

 
Findings: The proposed amendments are intended to allow for denser residential 
development by removing maximum residential densities in most of the Downtown 
Design District. Design regulations also provide incentives for preserving on-site 
trees. Each new development must provide new trees depending on the site size. 
Each preserved tree counts as two trees toward the required minimum number of 
trees planted. This policy will encourage more trees to be preserved. Additionally, 
proposed design regulations allow developments in the RC-BC zone to exceed the 
maximum height but must include a publicly accessible open space or enhance 
the on-site creek network. This development incentive can result in density on a 
smaller footprint and more open spaces and preserved natural areas.  
 
Flexibility for housing types are encouraged by having no minimum lot size, no 
maximum density in most places within the Downtown Design District, and 
discretionary Design Guidelines that allow for greater creativity and innovation in 
design, unit type, and unit size. Buildings over a certain height in each zone much 
reduce their massing to lessen the solar impacts on the abutting street and 
adjacent properties.  
Community Gardens are proposed to become permitted uses in all Downtown 
Design District zones. Food Carts are already permitted in all Downtown Design 
District zones. Staff finds the proposed amendments meet this policy. 
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Goal 3.3.1 says, “Promote sustainable development, resilience, and resource 
protection.” Policies include: 
 

c) Encourage and incentivize sustainable building and site design 
approaches that minimize environmental impacts of the built environment 
while creating healthy, safe places for people to live, work and play, 
through: 

 i. Energy conservation and renewable energy 
iii. Reducing water consumption and wastewater generation, including use 

of non-potable water systems where appropriate 
 

Findings: The proposed amendments include requirements for drought-tolerant 
landscaping to reduce water consumption. The amendments also require that 
buildings larger than 20,000 square feet provide one rooftop sustainability element, 
including solar panels, rainwater collection for reuse, or rooftop gardens. Staff finds 
the proposed amendments meet this policy. 

 
Goal 3.4.1 says, “Provide effective and inclusive planning and development review 
services.” Policies include: 
 

a) Ensure that development regulations are consistent with and implement 
the Comprehensive Plan.  

 
Findings: The proposed amendments are intended the implement the Community 
Vision goal of a more vibrant Downtown Beaverton, recommendations from the 
Urban Design Framework, and the applicable goals and policies of the 
Comprehensive Plan. The proposed development regulations aim to create 
walkable, mixed-use neighborhoods that have increased residential, commercial, 
and employment opportunities.  Findings provided throughout this and the 
concurrently proposed Comprehensive Plan Amendment (CPA2020-0004) and 
Zoning Map Amendment (ZMA2020-004) demonstrate consistency with the 
Comprehensive Plan.  

 
Goal 3.6.1 says, “Support pedestrian-oriented mixed use areas.” Policies include: 

a) Provide for a mix of commercial, residential, employment, and civic uses 
at relatively high densities to create vibrant, walkable areas where many 
activities can be accomplished on foot or by bike or transit.  

b) Uses may be mixed vertically (i.e. within a single building on different floors) 
or horizontally (i.e. within different buildings) but should be mixed so that 
different uses are within easy walking distance of one another.  

c) Limit or prohibit auto-oriented commercial uses, including vehicle sales 
and services, drive-through uses, and uses requiring extensive outdoor 
storage, to enhance the pedestrian environment. 
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d)  Pedestrian-oriented design is a priority within mixed use areas. Pedestrian-
oriented design generally includes: 
i. Commercial and mixed use buildings located next to the sidewalk with 

windows, interesting facades, pedestrian-scale design features (e.g. 
lighting, awnings and signage), and a majority of parking located 
behind, above, or beneath development 

ii. Residential buildings with windows and doors facing the street, and 
privacy provided through landscaping, grade changes, and modest 
setbacks 

iii. Complete streets and sidewalks that provide high-quality space for 
pedestrians and protect pedestrians from fast-moving traffic (by using 
buffers such as curbside parking, landscaping, trees and street 
furniture) 

 
Findings: The proposed amendments allow for a broad mix of uses with no 
maximum floor area, and in most cases, no maximum residential density. This 
allowance for density and broad mix of uses allow for uses to be within easy 
walking distance of one another. The proposed amendments prohibit auto sales, 
auto service, and drive-through uses, which will allow other uses that will enhance 
the pedestrian environment to establish in the Downtown Design District and 
reduce pedestrian-auto conflicts that often occur at driveways and sidewalks. 
Design regulations require new development to be located at the street and 
prohibit parking between buildings and the primary frontage. Residential buildings 
are allowed larger front setbacks to allow for greater privacy. Buildings on key 
streets are required to have larger ground-floor windows, higher ceiling heights, 
and other design features that enhance the pedestrian experience. Staff finds the 
proposed amendments meet this policy. 
 
Goal 3.6.2 says, “Downtown Regional Center: Create and strengthen a vibrant 
downtown and central area for Beaverton.” Policies include: 

a) Tailor development regulations to the unique character and aspirations for 
the distinct areas within the Downtown Regional Center, taking into 
account form, scale, rhythm, and uses, through specialized zoning, 
overlay zones, or similar tools while also ensuring strong connections 
between these areas and throughout the Downtown Regional Center. 

b) Celebrate and enhance the diversity, cultural and natural history, and 
geographic importance of the city to establish an overall sense of place 
that is uniquely Beaverton.  

e) Ensure that redevelopment intensifies land use, with less land dedicated 
to surface parking and more land occupied by multistory buildings 
along walkable streets.  

h) Encourage a variety of Downtown housing options to reach the critical 
mass of people needed to support downtown businesses and increase 
mixed-use vibrancy.  
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i) Encourage an “18-hour” mix of uses, including retail, employment, civic, 
entertainment, and residential uses, that supports a diverse population 
that works, lives, and gathers downtown.  

j) Design places for people by promoting buildings and open spaces near 
sidewalks and streets that are interesting, enjoyable, and engaging for 
people passing by.  

k) Use a block-by-block approach to activate the ground floor of buildings 
and edges of public spaces to enhance street life, connecting 
pedestrians with activity along the street edge.  

l) Encourage buildings to include architectural features that are humanly 
scaled, especially at the ground floor of a building; and pedestrian-
scaled places and streetscapes that are welcoming, safe, and 
enjoyable for people. 

m) Provide welcoming places to gather and linger outdoors, such as parks, 
plazas, or street seats, which contribute to the vibrancy of Downtown 
Beaverton and promote social interaction among community members. 

p) Preserve, enhance and engage nature and natural systems, including 
Downtown’s creeks and trees to promote flood control, wildlife habitat, 
beauty and improved health for all community members. 

 q) Ensure that developments at highly visible “gateways” have design 
features (e.g. height, mass, and building orientation) that enhance 
awareness of the Downtown Regional Center and Downtown Design 
District. 

 
Findings: The proposed amendments will guide Downtown development through 
a dedicated Development Code chapter and zoning districts created specifically 
for Downtown Development. These rules focus on building and site design and 
how they promote vibrancy and a quality pedestrian experience. Building massing 
and modulation are regulated to provide visual interest and avoid long, 
monotonous frontages. Higher density development is focused around the three 
rail stations in Downtown, and buildings in the RC-BC zone that meet certain 
design rules can exceed the maximum 120 foot height limitation, allowing for 
buildings 12 stories and greater near rail transit. Uses that rely heavily on surface 
parking, like vehicle sales and service, will be prohibited in the Downtown Design 
District. 
 
A majority of the Downtown Design District has no maximum residential density, 
allowing for a variety of housing types in one development. A mix of office, 
commercial, light industrial, and residential uses are allowed throughout the 
Downtown Design District, which will promote an “18 hour” mix of uses. Buildings 
and public open spaces are required to be at the street to promote pedestrian 
interest and encourage interaction between uses inside buildings and passers-by.  
 
Development on key streets must have enhanced ground-floor facades to 
improve the pedestrian experience.  New connections are required along certain 
creek corridors, and buildings that exceed the maximum height in the RC-BC zone 
must provide publicly accessible open spaces or enhance and provide access to 
on-site natural areas. At key gateway intersections, as identified in the Urban 
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Design Framework, that do not already have an existing or planned civic 
landmark, private development will be required to provide gateway features. Staff 
finds the proposed amendments meet this policy. 

 
Chapter 4 Housing 
 

Goal 4.1.1 says “Provide an adequate supply of housing to meet future needs.” 
Policies include: 

b) Support higher density infill development that capitalizes on existing 
infrastructure and where impacts can be mitigated.  

c) Encourage high density residential development on mixed use and 
commercially zoned sites with proximity to transit and amenities with the 
objective of creating 18-hour neighborhoods. 

 
 

Findings: The proposed amendments guiding Downtown development allow for 
greater residential densities to be developed, taking advantage of existing transit 
improvements, including three rail lines and 11 bus lines. Residential development 
in the Downtown Design District has no maximum density, except for the RC-DT 
zone, allowing for significant residential development in areas already served by a 
variety of commercial and employment uses. The RC_DT zones retains a 60 units 
per acre maximum density that is in the current code, which still provides 
significant density for the properties within that zone. Staff finds the proposed 
amendments meet this policy. 

 
Goal 4.3.1 says “Increase the supply of housing in and near Beaverton’s Downtown 
Regional Center” Policies include: 

b) Stimulate the development of housing through tools such as capital 
investment, vertical housing incentives, tax exemptions, public/private 
partnerships, land acquisition, and disposition.  

 
 

Findings: The proposed amendments eliminate certain barriers to increased 
housing supply in the Downtown Regional Center by removing the maximum 
density regulations for residential only development. The removal of this provision 
will make the development of new housing more attractive by allowing more units 
per site, as well allowing for a greater mix of unit sizes. The increase in allowed unit 
types a mix of unit sizes will improve the financial feasibility of new residential 
development. Staff finds the proposed amendments meet this policy. 

 
Chapter 6: Transportation 

Goal 6.2.1. says “Transportation facilities designed and constructed in a manner to 
enhance Beaverton’s livability and meet federal, state, regional, and local 
requirements.” 

a) Maintain the livability of Beaverton through proper location and design 
of transportation facilities. 

d) Locate and design multi-use paths to balance the needs of human use 
and enjoyment with resource preservation in areas identified on the 
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Natural Resource Inventory Plan Map for their Significant Natural 
Resource values. 

 
Findings: The proposed amendments include rules guiding the location of new 
streets and multiuse paths in Downtown. This tool is included to more clearly 
delineate the desired locations of new connections, providing clearer 
expectations for connectivity and new development in Downtown. These rules 
also set clear expectations for multi-use path design and dimensions. These new 
connections are located along property lines and creek corridors to promote 
orderly development and provide access to natural areas. See Figure 13 for the 
location of new required connections. Staff finds the proposed amendments 
meets these policies. 

 

Figure 13: Proposed Block Size Map 

 
 
Chapter 7: Natural, Cultural, Historic, Scenic, Energy, and Groundwater Resources 
 

Goal 7.2.1. says “Preserve, manage and encourage restoration of historic sites, 
structures, and objects designated as Significant Historic Landmarks, and protect the 
character of the Downtown Historic District as listed on the National Register of 
Historic Places.” Polices include: 

a) With the cooperation of property owners, protect enhance and 
perpetuate Significant Historic Landmarks and the Downtown Historic 
District representing or reflecting elements of the City's cultural, social, 
economic, political and architectural history. 

 



 

CPA2020-0004, TA2020-0002, ZMA2020-0004 Downtown Design District Amendments TA - 14 
Staff Report Date: September 16, 2020 

Findings: The proposed amendments include updated rules guiding the 
construction of new buildings within the Historic District. Currently, development in 
the Historic District is required to be reviewed under a separate land use 
application, New Construction in a Historic District. The rules include relatively 
broad language that is challenging for applicants and decision-makers to 
understand intent and desired design outcomes. The proposed amendments will 
eliminate the New Construction in a Historic District application and instead 
include specific design rules for sites directly abutting historic landmarks. These 
design rules are tailored specifically for each historic landmark and are intended 
to direct abutting development to respond to certain design elements. These 
specific design rules will more clearly lay out design expectations to better 
complement the abutting historic landmark within the Historic District.  These rules 
will better streamline development within the Historic Distsrict while ensuring that 
the that the new development complements the landmarks within the Historic 
District. Staff finds the proposed amendments meets these policies. 

 
Goal 7.5.1. says “Development projects and patterns in the City that result in 
reduced energy consumption.  Goal 7.5.2. says “Increased use of solar energy and 
other renewable energy resources in new development in the City.” Policies 
include: 

a) Assist in the conservation of energy by promoting more efficient 
transportation modes and land use patterns.  

b) Encourage higher density development where appropriate.  
c) Continue to update applicable codes and regulations to promote 

energy conservation. 
 
Findings: The proposed amendments include rules that further allow dense mixed-
use development in the Downtown Regional Center. These rules will allow for 
greater number of residential units and non-residential floor area in the city center. 
This greater amount of development leverages the existing critical infrastructure 
and allows for less car dependence for everyday trips. The proposed rules also 
require larger buildings to provide energy conservation infrastructure, such as 
rooftop solar panels, green roofs, or high reflectivity roof surfaces. Staff finds the 
proposed amendments meet these policies.  
 

Chapter 9: Transportation 
 
Goal 9.4.1. says “Position Downtown Beaverton and Surrounding Areas as a Major 
Employment Center and an Attractive Urban Lifestyle Center.” Policies include:  

1. Encourage increased housing density in downtown Beaverton and 
surrounding areas to expand the customer base of existing and future 
businesses and provide housing opportunities to local employees. 
 

Findings: The proposed amendments include rules that allow for residential 
development in greater densities by increasing height limits in several Downtown 
zones, and by removing maximum residential densities for residential only 
development. These increased residential densities can allow for greater number 
of community member to live in Downtown Beaverton and will support businesses 
located in the area. These provisions will also improve the financial feasibility of 
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new residential development in the Downtown Regional Center by allowing 
greater unit densities and flexibility in unit size. Staff finds the proposed 
amendments meet these policies. 
 

Chapter 10: Community Health 
 

One goal of Chapter 10 says “Increase access to healthy, fresh, affordable food, 
especially in underserved neighborhoods.” Policies include:  

2. Reduce barriers to siting and support of community gardens on private 
property, vacant public property, and unused rights-of-ways and 
increase access to fresh, local agricultural products. 
. 
 

Findings: The proposed amendments will permit community gardens to be built in 
any zone within the Downtown Design District. Currently, community gardens are 
not a permitted used in Downtown Beaverton. Community gardens are one 
method of providing the community with fresh food, and can be strategically 
located on vacant or underutilized land for a period of time before a property 
elects to develop or redevelop the property. This provides a community benefit 
and makes the most of an otherwise underutilized parcel of land until development 
occurs. Staff finds the proposed amendments meet these policies. 

 
Comprehensive Plan Compliance Summary:  Staff finds that the proposed amendment is 
consistent with the City’s Comprehensive Plan. 
 
Therefore, staff finds that the text amendment meets the criterion for approval.   
 
 
5. The proposed text amendment is consistent with other provisions within the City’s 

Development Code. 
 
A majority of the amendments to Chapters 10, 20, 40, 50, 60, and 90 are included 
to integrate the proposed Downtown Design District Code (Chapter 70) into the 
Development Code. These amendments will ensure that the Downtown Design 
District Code is consistent with Chapter 70 and vice versa. Staff has not identified 
any inconsistencies within the City’s Development Code.  

 
Therefore, staff finds that the text amendment meets the criterion for approval.   
 
 
6. The proposed amendment is consistent with all applicable City ordinance 

requirements and regulations. 
 

Staff has not identified any other applicable City ordinance requirements and 
regulations that would be affected by the proposed changes. 

 
Therefore, staff finds that the text amendment meets the criterion for approval.   
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7. Applications and documents related to the request, which will require further City 
approval, shall be submitted to the City in the proper sequence. 

 
Staff have determined that there are no other applications and documents related 
to the request that will require further City approval.  

 
Therefore, staff finds that the text amendment meets the criterion for approval.   

 
 
Other applicable approval criteria 
 
As a post-acknowledgement amendment to the City’s Code, the proposed text 
amendment is subject to ORS 197.175(2), which requires that the City demonstrate that 
the proposed text amendment be consistent with the relevant Statewide Planning Goals. 
Staff have determined that the following goals apply: 

 
Of the 19 Statewide Planning Goals, staff finds that the following goals are directly 
relevant to the proposed amendment: Goal 1 (Citizen Involvement), Goal 2 (Land 
Use Planning), Goal 10 (Housing), and Goal 12 (Transportation). 

Goal 1 - Citizen Involvement 
Findings: The Beaverton Citizen Involvement Program adopted by Resolution 2229 
in 1980 established a formalized public participation program for the BCCI that 
provides a method by which the committee and other community members can 
communicate their opinions and inquiries about city matters, including the 
planning process.  

The Downtown Design Project included significant public engagement over a two-
year period – five open houses, 15 meetings with advisory or decision making 
bodies, and 10 meetings with stakeholder groups. Information related to TA2020-
0002 also was presented at the following meetings: 

 Feb. 24, 2020, Beaverton Committee for Community Involvement 
 March 2, 2020, Urban Redevelopment Advisory Committee meeting. 
 June 10, July 21 August 12, and Aug. 26, 2020, Planning Commission work 

sessions. 

The proposed amendment is subject to the public notice requirements of the 
Development Code. At the public hearing, the Planning Commission will consider 
written or oral testimony before making a recommendation to City Council.  

The amendment procedures outlined in Chapter 50 of the Development Code 
allow for proper notice and public comment opportunities as required by Statewide 
Planning Goal 1. These procedures have been determined to be consistent with 
Goal 1 in the past and have been followed.  

Conclusion: The proposed amendment is consistent and compatible with 
Statewide Planning Goal 1. 
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Goal 2 – Land Use Planning 
Findings: Statewide Planning Goal 2 requires local governments to establish a land 
use planning process and policy framework as a basis for all decisions and actions 
related to land use. The Urban Design Framework, approved on Oct. 9, 2018, by the 
City Council:  

5. Analyzes existing conditions in Downtown Beaverton; and 
6. Identifies opportunities and constraints; and 
7. Outlines framework concepts and alternatives; and  
8. Presents a final framework that considers social, economic, energy, and 

environmental needs by promoting a mixed-use, compact urban form with 
multimodal streets. The Urban Design Framework provides the factual basis for 
the proposed amendment to Volume 1 and Volume 5 of the Comprehensive 
Plan. 

Section 40.85.1.C of the Development Code describes the approval criteria for 
legislative amendments. The findings and conclusions in the Staff Report explain 
how the proposed text changes are consistent with the approval criteria and 
procedural requirements for amending the Development Code.  

Conclusion: The proposed amendment is consistent and compatible with 
Statewide Planning Goal 2. 

 
Goal 5 – Natural Resources, Scenic and Historic Areas, and Open Spaces 
Findings: In August of 1984, the City nominated the Downtown Beaverton Historic 
District to the National Park Service National Register of Historic Places. The district, 
as described on the nomination form, is an irregular 2 X 3 block area bounded by 
SW Canyon Boulevard on the north, SW East Street and SW Washington Street on the 
east, SW Second Street on the south, and SW Watson Street on the west. At the time 
of nomination, the district includes buildings used for commercial, entertainment 
and private residences. The historic district had been listed on the registry since 
January 7, 1986.  

The National Register application describes the historic district as “a well-preserved 
and environmentally distinct area which reflects the development of the city's 
commercial center in the period between the First and Second World Wars.” The 
analysis continues: “Massive development since the War years because of Its 
proximity to metropolitan Portland. Sprawling strip development generated by an 
ever-increasing mobile population characterizes Beaverton outside of its tiny historic 
nucleus. The Downtown Commercial Historic District is one of the few areas in the 
city which remains oriented to pedestrian traffic.”  
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The proposed rules make no changes to preservation requirements that effect the 
fourteen historic landmarks within the district. The proposed amendments do seek to 
streamline new development within the Historic District, by replacing broad criterion 
that cite preservation of the historic value of the Historic District with specific design 
rules that ensure that new development in the district complements abutting historic 
landmarks. These rules include matching column rhythm, first floor window heights, 
horizontal datum lines, and other details, tailored to each individual historic 
landmark, that increase the levels of visual interest for the pedestrian. 

The entirety of the proposed amendments, including the rules that regulate 
development abutting historic landmarks in the historic district, are intended to 
create engaging pedestrian environments. These rules include buildings required at 
or near the street, high levels of windows and doors facing the street, façade 
articulation for visual interest, and finer design details required in the historic district 
mentioned above.  

The National Register Statement of Significance concludes by stating “Because of its 
proximity to metropolitan Portland, Beaverton is experiencing development on a 
massive scale. The Downtown Historic District is the last place remaining to convey a 
sense of "central place’.” The proposed amendments are intended to further 
reinforce the sense of a central place through more intense development, buildings 
that engage the pedestrian through site placement and building design, and 
reinforce the historic district character by setting clear expectations for new 
development abutting historic landmarks. 

Conclusion: The proposed amendment is consistent and compatible with 
Statewide Planning Goal 5. 

 
Goal 10 – Housing 
Findings: In 2015, the city added the Housing Strategies Report to Volume II of the 
Comprehensive Plan (Background and Supporting Material) in conjunction with the 
amendment to the Housing Element. The report was reviewed by DLCD, which 
found it to be consistent with the requirements of Statewide Planning Goal 10.  

Beaverton’s Housing Needs Analysis (HNA) was published in October 2015. It 
demonstrated a need for all housing types in the 20-year period ending in 2035. This 
was true both for the current Beaverton city limits as well as the city limits plus the 
assumed urban service area, which is an area where it is assumed Beaverton will 
provide governance in the future. The state Department of Land Conservation and 
Development (DLCD) found it to be consistent with the requirements of Statewide 
Planning Goal 10. See Table 9 for the number of housing units projected to be 
needed. 
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Table 9: Projected Future Need for New Housing Units (2035) 

 SF 
detached 

SF 
attached Duplex 3 or 4 

units 5+ units 

Current city 
limits (2015) 

5,767 1,542 295 718 3,866 

City limits plus 
assumed urban 
service 
boundary 

14,001 2,626 958 718 3,886 

Source: Beaverton Housing Needs Analysis (part of the city’s Housing Strategies Report) Figure 5.3 and 
Figure 10.3. https://www.beavertonoregon.gov/DocumentCenter/View/10322. Accessed April 14, 
2020. 

Based on the findings in Beaverton’s Housing Strategies Report in Volume II of the 
Comprehensive Plan, which includes the city’s Buildable Lands Inventory and 
Housing Needs Analysis, Beaverton updated its Comprehensive Plan’s Housing 
Element and Land Use Element to address the identified housing needs. DLCD also 
found these Comprehensive Plan changes consistent with the Statewide Planning 
Goals. 

The proposed Development Code amendments introduce three new zones within 
the Downtown Design District, RC-BC, RC-DT, and RC-MU, and modify the RC-OT 
zone. The Downtown Design District zones will retain or expand the housing capacity 
in the area by maintaining or eliminating the maximum density and maximum floor 
area ratios of the affected properties, as shown in Table 8 above. All of the 
approximately 330 acres that make up the proposed Downtown Design District 
currently are zoned to have maximum residential densities for residential only 
developments, limiting residential capacity within the District. The proposed 
amendments eliminate maximum residential density for all but 22.6 of the 330 acres 
within the Downtown Design District. The 22.6 acres, all within the proposed RC-DT 
zone, are limited to 60 units per acre, which matches the maximum residential 
density of those properties current zoning district, RC-TO. The removal of the 
maximum residential densities for approximately 307 acres will considerably increase 
potential housing capacity within the Downtown Design District. Based on the 
required densities of the proposed Downtown Design District zones, it is anticipated 
that the following residential categories will see new residential units built: single-
family attached, duplex, three to 4 unit, and five or more unit developments. Each 
of the categories are identified as needed housing types in the Beaverton Housing 
Needs Analysis. 

The proposed Development Code Amendments also reduce the required on-site 
parking for several areas within the Downtown Design District. See Table 10. The 
existing Regional Center is composed of five parking districts. All required parking 
ratios in the Regional Center are lower than citywide requirements. Districts One, 
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Two, and Three have lower parking ratios for residential uses than Districts Four and 
Five. The amendments combine Districts One through Four into a new District One, 
which will require the same, lower parking ratios as the existing District One through 
Three, resulting in parking reductions for about 112 acres of former Parking District 
Four. District Five is not affected by this amendment. Approximately 30 acres of new 
properties included with the Regional Center boundary expansion proposed with 
the concurrent Comprehensive Plan Amendment (CPA2020-004), will also be 
designated as District 1, reducing the off-street parking requirements for those 30 
acres. Additionally, automatic parking reductions are offered for sites in certain 
areas of the Downtown Design District.  Sites within 660 feet of rail stations, bus stops 
with high frequency peak period service, and in the eight core blocks of Old Town 
may reduce their off-street parking requirements by twelve percent.  

Table 10: Minimum Off-Street Parking Requirements in the Downtown Design District 

Current Parking 
District 

Approximate 
Acreage20 

Minimum Off-
street parking 
required per unit 

Proposed Parking 
District 

Minimum Off-
street parking 
required per unit 

Regional Center 1 109.5 0.75 Regional Center 1 0.75 

Regional Center 2 15.8 0.75 Regional Center 1 0.75 

Regional Center 3 59.9 0.75 Regional Center 1 0.75 

Regional Center 4 112 1 Regional Center 1 0.75 

Residential or 
Commercial Zone 

26.66 1.25-1.75 Regional Center 1 0.75 

Multiple Use Zone 2.3 1 Regional Center 1 0.75 
 

Conclusion: The proposed amendment is consistent and compatible with 
Statewide Planning Goal 10. 

 
Goal 12 - Transportation 
Findings: OAR (Oregon Administrative Rules) 660-012-000 through 660-012-0070, 
referred to as the Transportation Planning Rule21 (TPR), provide guidance on 
compliance with Statewide Planning Goal 12. A Transportation System Plan (TSP), 
adopted pursuant to OAR Division 12, fulfills the requirements for public facilities 
planning required under ORS (Oregon Revised Statute) 197.712(2)(e), Goal 11 and 

 
 
20 Acreage generally excludes right of way. 
21 The Transportation Planning Rule requires local governments to review Comprehensive Plan and land 
use regulation amendments and contains standards by which to review the effect of the proposed 
amendment on existing or planned transportation facilities. 
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OAR Chapter 660, Division 12 as they relate to transportation facilities. Volume IV of 
the Comprehensive Plan contains the City’s adopted TSP, effective October 21, 2010.  

Significant effects. The TPR states that “if an amendment to a functional plan, an 
acknowledged comprehensive plan, or a land use regulation (including a zoning 
map) would significantly affect an existing or planned transportation facility, then the 
local government must put in place measures as provided in section (2) of this rule.”  

“A plan or land use regulation significantly affects a transportation facility if it would: 

 Change the functional classification of an existing or planned transportation 
facility (exclusive of correction of map errors in an adopted plan); 

 Change standards implementing a functional classification system; or 

 Result in … types or levels of travel or access that are inconsistent with the 
functional classification of an existing or planned transportation facility; 

 Degrade the performance of an existing or planned transportation facility 
such that it would not meet the performance standards identified in the TSP or 
comprehensive plan; or 

 Degrade the performance of an existing or planned transportation facility that 
is otherwise projected to not meet the performance standards identified in the 
TSP or comprehensive plan.” 

The proposed text amendment will modify the permitted uses, densities, and building 
heights within the Downtown Design District, which may result in “significant effects” to 
a transportation facility, defined by OAR 660-012-0060. However, OAR 660-012-
0060(10)(e) states: “A local government may designate an MMA on an area where 
comprehensive plan map designations or land use regulations do not meet the 
definition, if all of the other elements meet the definition, by concurrently adopting 
comprehensive plan or land use regulation amendments necessary to meet the 
definition. Such amendments are not subject to performance standards related to 
motor vehicle traffic congestion, delay or travel time.”  

The concurrently proposed Comprehensive Plan Amendment (CPA2020-0004) 
establishes an MMA, as shown in Figure 4 by adopting the findings in Downtown 
Regional Center Community Plan and concurrently adopting changes to Beaverton’s 
Comprehensive Plan Land Use Element (CPA2020-0004) and Development Code 
(ZMA2020-0004 and TA2020-0002), including Development Code changes to establish 
a Downtown Design District.  The definition of MMA referred to in OAR 660-012-
0060(10)(e) above requires findings for OAR 660-012-0060(10)(b), which can be found 
in the findings for CPA2020-0004, starting on page CPA-5. Findings for the two sites not 
included in the MMA are provided in the concurrently proposed Comprehensive Plan 
Amendment (CPA2020-0004). 
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State Land Use Goal Compliance Summary:  Therefore, staff finds that the proposed text 
amendment complies with all of the applicable Statewide Planning Goals.  
 
 

Conclusions 
Based on the facts and findings presented, staff conclude that the proposed amendment 
to the Code is consistent with all the text amendment approval criteria of Section 
40.85.15.1.C.1-7. 
 
 
Staff Recommendation(s) 
Staff offers the following recommendation for the conduct of the September 23, 2020 
public hearing for TA2020-0002 (Downtown Design District Text Amendment): 
 

A. Conduct the public hearing and receive all public testimony relating to the 
proposal. 

 
B. Considering the public testimony and the facts and findings presented in the 

staff report, deliberate on policy issues and other issues identified by the 
Commission or the public. 

 
C. Recommend APPROVAL of text amendment application TA2020-0002 

(Downtown Design District Text Amendment) to the City Council. 
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ZMA2020-0004 
ANALYSIS AND FINDINGS FOR 

ZONING MAP AMENDMENT 
 
Fact and Findings 
Section 40.97.15.2.C of the Code specifies that in order to approve a Legislative Zoning 
Amendment application, the decision-making authority shall make findings of fact, based 
on evidence provided by the applicant, that all of the criteria specified in Section 
40.97.15.2.C.1-7 are satisfied.  The following are the findings of fact for ZMA2020-0004 
(Downtown Design District Zoning Map Amendment): 

Zoning Map Amendment Approval Criteria 
 
1. The proposal satisfies the threshold requirements for a Legislative Zoning Map 

Amendment application. 
 

Section 40.97.15.2.A specifies that an application for a Legislative Zoning Map 
Amendment shall be required when there is proposed a change of zoning 
designation for a large number of properties. ZMA2020-0004 proposes to change 
the zone of approximately 275 properties. 

 
Therefore, staff finds that the zoning map amendment meets the criterion for approval.   
 
 
2. The proposal conforms with applicable policies of the City’s Comprehensive Plan. 
 

Beaverton’s Comprehensive Plan provides policy direction on matters related to 
future growth and physical development of the city including land use, economy, 
transportation, housing, natural resources, and other relevant topics. Oregon state 
law requires all cities and counties to prepare and adopt comprehensive plans that 
are consistent with Statewide Planning Goals. The following are staff’s findings to 
applicable Comprehensive Plan goals and policies: 

 
Chapter 3: Land Use 

Goal 3.1.1 says, “Encourage development and land use patterns that support a 
variety of transportation modes.” Policies include: 
 

a)  Emphasize pedestrian convenience and safety in all developments and 
transportation facilities. 

b)  Encourage development and programs that reduce the need for vehicle 
use and ownership. 

c) Ensure that new development is designed to provide safe, comfortable 
and direct pedestrian and bicycle connections for all, regardless of ability 
or age, to and through the development, including to reach nearby 
points of interest. 
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d) Apply land use designations and development regulations that support 
high-density development near transit and services, in order to provide 
greater opportunities to live, work, and meet daily needs near transit.  

e) Encourage increased intensity of development within Mixed Use, 
Commercial, and Employment areas that are located within a half-mile of 
high capacity transit stops or stations, such as MAX and WES. 

 
Findings: The proposed zone amendments are intended to encourage quality 
development in Downtown by reducing regulatory barriers while setting minimum 
expectations for design. These amendments encourage higher density 
development in the Downtown area by increasing building heights in much of the 
Downtown Design District, eliminating maximum density in most of the Downtown 
Design District, raising minimum floor are ratios and residential densities, and 
focusing the densest development within walking distance of the three rail stations. 
The proposed zones allow for a mix of uses, encouraging walkable development. 
Furthermore, by locating dense development and a mix of uses near transit 
service, these amendments reduce the need for vehicle use and ownership.  Staff 
finds the proposed amendments meet this policy. 
 
Goal 3.4.1 says, “Provide effective and inclusive planning and development review 
services.” Policies include: 
 

a) Ensure that development regulations are consistent with and implement 
the Comprehensive Plan.  

d) Apply zoning districts consistent with Comprehensive Plan policies; 
applicable Community Plans; adopted Comprehensive Plan designations, 
as identified in the Comprehensive Plan and zoning district matrix, below; 
and the following policies.  
i. New zoning districts consistent with applicable Comprehensive Plan 

policies may be added or modified as needed to address area-specific 
needs or changing circumstances. 

iii. Area-specific zoning districts (as indicated in the Comprehensive Plan 
and Zoning District Matrix) shall be applied only in locations consistent 
with the title and purpose statement of the zone, applicable 
Community Plan policies or Metro Title 6 designations. 

 
Findings: The proposed amendments are intended the implement the Community 
Vision goal of a more vibrant Downtown Beaverton, recommendations from the 
Urban Design Framework, and the applicable goals and policies of the 
Comprehensive Plan. The proposed development regulations aim to create 
walkable, mixed-use neighborhoods that have increased residential, commercial, 
and employment opportunities.  Findings provided throughout this and the 
concurrently proposed Comprehensive Plan Amendment (CPA2020-0004) and 
Zoning Map Amendment (ZMA2020-004) demonstrate consistency with the 
Comprehensive Plan. 
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The proposed zoning amendments are consistent with the Land Use Matrix, which 
is being modified by a concurrently proposed Comprehensive Plan Amendment 
(CPA2020-0004) to expand the Regional Center Boundary and update the Land 
Use Matrix to identify the three new zones proposed by this amendment, RC-BC, 
RC-MU, and RC-DT, as zones that can implement the Regional Center Land Use 
Designation. Staff finds the proposed amendments meet this policy. 
 
Goal 3.6.1 says, “Support pedestrian-oriented mixed use areas.” Policies include: 

a) Provide for a mix of commercial, residential, employment, and civic uses 
at relatively high densities to create vibrant, walkable areas where many 
activities can be accomplished on foot or by bike or transit.  

b) Uses may be mixed vertically (i.e. within a single building on different floors) 
or horizontally (i.e. within different buildings) but should be mixed so that 
different uses are within easy walking distance of one another.  

c) Limit or prohibit auto-oriented commercial uses, including vehicle sales 
and services, drive-through uses, and uses requiring extensive outdoor 
storage, to enhance the pedestrian environment. 

d)  Pedestrian-oriented design is a priority within mixed use areas. Pedestrian-
oriented design generally includes: 
i. Commercial and mixed use buildings located next to the sidewalk with 

windows, interesting facades, pedestrian-scale design features (e.g. 
lighting, awnings and signage), and a majority of parking located 
behind, above, or beneath development 

ii. Residential buildings with windows and doors facing the street, and 
privacy provided through landscaping, grade changes, and modest 
setbacks 

 
Findings: The proposed zones allow for a broad mix of uses with no maximum floor 
area, and in most cases, no maximum residential density. This allowance for density 
and broad mix of uses allow for uses to be within easy walking distance of one 
another. The proposed zones prohibit auto sales, auto service, and drive through 
uses, which will allow other uses that will enhance the pedestrian environment to 
establish in the Downtown Design District. Design regulations require new 
development to be located at the street and prohibit parking between buildings 
and the primary frontage. Setbacks for buildings with ground floor commercial 
uses are allowed to be built up to front property line to allow for a more engaging 
pedestrian experience. Buildings with ground-floor residential units are allowed 
larger front setbacks to allow for greater privacy. Staff finds the proposed 
amendments meet this policy. 
 
Goal 3.6.2 says, “Downtown Regional Center: Create and strengthen a vibrant 
downtown and central area for Beaverton” Policies include: 

a) Tailor development regulations to the unique character and aspirations for 
the distinct areas within the Downtown Regional Center, taking into 
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account form, scale, rhythm, and uses, through specialized zoning, 
overlay zones, or similar tools while also ensuring strong connections 
between these areas and throughout the Downtown Regional Center. 

e) Ensure that redevelopment intensifies land use, with less land dedicated to 
surface parking and more land occupied by multistory buildings along 
walkable streets.  

h) Encourage a variety of Downtown housing options to reach the critical 
mass of people needed to support downtown businesses and increase 
mixed-use vibrancy.  

i) Encourage an “18-hour” mix of uses, including retail, employment, civic, 
entertainment, and residential uses, that supports a diverse population 
that works, lives, and gathers downtown.  

 
Findings: The proposed amendments guiding Downtown development are directly 
implemented by a dedicated chapter of the Development Code, and four zones 
that are intended to specifically regulate Downtown development. Each 
proposed zone contains a minimum density and minimum floor area ratio to 
ensure that new or redeveloped properties are built at a scale that contributes to 
a dense, walkable downtown. Table 11 details the proposed change in minimum 
density and intensity. Each property being rezoned has either an increased 
minimum density, increased minimum floor area ratio, or both. These increased 
minimums will encourage new development to intensify the Downtown Design 
District.  
 

Table 11: Minimum density and FAR  

Current Zone Approximate 
Acreage22 

Minimum 
units per 
acre23 

Minimum 
floor area 
ratio 

Proposed 
zone 

Minimum 
units per 
acre 

Minimum 
floor area 
ratio 

RC-TO 40.8 20 0.6 RC-MU 43 1.0 

RC-TO 22.6 20 0.6 RC-DT 30 1.0 

RC-TO 95 20 0.6 RC-BC 60 1.5 

RC-OT 121.5 12 0.35 RC-OT 18 or 24 0.5 or 0.7 

RC-OT 22 12 0.35 RC-BC 60 1.5 

CS 5.5 34 N/A RC-MU 43 1.0 

GC 16.7  34 N/A RC-MU 43 1.0 

R1 3 34 N/A RC-OT 18 or 24 0.5 or 0.7 

 
 
22 Acreage generally excludes right of way. 
23 Maximum units per acre generally for residential-only projects (not mixed use). 
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Current Zone Approximate 
Acreage22 

Minimum 
units per 
acre23 

Minimum 
floor area 
ratio 

Proposed 
zone 

Minimum 
units per 
acre 

Minimum 
floor area 
ratio 

R2 .23 15 N/A RC-OT 18 or 24 0.5 or 0.7 

R5 .23 7 N/A RC-OT 18 or 24 0.5 or 0.7 

SC-HDR 2.3 30 or 24 0.4 RC-MU 43 1.0 
 

A majority the zones of the Downtown Design District have no maximum residential 
density, allowing for a variety of housing types, and each zone has no maximum 
floor area. A mix of office, commercial, light industrial, and residential uses are 
permitted throughout the Downtown Design District, which will promote an “18 hour” 
mix of uses. Buildings and public open spaces are required to be at the street to 
engage with pedestrians.  

 
Chapter 4 Housing 
 

Goal 4.1.1 says “Provide an adequate supply of housing to meet future needs.” 
Policies include: 

b) Support higher density infill development that capitalizes on existing 
infrastructure and where impacts can be mitigated  

c) Encourage high density residential development on mixed use and 
commercially zoned sites with proximity to transit and amenities with the 
objective of creating 18-hour neighborhoods 

 
 

Findings: The zones proposed to regulate Downtown development allow for 
greater residential densities to be developed, taking advantage of existing transit 
improvements, including three rail lines and 10 bus lines that sever the Downtown 
Design District. Residential development in the Downtown Design District has no 
maximum density, except for the RC-DT zone, allowing for significant residential 
development in areas already served by a variety of commercial and 
employment uses. Table 12 details the proposed changes to maximum densities in 
the Downtown Design District. Staff finds the proposed amendments meet this 
policy. 
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Table 12: Maximum density and FAR  

Current Zone Approximate 
Acreage24 

Maximum 
units per 
acre25 

Maximum 
floor area 
ratio 

Proposed 
zone 

Maximum 
units per 
acre 

Maximum 
floor area 
ratio 

RC-TO 40.8 60 None RC-MU None None 

RC-TO 22.6 60 None RC-DT 60  None 

RC-TO 95 60 None RC-BC None None 

RC-OT 121.5 40 None RC-OT None None 

RC-OT 22 40 None RC-BC None None 

CS 5.5 43 None RC-MU None None 

GC 16.7  43 None RC-MU None None 

R1 3 43 None RC-OT None None 

R2 .23 21 None RC-OT None None 

R5 .23 8 None RC-OT None None 

SC-HDR 2.3 43 None RC-MU None None 
 

 
 
Comprehensive Plan Compliance Summary:  Staff finds that the proposed amendment is 
consistent with the City’s Comprehensive Plan. 
 
Therefore, staff finds that the zoning map amendment meets the criterion for approval.   
 
 
3. All critical facilities and services are available or can be made available to an 

adequate capacity to serve the site and uses allowed by the proposed zoning 
designation. 
 

Chapter 90 of the Development Code defines critical facilities as “public water, 
public sanitary sewer, storm water drainage, treatment, and detention, 
transportation, and fire protection.” The Downtown Design District, which 
encompasses all properties affected by the proposed zoning map amendment, is a 
fully developed area with critical facilities currently available, or easily made 
available, to all properties. Services are generally located within the public right of 
way. These services include public water, which is provided by the City of 
Beaverton; storm water drainage, treatment and detention, which is provided by 

 
 
24 Acreage generally excludes right of way. 
25 Maximum units per acre generally for residential-only projects (not mixed use). 
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the City of Beaverton and Clean Water Services; and sanitary sewer, which is 
provided by the City of Beaverton and Clean Water Services.  Proposed 
developments within the Downtown Design District will be subject to Section 40.03 
Facilities Review, which requires new developments to either construct 
improvements to the public systems to adequately serve the site, or demonstrate 
that the existing critical facilities have the capacity to adequately serve the site. 
Any new development will be required to obtain service provider letters from the 
City of Beaverton and Clean Water Services to confirm that adequate services are 
available.   
 
The Downtown Design District is served by a network of roads and multi-use paths to 
accommodate travel to and through Downtown. A majority of the roads within and 
adjacent to the Downtown District fall under the jurisdiction of the City of 
Beaverton. Within the Downtown Design District, Canyon Road is under the 
jurisdiction of the Oregon Department of Transportation (ODOT). Highway 217, 
approximately one-quarter miles east of the Downtown Design District, is also under 
the jurisdiction of ODOT. Proposed development citywide, including sites within the 
Downtown Design District, will be required to demonstrate compliance with all 
applicable transportation related requirements, including the submittal of a Traffic 
Impact Analysis if thresholds are met.  
 
Tualatin Valley Fire and Rescue currently provides fire protection services for all of 
Beaverton, including the Downtown Design District, and will continue to do so 
following this zoning map amendment. All new development will be required to 
obtain a service provider letter from Tualatin Valley Fire and Rescue to confirm that 
the development can be served as designed.  

 
Therefore, staff finds that the zoning map amendment meets the criterion for approval.   
 
 
4. Essential facilities and services are available or can be made available to serve the 

site and uses allowed by the proposed zoning designation. 
 

Chapter 90 of the Development Code defines essential facilities as “schools, transit 
improvements, police protection, and on-site pedestrian and bicycle facilities in the 
public right-of-way.” The Downtown Design District, which encompasses all 
properties affected by the proposed zoning map amendment, lies fully within the 
Beaverton School District. Any development that includes new residential units will 
be required to obtain a service provider letter from Beaverton School District to 
confirm capacity. The Downtown Design District is served well served by TriMet 
transit, with three rail lines, MAX Blue Line, Max Red Line, and Westside Express 
Service, and 10 bus lines, the 20, 52, 53, 54, 57, 58, 61, 76, 78, and 88. Within the 
District there are three rail stations and approximately 35 bus stops. Police service is 
provided by the Beaverton Police Department and will continue to do so following 
the zoning map amendment. Sidewalks currently exist along the frontages of most 
properties and will be required to be constructed or reconstructed to meet city 
standards at time of development. Bicycle lanes are required on certain streets 
depending on their functional classification. If required bicycle lanes do not exist 
along a site frontage, they will either be constructed at the time of development, or 
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in cases where a continuous network cannot be provided, frontage will be 
dedicated as right of way to ensure a continues bicycle lane can be constructed in 
the future.  

 
Therefore, staff finds that the zoning map amendment meets the criterion for approval.   
 
 
5. The proposal is or can be made to be consistent with all applicable provisions of 

Chapter 20 (Land Uses). 
 
Chapter 20 of the Development Code currently contains the development 
standards of each zone. The concurrently proposed Downtown Design District Text 
Amendment (TA2020-0002) will relocate the zoning and development standards 
for properties within the Downtown Design District to Chapter 70. The development 
standards for each proposed zone are intended to promote dense, walkable 
neighborhoods, with a mix of uses allowed throughout, as envisioned in the Urban 
Design Framework (Exhibit 5). As the concurrent text amendment eliminates any 
development standards in Chapter 20 that would apply to sites within the 
Downtown Design District, no future development in the Downtown Design District 
would be regulated by those development standards. 

 
Therefore, staff finds that this criterion does not apply.  
 
 
6. The proposal contains all applicable application submittal requirements as specified in 

Section 50.25.1. of the Development Code. 
 

All submittal requirements identified in Section 50.25.1 of the Development Code 
are contained in the submittal package.   

 
Therefore, staff finds that the zoning map amendment meets the criterion for approval.   
 
 
7. Applications and documents related to the request, which will require further City 

approval, shall be submitted to the City in the proper sequence. 
 

Concurrent applications have been submitted with this Zoning Map Amendment 
will ensure that the proposed zones can be properly implemented. A 
Comprehensive Plan Amendment (CPA2020-0004) will expand the Regional Center 
and update the Land Use Matrix to ensure that the proposed zones may implement 
the Downtown Regional Center Land Use Designation. A Text Amendment (TA2020-
0002) will include all development standards, such as required density, maximum 
heights, and permitted uses of the zones proposed in this Zoning Map Amendment.  

 
Therefore, staff finds that the zoning map amendment meets the criterion for approval.   

 
 
Other applicable approval criteria: 
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As a post-acknowledgement amendment to the City’s Code, the proposed zoning map 
amendment is subject to ORS 197.175(2), which requires that the City demonstrate that 
the proposed zoning map amendment be consistent with the relevant Statewide Planning 
Goals. Staff have determined that the following goals apply: 

 
Of the 19 Statewide Planning Goals, staff finds that the following goals are directly 
relevant to the proposed amendment: Goal 1 (Citizen Involvement), Goal 2 (Land 
Use Planning), Goal 10 (Housing), and Goal 12 (Transportation). 

Goal 1 - Citizen Involvement 
Findings: The Beaverton Citizen Involvement Program adopted by Resolution 2229 
in 1980 established a formalized public participation program for the BCCI that 
provides a method by which the committee and other community members can 
communicate their opinions and inquiries about city matters, including the 
planning process.  

The Downtown Design Project included significant public engagement over a two-
year period – five open houses, 15 meetings with advisory or decision making 
bodies, and 10 meetings with stakeholder groups. Information related to ZMA2020-
0004 also was presented at the following meetings: 

 Feb. 24, 2020, Beaverton Committee for Community Involvement 
 March 2, 2020, Urban Redevelopment Advisory Committee meeting. 
 June 10, July 21 August 12, and Aug. 26, 2020, Planning Commission work 

sessions. 

The proposed amendment is subject to the public notice requirements of the 
Development Code. At the public hearing, the Planning Commission will consider 
written or oral testimony before making a recommendation to City Council.  

The amendment procedures outlined in Chapter 50 of the Development Code 
allow for proper notice and public comment opportunities as required by Statewide 
Planning Goal 1. These procedures have been determined to be consistent with 
Goal 1 in the past and have been followed.  

Conclusion: The proposed amendment is consistent and compatible with 
Statewide Planning Goal 1. 

 
Goal 2 – Land Use Planning 
Findings: Statewide Planning Goal 2 requires local governments to establish a land 
use planning process and policy framework as a basis for all decisions and actions 
related to land use. The Urban Design Framework, approved on Oct. 9, 2018, by the 
City Council:  

9. Analyzes existing conditions in Downtown Beaverton; and 
10. Identifies opportunities and constraints; and 
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11. Outlines framework concepts and alternatives; and  
12. Presents a final framework that considers social, economic, energy, and 

environmental needs by promoting a mixed-use, compact urban form with 
multimodal streets. The Urban Design Framework provides the factual basis for 
the proposed amendment to Volume 1 and Volume 5 of the Comprehensive 
Plan. 

Section 40.97.2.C of the Development Code describes the approval criteria for 
legislative zoning map amendments. The findings and conclusions in the Staff Report 
explain how the proposed zone changes are consistent with the approval criteria 
and procedural requirements for amending the Development Code.  

Conclusion: The proposed amendment is consistent and compatible with 
Statewide Planning Goal 2. 

 
Goal 10 – Housing 
Findings: In 2015, the city added the Housing Strategies Report to Volume II of the 
Comprehensive Plan (Background and Supporting Material) in conjunction with the 
amendment to the Housing Element. The report was reviewed by DLCD, which 
found it to be consistent with the requirements of Statewide Planning Goal 10.  

Beaverton’s Housing Needs Analysis (HNA) was published in October 2015. It 
demonstrated a need for all housing types in the 20-year period ending in 2035. This 
was true both for the current Beaverton city limits as well as the city limits plus the 
assumed urban service area, which is an area where it is assumed Beaverton will 
provide governance in the future. The state Department of Land Conservation and 
Development (DLCD) found it to be consistent with the requirements of Statewide 
Planning Goal 10. See Table 13 for the number of housing units projected to be 
needed. 

 

Table 13:Projected Future Need for New Housing units (2035) 

 SF 
detached 

SF 
attached Duplex 3 or 4 

units 5+ units 

Current city 
limits (2015) 

5,767 1,542 295 718 3,866 

City limits plus 
assumed urban 
service 
boundary 

14,001 2,626 958 718 3,886 

Source: Beaverton Housing Needs Analysis (part of the city’s Housing Strategies Report) Figure 5.3 and 
Figure 10.3. https://www.beavertonoregon.gov/DocumentCenter/View/10322. Accessed April 14, 
2020. 
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Based on the findings in Beaverton’s Housing Strategies Report in Volume II of the 
Comprehensive Plan, which includes the city’s Buildable Lands Inventory and 
Housing Needs Analysis, Beaverton updated its Comprehensive Plan’s Housing 
Element and Land Use Element to address the identified housing needs. DLCD also 
found these Comprehensive Plan changes consistent with the Statewide Planning 
Goals. 

The proposed zoning map amendments introduce three new zones within the 
Downtown Design District, RC-BC, RC-DT, and RC-MU, and modify the RC-OT zone. 
The Downtown Design District zones will retain or expand the housing capacity in the 
area by maintaining or eliminating the maximum density and maximum floor area 
ratios of the affected properties, as shown in Table 12 above. All of the 
approximately 330 acres that make up the proposed Downtown Design District 
currently are zoned to have maximum residential densities for residential only 
developments, limiting residential capacity within the District. The proposed 
amendments eliminate maximum residential density for all but 22.6 of the 330 acres 
within the Downtown Design District. The 22.6 acres, all within the proposed RC-DT 
zone, are limited to 60 units per acre, which matches the maximum residential 
density of those properties’ current zoning district, RC-TO. The removal of the 
maximum residential densities for approximately 307 acres will considerably increase 
potential housing capacity within the Downtown Design District. Based on the 
required densities of the proposed Downtown Design District zones, it is anticipated 
that the following residential categories will see new residential units built: single-
family attached, duplex, three to 4 unit, and five or more unit developments. Each 
of the categories are identified as needed housing types in the Beaverton Housing 
Needs Analysis. 

Conclusion: The proposed amendment is consistent and compatible with 
Statewide Planning Goal 10. 

 
Goal 12 - Transportation 
Findings: OAR (Oregon Administrative Rules) 660-012-000 through 660-012-0070, 
referred to as the Transportation Planning Rule26 (TPR), provide guidance on 
compliance with Statewide Planning Goal 12. A Transportation System Plan (TSP), 
adopted pursuant to OAR Division 12, fulfills the requirements for public facilities 
planning required under ORS (Oregon Revised Statute) 197.712(2)(e), Goal 11 and 
OAR Chapter 660, Division 12 as they relate to transportation facilities. Volume IV of 
the Comprehensive Plan contains the City’s adopted TSP, effective October 21, 2010.  

 
 
26 The Transportation Planning Rule requires local governments to review Comprehensive Plan and land 
use regulation amendments and contains standards by which to review the effect of the proposed 
amendment on existing or planned transportation facilities. 
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Significant effects. The TPR states that “if an amendment to a functional plan, an 
acknowledged comprehensive plan, or a land use regulation (including a zoning 
map) would significantly affect an existing or planned transportation facility, then the 
local government must put in place measures as provided in section (2) of this rule.”  

“A plan or land use regulation significantly affects a transportation facility if it would: 

 Change the functional classification of an existing or planned transportation 
facility (exclusive of correction of map errors in an adopted plan); 

 Change standards implementing a functional classification system; or 

 Result in … types or levels of travel or access that are inconsistent with the 
functional classification of an existing or planned transportation facility; 

 Degrade the performance of an existing or planned transportation facility 
such that it would not meet the performance standards identified in the TSP or 
comprehensive plan; or 

 Degrade the performance of an existing or planned transportation facility that 
is otherwise projected to not meet the performance standards identified in the 
TSP or comprehensive plan.” 

The proposed zoning map amendment will modify the permitted uses, densities, and 
building heights within the Downtown Design District, which may result in “significant 
effects” to a transportation facility, defined by OAR 660-012-0060. However,  OAR 660-
012-0060(10)(e) states: “A local government may designate an MMA on an area 
where comprehensive plan map designations or land use regulations do not meet the 
definition, if all of the other elements meet the definition, by concurrently adopting 
comprehensive plan or land use regulation amendments necessary to meet the 
definition. Such amendments are not subject to performance standards related to 
motor vehicle traffic congestion, delay or travel time.”  

The concurrently proposed Comprehensive Plan Amendment (CPA2020-0004) 
establishes an MMA, as shown in Figure 4 by adopting the findings in Downtown 
Regional Center Community Plan and concurrently adopting changes to Beaverton’s 
Comprehensive Plan Land Use Element (CPA2020-0004) and Development Code 
(TA2020-0002), including Development Code changes to establish a Downtown 
Design District.  The definition of MMA referred to in OAR 660-012-0060 (10)(e) above 
requires findings for OAR 660-012-0060(10)(b), which can be found in the findings for 
CPA2020-0004, starting on page CPA-5. Two properties within the Downtown Design 
District are not included in the MMA. TPR findings for those two properties can be 
found beginning on page CPA-18 of this report. 

 
State Land Use Goal Compliance Summary:  Therefore, staff finds that the proposed text 
amendment complies with all of the applicable Statewide Planning Goals.  
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Conclusions 
Based on the facts and findings presented, staff conclude that the proposed amendment 
to the Code is consistent with all the text amendment approval criteria of Section 
40.97.15.2.C.1-7. 
 
 
Staff Recommendation(s) 
Staff offers the following recommendation for the conduct of the September 23, 2020 
public hearing for ZMA2020-0004 (Downtown Design District Zoning Map Amendment): 
 

A. Conduct the public hearing and receive all public testimony relating to the 
proposal. 

 
B. Considering the public testimony and the facts and findings presented in the 

staff report, deliberate on policy issues and other issues identified by the 
Commission or the public. 

 
C. Recommend APPROVAL of text amendment application ZMA2020-0004 

(Downtown Design District Zoning Map Amendment) to the City Council. 
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Comprehensive Plan Designation Implementing Zoning Districts
Mixed Use Areas

Downtown Regional Center

RC-E, Downtown Regional Center – East*
RC-BC. Downtown Regional Center - Beaverton Central District*
RC-TO, Downtown Regional Center – Transit Oriented District*
RC-OT, Downtown Regional Center – Old Town District*
RC-DT Downtown Regional Center - Downtown Transition District*
RC-MU Downtown Regional Center - Mixed Use District*

Town Centers
TC-HDR, Town Center – High Density Residential District
TC-MU, Town Center – Multiple Use District

Station Communities

SC-E1, Station Community – Employment Sub Area 1 District
SC-E3, Station Community – Employment Sub Area 3 District
SC-HDR, Station Community – High Density Residential District
SC-MU, Station Community – Multiple Use District
SC-S, Station Community – Sunset District*

Mixed Use Corridors

CS, Community Service
NS, Neighborhood Service
R1, Residential Urban High Density District (1,000)
R2, Residential Urban Medium Density District (2,000)

Commercial Centers and Corridors

Regional Commercial

CC, Corridor Commercial
CS, Community Service
C-WS, Washington Square Regional Center – Commercial District*
GC, General Commercial

Community Commercial
CC, Corridor Commercial
CS, Community Service
C-WS, Washington Square Regional Center – Commercial District*

Neighborhood Centers
NS, Neighborhood Service
R2, Residential Urban Medium Density District (2,000)
R4, Residential Urban Medium Density District (4,000)

Neighborhoods
Low Density Neighborhoods R10, Residential Urban Low Density District (10,000)

Standard Density Neighborhoods
R5, Residential Urban Standard Density District (5,000)
R7, Residential Urban Standard Density District (7,000)

Medium Density Neighborhoods
R2, Residential Urban Medium Density District (2,000)
R4, Residential Urban Medium Density District (4,000)

High Density Neighborhoods R1, Residential Urban High Density District (1,000)
Employment and Industrial Land

Employment
OI, Offi  ce Industrial
OI-NC, Offi  ce Industrial – Nike Campus*
OI-WS, Washington Square Regional Center – Offi  ce Industrial District*

Industrial
IND, Industrial
OI, Offi  ce Industrial

* Area-specifi c zones subject to Policy 3.4.1.d, part iii and iv.

Comprehensive Plan and Zoning District Matrix

sregner
Text Box
Exhibit 1.1
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Goal 3.4.2 Coordinate with Washington County on 
planning for the Urban Planning Area

Policies:

a) Coordinate with Washington County on planning and 
development review for the area outside city limits but 
within the Urban Planning Area, consistent with the 
adopted Urban Planning Area Agreement between 
the City of Beaverton and Washington County.

b) Recognize planning work done by Washington 
County when applying city policies and development 
regulations as annexation occurs.

c) Update city policies or create City of Beaverton 
Community Plans for newly annexed areas as needed 
to reflect changing conditions or where County plans 
offer little guidance.
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3.5 Community Plans
Beaverton has many different and unique neighborhoods and 
places. Each one of these areas has its own distinct set of qualities 
to be preserved, problems to address and opportunities to seize. 
Community Plans are a way to identify and address these unique 
needs with Comprehensive Plan policies specific to geographical 
areas. 

The Community Plans provide policies that refine the vision for 
individual areas. The focus area for a Community Plan can cover a 
few parcels, a corridor, a neighborhood or multiple neighborhoods. 
The scope of issues considered can be as narrow or as broad as the 
situation warrants, but typically focus on issues that are within the 
scope of the Comprehensive Plan chapters.  

Where maps illustrating land use designations for the area 
in question are included in a Community Plan, they are for 
convenience and reference only and do not take precedence 
of the city’s official land use designation map. Community Plans 
may be implemented through refinements to zoning and/or the 
development code as well as special policies.

Goal 3.5.1 Recognize unique needs of different parts 
of the city through Community Plans

Policies:

a) Create and implement Community Plans to address 
place-specific issues and opportunities and to tailor 
development regulations and policies to certain 
areas of the city where more detailed consideration is 
warranted.

b) Prioritize creation of Community Plans for areas where:

i.  Public facilities and/or physical improvements need 
to be addressed;

ii.  Significant change is occurring or anticipated;

iii.  Opportunities for substantial new development, infill 
or redevelopment are present or needed;

iv.  Opportunities arise to influence site selection, 
development or major expansion of a single, large 
activity generator;
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v.  There is evidence of disinvestment, deteriorating 
housing, and/or high vacancy, unemployment and 
poverty rates;

vi.  There is a need to coordinate private development 
and public investment; and/or

vii. The opportunity for development in conjunction with 
a transit station exists.

c) Ensure that Community Plans are created using an 
inclusive public process and include both analysis of 
place-specific needs and consideration of citywide 
needs and goals.

d) Consider the needs of Beaverton’s diverse cultural 
communities in developing Community Plans.
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MIXED USE 
AREAS

COMMERCIAL 
CENTERS AND 
CORRIDORS

NEIGHBORHOODS EMPLOYMENT 
AND INDUSTRIAL 

LAND

• Regional 
Commercial

• Community 
Commercial

• Neighborhood 
Centers

• Downtown 
Regional Center

• Town Centers

• Station 
Communities

• Mixed Use 
Corridors

• Low Density 
Neighborhoods

• Standard Density 
Neighborhoods

• Medium Density 
Neighborhoods

• High Density 
Neighborhoods

• Employment

• Industrial

Section
3.6

Section
3.7

Section
3.8

Section
3.9

3.6 Mixed Use Areas
The designations within this category (Downtown Regional Center, 
Town Center, Station Community, and Neighborhood Mixed Use) 
reflect the scale and character of different types of Mixed Use 
Areas, and their unique roles within the urban tapestry of the city.

The Downtown Regional Center serves as the central urban core 
of the city, serving the entire community and surrounding areas. 
With access to Highways 217, 8 and 10, plus two MAX stations and 
a commuter rail station, the Downtown Regional Center is highly 
connected to the community and the region. The Downtown 
Regional Center includes several distinct districts, each with their 
own personality, including the historic Old Town area.

Town Centers provide services to the surrounding community, 
roughly within a two- to three-mile radius. They tend to have one- 
to three-story development with a mix of housing and commercial 
uses.

Station Communities are focused around light-rail stations and show 
an on-going transition from older development that pre-dates the 
construction of light rail to newer development that is more transit-
oriented and at a greater intensity.

Mixed Use Corridors tend to have a mix of housing and commercial 
uses that face the street and provide shops and services that 
primarily meet the needs of several adjacent neighborhoods.

Goals and policies that apply to all Mixed Use areas, as well as 
goals and policies specific to each type of Mixed Use Area are 
provided below.
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Goal 3.6.1 Support pedestrian-oriented mixed use 
areas

The following policies apply to all Mixed Use areas.

Policies:

a) Provide for a mix of commercial, residential, 
employment, and civic uses at relatively high densities 
to create vibrant, walkable areas where many 
activities can be accomplished on foot or by bike or 
transit.

b) Uses may be mixed vertically (i.e. within a single 
building on different floors) or horizontally (i.e. within 
different buildings), but should be mixed so that 
different uses are within easy walking distance of one 
another.

c) Limit or prohibit auto-oriented commercial uses, 
including vehicle sales and services, drive-through 
uses, and uses requiring extensive outdoor storage, to 
enhance the pedestrian environment.

d) Pedestrian-oriented design is a priority within mixed use 
areas. Pedestrian oriented design generally includes:

i.  Commercial and mixed use buildings located next 
to the sidewalk with windows, interesting facades, 
pedestrian-scale design features (e.g. lighting, 
awnings and signage), and majority of parking 
located behind, above, or beneath development

ii.  Residential buildings with windows and doors 
facing the street, and privacy provided through 
landscaping, grade changes, and modest setbacks

iii.  Complete streets and sidewalks that provide 
high-quality space for pedestrians and protect 
pedestrians from fast-moving traffic (by using buffers 
such as curbside parking, landscaping, trees and 
street furniture)

Image Credit: Rembold
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Goal 3.6.2 Downtown Regional Center: Create and 
strengthen a vibrant downtown and central area for 
Beaverton

The following policies apply to the Downtown Regional Center, in 
addition to policies under Goal 3.6.1. In addition, more detailed 
planning for the Downtown Regional Center, including the 
Downtown Design District and East Downtown, is provided through 
the Community Plan in Volume V.

Policies:

a) Tailor development regulations to the unique character 
and aspirations for the distinct areas within the 
Downtown Regional Center, taking into account form, 
scale, rhythm, and uses, through specialized zoning, 
overlay zones, or similar tools while also ensuring strong 
connections between these areas and throughout the 
Downtown Regional Center.

b) Celebrate and enhance the diversity, cultural and 
natural history, and geographic importance of the city 
to establish an overall sense of place that is uniquely 
Beaverton.

c) New development, redevelopment, and public 
investments in this area should prioritize transit and 
multimodal street networks to create a welcoming 
environment that increases social interaction, 
commerce, creativity and fun.

d) Encourage higher intensity development near MAX and 
WES stations, creating mixed-use station communities 
that locate housing, jobs, and services near transit.

e) Ensure that redevelopment intensifies land use, with 
less land dedicated to surface parking and more land 
occupied by multistory buildings along walkable streets.

f) Provide safe and comfortable connectivity that 
prioritizes active transportation (such as walking, 
jogging, running, cycling, wheelchair use, in-line 
skating or skateboarding) in public and private spaces. 
Incorporate context-sensitive design in public spaces, 
streets, sidewalks, paths and other infrastructure that 
helps move people around Downtown.

g) Implement programs and incentives that facilitate 
relocation of uses with land-intensive development 
patterns, such as large-format retail stores and car 
dealerships that have large surface parking lots, to 
more appropriate land use designations.

h) The city should consider the potential of policies, 
incentives, and investments to cause physical or 

Image Credit: Diego Diaz
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economic displacement of vulnerable residents 
and businesses, and identify strategies to prevent or 
mitigate displacement.

i) Encourage a variety of Downtown housing options to 
reach the critical mass of people needed to support 
downtown businesses and increase mixed-use vibrancy.

j) Encourage an “18-hour” mix of uses, including retail, 
employment, civic, entertainment, and residential uses, 
that supports a diverse population that works, lives, and 
gathers downtown.

k) Design places for people by promoting buildings 
and open spaces near sidewalks and streets that 
are interesting, enjoyable, and engaging for people 
passing by.

l) Use a block-by-block approach to activate the 
ground floor of buildings and edges of public spaces 
to enhance street life, connecting pedestrians with 
activity along the street edge.

m) Encourage buildings to include architectural features that 
are humanly scaled, especially at the ground floor of a 
building; and pedestrian-scaled places and streetscapes 
that are welcoming, safe, and enjoyable for people. 

n) Provide welcoming places to gather and linger 
outdoors, such as parks, plazas, or street seats, which 
contribute to the vibrancy of Downtown Beaverton and 
promote social interaction among community members.

o) For public agency projects, improve access to public 
spaces for cultural, ethnic, and socioeconomic 
groups that historically have not benefited from 
these resources due to physical, geographic, or 
transportation-related barriers.

p) Ensure that public realm improvements support 
the creation of a vibrant, pedestrian- and transit-
oriented Downtown and provide amenities that spur 
development.

q) Preserve, enhance and engage nature and natural 
systems, including Downtown’s creeks and trees to 
promote flood control, wildlife habitat, beauty and 
improved health for all community members.

r) Ensure that developments at highly visible “gateways” 
have design features (e.g. height, mass, and building 
orientation) that enhance awareness of the Downtown 
Regional Center and Downtown Design District.

s) The Downtown Regional Center designation is intended 
for areas within central Beaverton that have been 
designated in collaboration with Metro as a Regional 
Center in the Metro Regional Framework Plan and 2040 
Growth Concept.

Image Credit: Diego Diaz

Image Credit: Rembold
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Proposed amendments to COMPREHENSIVE PLAN VOLUME V, 
DOWNTOWN REGIONAL CENTER COMMUNITY PLAN  

Downtown Beaverton Regional Center 
 

*** 
 
4. MULTIMODAL MIXED-USE AREA 

 

The City of Beaverton designates a Multimodal Mixed-use Area (MMA) as allowed 
within the State Transportation Planning Rule (Oregon Administrative Rules 660-012-
0060(10)(e)) as one tool of many to facilitate compact, mixed-use development in part 
of the Regional Center.  

Within the MMA, future Beaverton land use actions, such as Comprehensive Plan or 
Development Code changes, will no longer be required to meet required statewide 
vehicle congestion standards. These congestion measures can require significant, costly 
traffic analysis and can present an obstacle to approving Comprehensive Plan or 
zoning changes that intend to promote density and compact development that lead 
to downtown vibrancy. By designating an MMA, future growth and density proposed 
through Comprehensive Plan, Zoning map or Development Code amendments would 
only be subject to the City’s own mobility and congestion standards adopted within the 
City’s Transportation System Plan and Development Code. Safety, access, connectivity 
and multimodal standards at both the State and the City level still apply within the 
MMA. 

The MMA boundary is shown in Figure 1. The boundary is more than one-quarter mile 
from Highway 217 on-ramps. 
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Figure 1. Multimodal Mixed-use Area Boundary 

 

The City understands that the additional flexibility afforded by an MMA designation 
may result in future increases to congestion within downtown. City leaders must weigh 
the trade-offs in allowing incremental increases to traffic congestion to facilitate the 
compact, mixed-use development that the Urban Design Framework proposes. 

MMA benefits include adding local control over the transportation system and 
responses to transportation challenges. (Other jurisdictions still have control over 
aspects of the transportation system, including TriMet and the Oregon Department of 
Transportation.) Establishing an MMA is one additional tool Beaverton can use in its 
efforts to create a vibrant, multimodal, mixed-use downtown where the City, as 
approved in the 2018 Downtown Design Project Urban Design Framework, works to: 

• Encourage housing choices;  
• Cultivate a compelling mix of uses,  
• Accommodate development intensity,  
• Prioritize pedestrian activity, 
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• Provide safe and comfortable connectivity; 
• Enhance and integrate natural elements; 
• Offer places to gather and linger outdoors; 
• Design places for people; and 
• Nurture a unique and authentic identity. 
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70.01.1 Purpose
Beaverton’s Community Vision calls for a vibrant Downtown that is the social, economic and cultural 
heart of Beaverton. Downtown Design District regulations are intended to create a recognizable, vibrant, 
walkable mixed-use downtown.

Pedestrian-oriented, mixed-use environments are encouraged with development featuring:

• Concentrated services and amenities; 
• Safe and comfortable connectivity using a variety of ways to move around (walking, biking, 

rolling, riding transit, using automobiles and moving freight);
• Ground fl oors that engage streets and sidewalks;
• Room to bike, walk, and spend time outdoors;
• A diverse and dense mix of residential, offi ce and commercial uses; and
• An authentic sense of place and identity.

Chapter 70 helps promote these outcomes by providing development rules encouraging development 
in Downtown that adds more jobs, housing, cultural facilities, and places to gather while setting site 
and building design expectations. The intent of these rules is to provide baseline expectations for new 
development while allowing for innovative, inspiring, high-quality urban design and architecture which 
will compliment and reinforce Beaverton’s Community Vision.

The Downtown Design District boundary is shown in Figure 70.01.1.1 Downtown Design 
District Boundary.

Administration
70.01
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70.01.1 Purpose
70.01  - Administration

Figure 70.01.1.1: Downtown Design District Boundary 

Disclaimer: This map is intended for informational 
purposes only.  It is not intended for legal, engineering, 

or surveying purposes. Please consult with Beaverton 
Planning staff for interpretation.
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70.01 - Administration

70.01.2 Design Review Process
Applications for new development, additions 
and renovations in the Downtown Design District 
are subject to Design Review as described in the 
Section 40.20 of the Development Code. They shall 
meet all applicable requirements of the Downtown 
Design District standards and/or guidelines in 
Chapter 70 and all other applicable regulations 
contained in the Beaverton Development Code.

Development within the Downtown Design District 
has three tracks:

1. Type 1. Minor building and site modifi cations. 
The proposal must meet all applicable design 
standards. The Director is the decision-making 
authority for proposals following the Type 1 
track. See Section 40.20.15.1.A for specifi c 
thresholds.

2. Type 2. Smaller new construction and building 
additions, and major site modifi cations: The 
proposal may meet up to three applicable 
discretionary design guidelines. All other 
applicable design standards must be met. 
Projects proposing to exceed the maximum 
height of the base zone through the provisions 
of Section 70.04.2.1 shall be automatically 
elevated to a Type 3 process. The Director is 
the decision-making authority for proposals 
following the Type 2 track. See Section 
40.20.15.2.A for specifi c thresholds.

3. Type 3. Larger new construction and building 
additions, plus projects that respond to least 
four discretionary design guidelines rather than 
the corresponding design standard, or the 
project exceeds the height maximum through 
the provisions of Section 70.04.2.1. The Planning 
Commission is the decision-making authority 
for proposals following the Type 3 track. See 
Section 40.20.15.3.A for specifi c thresholds.

Proposals submitted with additional land use 
applications shall be processed concurrently, and 
the entire proposal shall be processed along the 
track of the highest application type. 

70.01.2 Design Review Process
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70.01.3 How to Use the Code

setbacks, and other basic regulations.

Use Regulations

The Use Regulations lists uses that are permitted, 
conditionally permitted or prohibited for each 
zoning district.

70.01.3.3 Downtown Design Guidelines and 
Standards

Downtown Design Guidelines and Standards 
provide the regulatory structure to implement the 
Downtown Design Principles. The Guidelines and 
Standards are divided into Site Design and Building 
Design sections that set expectations for design. 
Each design subsection includes the following 
elements:

Intent

The intent statement describes the desired 
outcome of the Design Guidelines and Standards 
for that topic.

Design Principles

The Design Principles section lists the most 
applicable Design Principles that are implemented 
by that design sub-section.

Design Guidelines

The Design Guidelines describe how an application 
can meet City expectations, as expressed through 
the Design Principles and applicable intent 
statements, for one design topic or subtopic. The 
guidelines provide a discretionary way to satisfy a 
design sub-topic. A corresponding Design standard 
is provided for each Design Guideline.

Design Standards

The Design Standards provide clear and objective 
rules for satisfying a particular design sub-topic.

This document establishes development and 
design regulations for zoning and overlay districts 
in Downtown Beaverton Design District. The 
document has three sections:

70.01.3.1  Downtown Design Principles
Section 70.02, Downtown Design Principles, include 
overarching statements that provide a description 
of the desired built environment and future 
outcomes for Downtown. The Design Guidelines 
and Standards in each section are written to 
support the principles and implement them on a 
project-specifi c level. Applicable Design Principles 
are identifi ed and restated within each sub-section 
of Section 70.04 Design Guidelines and Standards. 
In instances where projects follow the Discretionary 
Track, the relevant Principles will be reviewed for 
compliance during the decision-making process.

70.01.3.2  Downtown Zoning and Streets 
Section 70.03 describes the Zoning Districts in the 
Downtown Design District. This section includes the  
zoning map, street typology map, development 
standards, and use regulations.

Zoning Map

The Zoning Map identifi es the location and 
boundaries of the four zoning districts that make up 
Downtown, as well a historic overlay.

Street Typology Map

The Street Typology Map is utilized to determine 
primary and secondary streets in cases of sites with 
multiple frontages to guide site planning, including 
building and driveway locations. 

Development Standards

Development Standards provide basic building 
envelope and site requirements necessary to 
ensure forms of development appropriate for 
an urban environment. These standards include 
building heights, fl oor area ratios, densities, 

70.01.3 How to Use the Code
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70.01  - Administration

70.01.3.4 Images and Diagrams
Images, photographs and diagrams are provided 
to illustrate design guidelines and standards and 
assist in understanding the desired character or 
proposed implementation of a standard. Images 
that are part of the Downtown Development 
Code will be labeled with fi gure numbers. Images 
that are not part of the Downtown Development 
Code are not numbered, and are not regulatory in 
nature

70.01.3.5 Applicability and Conformity of 
Development
No construction, modifi cation, addition, or
placement of any building or structure shall occur, 
nor shall any new use commence on any parcel, 
on or after the effective date of the Beaverton 
Downtown Development Code that is not in 
conformity with the provisions of this Beaverton 
Downtown Development Code. If the Director 
determines that an existing use or structure in 
Downtown Beaverton is an existing nonconforming 
use, the regulations of Chapter 30 of the Beaverton 
Development Code shall apply.

The provisions of this Beaverton Downtown 
Development Code shall only apply to 
development projects within the Downtown Design 
District boundary. If the Downtown Design District 
boundary divides a site, only the portion of the site 
within the Downtown Design District boundary shall 
be subject to the rules in Chapter 70.

70.01.3.6 Compliance with Other Sections of 
the Beaverton Development Code
Where the general provisions of the Downtown 
Design District Code are inconsistent with other 
sections of the Beaverton Development Code, 

the provisions of the Downtown Design District shall 
prevail and supersede the applicable provisions 
of the Beaverton Development Code. When the 
Downtown Design District Code is silent on an issue 
that is specifi cally regulated in other sections of the 
Beaverton Development Code, those provisions in 
the Beaverton Development Code shall apply.

Compliance with other Code sections include, but 
is not limited to:
Chapter 10 - General Provisions
Chapter 30 - Nonconforming Uses
Chapter 40 - Permits and Applications
Chapter 50 - Procedures
Chapter 60 - Special Requirements
Chapter 90 - Defi nitions

70.01.3.7 Downtown Development Code 
Exemptions
Downtown developments are exempt from the 
following regulations:
Chapter 20, except Section 20.25 Density 
Calculations
Section 60.05, except Lighting Design regulations in 
60.05.30 and 60.05.50

70.01.3 How to Use the Code
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The Downtown Design Principles provide a description of the desired built environment and future 
outcomes for Downtown. The intent statements, Design Standards and Design Guidelines in Section 70.04 
Downtown Design Guidelines and Standards are written to support these principles and achieve the 
outcomes described here. Applicable Design Principles are identifi ed and restated within each topic of 
Design Guidelines and Design Standards.

Applicants and the Review Authority should consider applicable design principles to understand intent 
statements under each topic and inform judgments about how to apply applicable design guidelines.

1. Design Places for People
Promote buildings, urban open spaces and streets that are comfortable and welcoming to 
pedestrians. Create strong relationships among buildings, open spaces and the people walking along 
the street. Produce pedestrian-scaled places and streetscapes that are interesting, enjoyable, and 
engaging for people. Ensure Downtown is a place for everyone, including racially and ethnically 
diverse populations as well as historically underrepresented and underserved populations.

2. Support an Intensely Developed, Mixed-Income, Mixed-Use Downtown
Lead with housing at all income levels as a key to downtown vibrancy. Allow for a wide variety of 
complementary uses that encourage a critical mass of energy and activity. This healthy mix of places 
to work, live, gather, and recreate concentrated in an intensely developed Downtown supports a 
diverse population and vibrant, 18-hour-a-day activity. 

Example Images Example Images

##.####.1070.02

Downtown Design Principles
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 70.02 - Downtown Design Principles

70.02 Downtown Design Principles

3. Promote High-Quality Design
Design sites, buildings and streets so they are quality, long-term additions to Downtown. Incorporate 
exterior design and building materials that exhibit permanence and quality; provide visual interest 
and add to people’s experience of Downtown as an interesting, inviting and authentic place. Designs 
of sites, buildings and urban spaces help achieve all Downtown Design Principles whether they are 
traditional and unassuming or innovative and inspiring.

4. Consider Development Context
Consider the development context of Downtown’s sub-districts and nearby buildings, taking into 
account massing, character, rhythm, uses, and historic signifi cance. Downtown welcomes innovation 
and design excellence, and future developments will achieve this principle while avoiding mimicry.

5. Provide Safe and Comfortable Connectivity
Prioritize active transportation and other non-automobile travel to create a welcoming environment 
that increases social interaction, commerce, creativity and fun. Implement pedestrian-friendly designs 
and block lengths. Bridge pedestrian barriers. Respect the Old Town block structure and improve 
Central Beaverton’s pedestrian and vehicular network. Promote effective and  safe travel for all 
modes, including automobiles, trucks and transit, as part of promoting Downtown vibrancy.

6. Preserve, Enhance and Engage Nature
Healthy natural systems are part of a functional and prosperous Downtown. Preserve, enhance and 
engage nature and natural systems, including Downtown’s creeks and trees to promote fl ood control, 
wildlife habitat, beauty and improved health for community members.

7. Incorporate Sustainability and Resiliency
Incorporate sustainability and resiliency to promote positive effects on the built and natural 
environment and community health. Strive for sustainable and resilient site and building designs that 
reduce operating costs, improve livability, and reduce impacts from natural hazards and disasters.

8. Integrate Places to Gather and Spend Time Outdoors
Create urban open spaces and stopping/viewing places, whether publicly or privately-owned, that 
contribute to Downtown’s livability and vibrancy, allowing people to connect with nature; exercise; 
and socialize and play with family, pets, and friends.
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Figure 70.03.1.1: Downtown Zoning Districts

Figure 70.03.1.1 Downtown Zoning District identifi es 
the boundaries of the zoning districts and overlay.

70.03.1 Zoning Districts
Each Zoning District description includes a purpose 
statement and standards that regulate height, 
fl oor area ratio, density, and setbacks. Land uses 
for each zone are regulated in Section 70.03.3.1. 

The four zoning districts in Downtown are:

• Beaverton Central (RC-BC) 
• Old Town (RC-OT) 
• Mixed Use (RC-MU)
• Downtown Transition (RC-DT)

Downtown also includes one overlay:

• Historic Overlay

70.03

Downtown Zoning and Streets

Disclaimer: The above map is intended for informational 
purposes only.  It is not intended for legal, engineering, 

or surveying purposes. Please consult with Beaverton 
Planning staff for interpretation.



HEIGHT
Maximum 120 ft 1

INTENSITY (FLOOR AREA RATIO) 
Minimum 1.5 2

Maximum None

DENSITY (UNITS/ACRE) 3

Minimum 60 2

Maximum None

ADDITIONAL MASSING REGULATIONS
Refer to Section 70.04.2.1

1  Buildings over 120 feet in height shall be considered through a
    discretionary review process (refer to 70.04.2.1.G4).

2  Sites with average depth or width measurements less than 50 
feet whose confi guration existed prior to December 9, 1999 shall be 
subject to reduced minimum density and intensity standards. See 
Section 70.03.2.5 Supplemental Density and Intensity Standards.

3  Minimum density only applies to 100% residential development.

SETBACKS

Front setback with ground fl oor 
residential units

Minimum 6 ft

Maximum 12 ft

Front setback without ground 
fl oor residential units

Minimum 0 ft

Maximum 10 ft

Interior side or rear setback 
minimum 0 ft

Street facing side or rear 
setback with ground fl oor 
residential units

Minimum 6 ft

Maximum 12 ft

Street facing side or rear 
setback without ground fl oor 
residential units

Minimum 0 ft

Maximum 10 ft

Minimum setback abutting 
property zoned residential and 
/or Downtown Transition (DT)

Side 10 ft

Rear 20 ft
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70.03.2 District Purpose and Development Standards
70.03 - Downtown Zoning and Streets

70.03.2.1 Beaverton Central (RC-BC)

Purpose Statement
The Beaverton Central (RC-BC) District is intended to create a pedestrian-oriented, high-density, mixed-
use district around rail stations, with opportunities for new development to defi ne the Downtown skyline.

Figure 70.03.2.1.3 RC-BC Setbacks - without 
ground-fl oor residential

Figure 70.03.2.1.2 RC-BC SetbacksFigure 70.03.2.1.1 RC-BC Building Height & Density

Figure 70.03.2.1.4 RC-BC Setbacks - with ground-
fl oor residential



HEIGHT
Maximum 65 ft 1

INTENSITY (FLOOR AREA RATIO)
Minimum 0.5 or 0.7 2 4

Maximum None

DENSITY (UNITS/ACRE) 3

Minimum 18 or 24 2 4

Maximum None

ADDITIONAL MASSING REGULATIONS
Refer to Section 70.04.2.1

1  Buildings can be built to 75 feet in height through a discretionary  
    review process (refer to 70.04.2.1.G6)

2  Sites with average depth or width measurements less than 50 
feet whose confi guration existed prior to December 9, 1999 shall be 
subject to reduced minimum density and intensity standards. See 
Section 70.03.2.5 Supplemental Density and Intensity Standards.

3  Minimum density only applies to 100% residential development.

4  Refer to Figure 70.03.2.2.5

SETBACKS

Front setback with ground fl oor 
residential units

Minimum 6 ft

Maximum 16 ft

Front setback without ground 
fl oor residential units

Minimum 0 ft

Maximum 10 ft

Interior side or rear setback 
minimum 0 ft

Street facing side or rear 
setback with ground fl oor 
residential units

Minimum 6 ft

Maximum 16 ft

Street facing side or rear 
setback without ground fl oor 
residential units

Minimum 0 ft

Maximum 10 ft

Minimum setback abutting 
property zoned residential and/
or Downtown Transition (DT)

Side 10 ft

Rear 10 ft
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70.03 - Downtown Zoning and Streets

70.03.2 District Purpose and Development Standards

70.03.2.2 Old Town (RC-OT)

Purpose Statement
The Old Town (RC-OT) District encompasses Beaverton’s original Downtown and is intended to provide a 
mix of housing, jobs, and services at a scale that acknowledges and complements historic development 
patterns.

Figure 70.03.2.2.3 RC-OT Setbacks - without ground-
fl oor residential  

Figure 70.03.2.2.2 RC-OT SetbacksFigure 70.03.2.2.1 RC-OT Building Height & Density

Figure 70.03.2.2.4 RC-OT Setbacks - with ground-
fl oor residential
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70.03 - Downtown Zoning and Streets.03

70.03.2 District Purpose and Development Standards

Disclaimer: The above map is intended for informational 
purposes only.  It is not intended for legal, engineering, 

or surveying purposes. Please consult with Beaverton 
Planning staff for interpretation.



HEIGHT
Maximum 75 ft 1

INTENSITY (FLOOR AREA RATIO)
Minimum 1.0 2

Maximum None

DENSITY (UNITS/ACRE) 3

Minimum 43 2

Maximum None

ADDITIONAL MASSING REGULATIONS
Refer to Section 70.04.2.1

1  Buildings can be built to 120 feet in height through a discretionary  
    review process (refer to 70.04.2.1.G8)

2  Sites with average depth or width measurements less than 50 
feet whose confi guration existed prior to December 9, 1999 shall be 
subject to reduced minimum density and intensity standards. See 
Section 70.03.2.5 Supplemental Density and Intensity Standards.

3  Minimum density only applies to 100% residential development.

Figure 70.03.2.3.3 RC-MU Setbacks - without 
ground-fl oor residential  

Figure 70.03.2.3.2 RC-MU SetbacksFigure 70.03.2.3.1 RC-MU Building Height & Density

Figure 70.03.2.3.4 RC-MU Setbacks - with ground-
fl oor residential

SETBACKS

Front setback with ground fl oor 
residential units

Minimum 6 ft

Maximum 16 ft

Front setback without ground 
fl oor residential units

Minimum 0 ft

Maximum 16 ft

Interior side or rear setback 
minimum 0 ft

Street facing side or rear 
setback with ground fl oor 
residential units

Minimum 6 ft

Maximum 16 ft

Street facing side or rear 
setback without ground fl oor 
residential units

Minimum 0 ft

Maximum 15 ft

Minimum setback abutting 
property zoned residential and 
Downtown Transition (DT)

Side 10 ft

Rear 20 ft
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70.03 - Downtown Zoning and Streets

70.03.2 District Purpose and Development Standards

70.03.2.3 Mixed Use (RC-MU)

Purpose Statement
The Mixed Use (RC-MU) District is intended to create a high-density neighborhood with a mix of uses in 
close proximity to Beaverton Central.



HEIGHT
Maximum 60 ft 

INTENSITY (FLOOR AREA RATIO)
Minimum 1.0 1

Maximum None

DENSITY (UNITS/ACRE) 2

Minimum 30 1

Maximum 60

ADDITIONAL MASSING REGULATIONS
Refer to Section 70.04.2.1

1  Sites with average depth or width measurements less than 50   
feet whose confi guration existed prior to December 9, 1999 shall be 
subject to reduced minimum density and intensity standards. See 
Section 70.03.2.5 Supplemental Density and Intensity Standards.

2  Minimum density only applies to 100% residential development.

SETBACKS

Front setback with ground fl oor 
residential units

Minimum 10 ft

Maximum 20 ft

Front setback without ground 
fl oor residential units

Minimum 0 ft

Maximum 15 ft

Interior side or rear setback 
minimum 0 ft

Street facing side or rear 
setback with ground fl oor 
residential units

Minimum 10 ft

Maximum 20 ft

Street facing side or rear 
setback without ground fl oor 
residential units

Minimum 0 ft

Maximum 15 ft

Minimum setback abutting 
property zoned Residential

Side 10 ft

Rear 20 ft
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70.03 - Downtown Zoning and Streets

70.03.2 District Purpose and Development Standards

70.03.2.4 Downtown Transition (DT)

Purpose Statement
The Downtown Transition (DT) District is intended to create a transitional area in scale and use between 
the Beaverton Central and adjacent residential neighborhoods.

Figure 70.03.2.4.1 RC-DT Setbacks - without ground-
fl oor residential   

Figure 70.03.2.4.2 RC-DT SetbacksFigure 70.03.2.4.4 RC-DT Building Height & Density

Figure 70.03.2.4.3 RC-DT Setbacks - with ground-
fl oor residential
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70.03 - Downtown Zoning and Streets

70.03.2 District Purpose and Development Standards

70.03.2.5 Supplemental Density and Intensity Standards

DENSITY AND INTENSITY MODIFICATIONS

Minimum Site Depth

<50’ >50’

M
in

im
um

 S
ite

 
W

id
th

<50’ 50% of minimum 
requirement

75% of minimum 
requirement

>50’ 75% of minimum 
requirement

100% of minimum 
requirement

To accommodate smaller lot sizes in the Downtown 
Design District that existed prior to December 9, 
1999, the required minimum fl oor area ratio for 
multiple use or non-residential developments, and 
minimum density for residential only developments, 
found in Sections 70.03.2.1-4 may be further 
modifi ed based upon lot dimensions, as follows: 

Figure 70.03.2.5.1 Density and Intensity Modifi cations
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70.03 - Downtown Zoning and

70.03.2 District Purpose and Development Standards

70.03.2.6 Historic Overlay

Purpose Statement
The Historic Overlay is intended to preserve, enhance, and perpetuate landmarks within the Downtown 
Historic District that represent or refl ect elements of the City’s cultural, social, economic, and architectural 
history and to promote new construction that complements existing landmarks. The following activities 
within the Historic Overlay are regulated by Chapter 40 of the Development Code: Alteration of 
Landmark, Emergency Demolition of a Landmark, and Demolition of a Landmark.

New Construction within the Historic Overlay shall be regulated by Section 70.04.2.9, and is intended to 
provide additional design guidelines and standards to ensure that new buildings are compatible with 
select abutting historic landmarks.

Disclaimer: The above map is intended for informational 
purposes only.  It is not intended for legal, engineering, 

or surveying purposes. Please consult with Beaverton 
Planning staff for interpretation.
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70.03.3 Street Typology

70.03.3 Street Typology
The Street Typology Diagram identifi es street 
hierarchies in the Downtown Design District. 
Guidelines and Standards throughout the 
code may refer to the Street Typology Diagram 
regulating items including primary frontages and 
locating parking, loading and new curb cuts. 

These Typologies do not replace or supersede 
the Functional Classifi cations as described in the 
Transportation System Plan. 

New streets dedicated after establishment of 
this code shall be designated Local Streets, or as 
determined by the Director.

Determining Primary Frontage
For provisions of this code referring to Primary 
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 Figure 70.03.3.1 Street Typology Diagram

Frontages, the Primary Frontage shall be 
determined as follows:

Sites with one frontage: The primary frontage shall 
be the street facing lot line.

Sites with multiple frontages: The primary frontage 
shall be the street facing lot line with the highest 
level typology ranked in the following order:

• Loop Street

• Commercial Street

• Connector Street

• Major Street

• Local Street

If abutting streets are designated as the same 
Downtown Street Type, the primary street may be 
determined by the applicant.
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70.03 - Downtown Zoning and Streets

CATEGORY AND SPECIFIC LAND USES RC-BC RC-OT RC-MU RC-DT

Residential 

1. Dwelling

A. Attached P P P P

B. Detached N 1 N 1 N 1 N 1

C. Home occupation P P P P

D. Planned unit development C C C C

Commercial

2. Animal
A. Animal care, major N N N N

B. Animal care, minor P P P P 3

3. Care

A. Hospitals C C C C

B. Medical clinics P P P C

C. Child care facilities P P P C

D. Residential care facilities P P P C

4. Commercial amusement P P P N

5. Drive-Up window facilities N 8 N 8 N 8 N 8

6. Eating and drinking establishments P P P P 3

7. Financial institutions P P P N

8. Live/Work units P P P C

9. Meeting facilities P P C 2 P N

10. Offi ce P P P P 3

11. Parking as the principal use C C C N

12. Rental business P P P P 3

13. Rental of equipment only N N N N 

14. Retail P 9 P 9 P 9 P 3 9

15. Personal service business P P P P 3

16. Service business / Professional services P 10 P 10 P 10 P 10

17. Marijuana dispensaries N N N N

18. Retail and wholesale marijuana sales N N N N

19. Storage
A. Self-storage N N N N

B. Storage yards N N N N

70.03.4.1 Downtown Use Regulations
The following Land Uses are classifi ed in the following three categories: Permitted (P) including their 
accessory uses and structures, Conditional Uses (C), or Prohibited (N) uses as identifi ed in the table below 
for all four Zoning Districts. All superscript notations refer to applicable regulations or clarifi cations as noted 
in footnotes below.

70.03.4.1 Downtown Use Regulations
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70.03.4.1 Downtown Use Regulations
70.03 - Downtown Zoning and Streets

CATEGORY AND SPECIFIC LAND USES RC-BC RC-OT RC-MU RC-DT
20. Temporary living quarters/hotels P P  P C 4

21. Vehicles 

A. Automotive service, major N N N N

B. Automotive service, minor N N N N

C. Bulk fuel dealerships N N N N

D. Sales or lease N N N N

E. Rental C 7 C 7 C 7 N

22. Food cart pods 5 P P P N

23. Education
A. Commercial schools P P P N

B. Educational institutions P P P C

24. Places of worship P P C 2 P P

25. Public buildings, services and uses P P P P

26. Railroad tracks and facilities
A. Passenger P P P P

B. Freight P P P N

27. Recreation

A. Public parks, parkways, playgrounds, 
and related facilities P P P P

B. Public Dog Parks or Dog Runs P P P P

C. Recreational facilities P P P P 12

D. Community Gardens P P P P

28. Social organizations P 2 P 2 P 2 N

29. Transit centers P P P N

30. Utilities
A. Utility substations and related facilities 
other than transmission lines. C C C C

B. Transmission lines P P P P

Industrial

31. Manufacturing, fabricating, assembly, processing, and packing 13 P C 6 P C 6 P C 6 N

32. Marijuana processing N N N N

33. Warehousing 11 P P P N

34. Laboratory 13 P P 3 P N

1. Detached dwellings in existence as of September 19, 2002, are Permitted. Replacement of detached dwelling permitted.

2. Buildings larger than 10,000 square feet are subject to approval of a Conditional Use. 

3. Uses limited to 10,000 square feet per site.

4. Limited to uses of Boarding, Rooming, and Lodging House.
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70.03.4.1 Downtown Use Regulations
70.03 - Downtown Zoning and Streets

5. Food Cart Pods are exempt from the Site Development Standards of 70.03 but are subject to regulations in 60.11 of the       
Development Code.

6. Uses up to 10,000 square feet are permitted. Uses larger than 10,000 square feet are subject to a Conditional Use Permit.

7. Only as an accessory uses with no on-site storage of vehicle inventory.

8. Drive-through uses are Prohibited; walk-ups Permitted.

9. This activity is conducted wholly within an enclosed structure.  Accessory open air sales or display related to the principal 
use may be permitted, provided that the outdoor space devoted to these uses does not occupy an area greater than the 
equivalent of 15 percent of the gross fl oor area.  No outdoor sales or outdoor storage of animals or livestock are allowed with 
this use.

10. The maximum building footprint size for a building involving a single use shall be 10,000 square feet.  In addition, the 
maximum square footage for these uses within a multiple use development shall be 25 percent of the total square footage of 
the development.

11. As an accessory use, not to exceed 25 percent of the primary use.

12. Indoor uses are limited to 10,000 square feet per site.

13. Uses subject to additional restrictions below. 

 • Outdoor manufacturing activity, including but not limited to testing of products or processes, is prohibited.

 • Outdoor storage is prohibited, including both raw materials and fi nished products.

 • Movement of heavy equipment on and off the site, except truck deliveries, is prohibited.

 • Exterior display or storage of industrial equipment, such as tools, equipment, vehicles, products, materials, or other  
     objects that are part of or used for the business operation is prohibited. 

 • Processes involving live animals or the waste or by product of dead animals is prohibited.

 • Electrical disturbances that interfere with the normal operation of equipment or instruments on adjacent properties  
     are prohibited.

 • Processes involving highly combustible, explosive or hazardous materials or waste is prohibited.

 • Potential nuisances are subject to Beaverton Code Chapter 5.05.IV Nuisances Affecting Public Health.



 20

   Beaverton Downtown Development Code 

DRAFT

CATEGORY AND SPECIFIC LAND USES RC-BC RC-OT RC-MU RC-DT
Wireless Communications Facilities (WCF)

35. New WCF

A. Tower Construction W3 W3 W3 W3

B. Attachment to existing or new building or 
structure not using stealth design W3 W3 W3 W3

C. Replacement tower to provide collocation 
opportunity W1 W1 W1 W1

D. Attachment  of a new  WCF to  buildings or  
structures  and  utilize stealth  design W1 W1 W1 W1

E. Attachment  of WCF to  existing  structures,  
tower or pole  structures W1 W1 W1 W1

36. Collocation

A. New WCF on  existing WCF  tower W1 W1 W1 W1

B. New WCF  inclusive of  antennas on  
existing WCF  tower exceeding  height 
standard  

W2 W2 W2 W2

37. Antennas
A. Attachment  of antennas to  WCF tower or  
pole structures  other than used  for cellular  
phone service

W1 W1 W1 W1

38. Satellite  Antennas  and  
Direct to  Home  Satellite  
Service

A. DHSS  antennas >1 m.  in diameter W1 W1 W1 W1

B. Up to 2  antennas >2 m.  in diameter W1 W1 W1 W1

C. Up to 5  antennas >2 m.  in diameter W2 W2 W2 W2

D. More than 5   antennas >2 m.  in diameter W3 W3 W3 W3

Wireless Communications Facilities (WCF) in the Right of way

39 New or Collocation of WCF 
in the Right-of Way

A. Tower Construction using stealth design W3 W3 W3 W3

B. Tower Construction not utilizing stealth 
design N N N N

C. Attachment to existing or  new building or 
structure utilizing stealth design W2 / W3 W2 / W3 W2 / W3 W2 / W3

D. Attachment to existing or  new building or 
structure not using stealth design W2 / W3 W2 / W3 W2 / W3 W2 / W3

E. Attachment of WCF to  existing tower  or 
pole structures and utilizing stealth design W2 / W3 W2 / W3 W2 / W3 W2 / W3

F. Attachment of WCF to  existing tower or 
pole structures and not utilizing stealth design N N N N

G. Replacement tower to provide collocation 
opportunity utilizing stealth design W2 / W3 W2 / W3 W2 / W3 W2 / W3

H. Replacement tower to  provide 
collocation opportunity not utilizing stealth 
design

N N N N

I. Attachment of WCF to traffi c signal light 
pole N N N N

70.03.4.1 Downtown Use Regulations
70.03 - Downtown Zoning and Streets
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Downtown Design Guidelines and Standards
70.04

The Design Guidelines and Standards provide a framework for the implementation of the Downtown 
Design Principles. Design Guidelines and Standards are organized under two main categories - Site Design 
and Building Design - which further address relevant topics and sub-topics. For each topic, an Intent 
Statement and list of applicable Design Principles are provided, along with one or more Guideline and 
Standard for each sub-topic. Each Design Guideline is a discretionary criterion that describes a design 
concept and/or design goal. The corresponding Design Standard is a clear and objective criterion that 
provides a measurable path to meet the design concept and/or design goal. 

70.04.1 Site Design

Purpose 

The Site Design Guidelines and Standards along 
with the Development Standards set the location 
of buildings, frontage character, and landscaping. 

70.04.2 Building Design

Purpose 

The Building Design Guidelines and Standards 
along with the Development Standards set the 
building massing, facade articulation, usable open 
space requirements, and design details that are 
required.

Topics

• Block Design (70.04.1.1)
• Building Frontage and Placement (70.04.1.2)
• Setback Design (70.04.1.3)
• Pedestrian Circulation (70.04.1.4)
• Parking, Loading and Service Areas 

(70.04.1.5)
• Landscaping (70.04.1.6)
• Lighting (70.04.1.7)

Topics

• Massing and Articulation (70.04.2.1)
• Facade Design (70.04.2.2)
• Gateways (70.04.2.3)
• Active Ground Floor Design (70.04.2.4)
• Usable Open Space (70.04.2.5)
• Roof Elements (70.04.2.6)
• Structured Parking (70.04.2.7)
• Materials (70.04.2.8)
• Historic Overlay Design (70.04.2.9)
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70.04.1 Site Design
70.04 - Downtown Design Guidelines and Standards

Intent
To ensure walkability, connectivity, and appropriately scaled buildings through creating pedestrian-scaled 
blocks with streets, paths, and open spaces for people to gather and connect throughout the district. 
Applicable Design Principles

1.  Design Places for People
  3.  Promote High-quality Design
  4.  Consider Development Context
  5.  Provide Safe and Comfortable Connectivity

70.04.1.1 Block Design

Block Size

G1. Streets or public paths shall 
be constructed consistent 
with Figure 70.04.1.1.1 unless 
the decision-making authority 
determines that an applicant 
has demonstrated that 
walkability, connectivity and 
pedestrian-scaled blocks on 
identifi ed blocks has been 
achieved through existing 
connections or that the 
proposed project achieves 
connectivity goals in another 
manner that meets the intent of 
this section.

G2. Design Standard S2 must be met.

G3. Design Standard S3 must be met.

Block Size

S1. Streets or public paths shall be constructed consistent with 
Figure 70.04.1.1.1 Future Connections.

Design StandardDesign Guideline

S2. Public streets and multi-use paths shall be dedicated as right 
of way. 

S3. New public streets shall be classifi ed as local streets unless 
otherwise determined by the Transportation System Plan, 
and the design shall be consistent with the Engineering 
Design Manual, unless an Engineering Design Manual 
Exception is granted by the City Engineer.
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70.04.1.1 Block Design

Figure 70.04.1.1.1 Future Connections

70.04 - Downtown Design Guidelines and Standards

S4. New multi-use paths shall be a minimum of 14 feet wide 
unobstructed, located within a minimum 20-foot-wide right 
of way.

G4. New multi-use paths shall provide 
generous, unobstructed space 
for active transportation through 
the site, provide clear indication 
that the facility allows passage 
through the block and have 
suffi cient room for landscaping 
and/or pedestrian amenities 
along its length.

G5. through G9. The Design Standard 
must be met.

S5. New public streets and multi-use paths shall be aligned with 
existing or planned intersections. Where there is no planned 
or existing intersection to align with, the connection shall be 
within 25 feet of the location identifi ed on the map. 
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70.04.1.1 Block Design
70.04 - Downtown Design Guidelines and Standards

S6. Where new connections follow property lines, the new 
connection shall have the full width constructed abutting 
the property line.  Exceptions include:
a. Where development is proposed on only one side of 

the property line, the applicant shall dedicate and 
construct:
i. For public streets, half-street improvements, plus 

suffi cient width for opposite direction vehicle travel. 
ii. Multi-use paths shall be constructed at the width 

described in S4.
iii. For both connection types, more or all of the 

connection width may be located on the abutting 
property if authorized by the abutting property 
owner. In this case, the full width must be dedicated 
and improved with development.

S7. Where a new connection follows a stream corridor, buried 
or daylit, the new connection may be located on either side 
of the stream corridor. Additionally:
a. If the stream is daylit, the stream-side edge of path shall 

be no greater than 50 feet horizontal from the path side 
two year ordinary high water mark.

b. If the stream is underground, the path centerline shall be 
no greater than 25 feet from the stream centerline.

S8. The location of the Millikan Way extension shall be consistent 
with Transportation System Plan.

S9. The location, design and classifi cation of new connections 
in the area bounded by SW Center, SW Hall, SW Lombard, 
and Beaverton Creek shall be regulated by the applicable 
policies of the Transportation System Plan and the 
Engineering Design Manual.
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70.04.1 Site Design
70.04 - Downtown Design Guidelines and Standards

Design StandardDesign Guideline

Intent

To promote quality site design that reinforces the urban character of Downtown by making buildings 
more prominent by siting buildings near streets and ensuring attractive, comfortable and convenient 
areas for pedestrians to wait near Major Street intersections.

Applicable Design Principles

1.  Design Places for People
  3.  Promote High-quality Design
  4.  Consider Development Context
  5.  Provide Safe and Comfortable Connectivity
  8.  Integrate Places to Gather and Spend Time Outdoors

70.04.1.2 Building Frontage and Placement

Minimum Building Frontage Along 
Streets

G1. and G2. Suffi cient building 
facades shall be present near 
each street frontage to promote 
a continuous street wall and 
limit gaps in pedestrian interest 
while allowing necessary site 
access. The amount of building 
frontage shall be greatest on the 
highest level streets as identifi ed 
in Figure 70.03.3.1Street Typology 
Diagram. Buildings may be set 
back to accommodate plazas, 
outdoor dining, entry forecourts 
or similar spaces provided that  
pedestrian interest along the 
frontage is incorporated into the 
design of these spaces.

Minimum Building Frontage Along Streets 

S1. Buildings shall occupy a minimum percentage of the site 
frontage between the minimum setback and the maximum 
setback. Minimums are based on street typology as 
identifi ed in Figure 70.03.3.1 and as described below: 
a.  Loop Streets:

i. Hall and Watson North of Canyon: 75 percent; and
ii. Hall and Watson between Canyon and Fourth Street: 

90 percent; and
iii.  Hall and Watson south of Fourth Street: 75 percent; 

and
iv.  Fourth Street and Fifth Streets: 75 percent; and

b.  Commercial Streets: 90 percent; and
c.  Major streets: 

i. Canyon between Rose Biggi and East: 70 percent; 
and

ii.  Farmington between Main and Tucker: 70 percent: 
and

iii. Cedar Hills between Beaverton Creek and Millikan: 
60 percent; and

iv.  All other Major Street frontages: 50 percent.
d.  Connector Streets: 

i. Millikan between Cedar Hills and East: 75 percent; 
and

ii. All other Connector Street frontages: 60 percent.
e.  Local Streets: 75 percent.
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70.04.1.2 Building Frontage and Placement
70.04 - Downtown Design Guidelines and Standards

f. In addition to the amount of building facade between 
the minimum and maximum setback, the following 
features also can be applied toward the minimum 
building frontage requirement:
i. The linear frontage of recesses incorporated to 

comply with facade articulation requirements in 
Sections 70.04.2.1 and 70.04.2.2 if the recesses do not 
exceed 2 feet beyond the maximum setback; and

ii. On all streets types except Major Streets, publicly 
accessible paths with widths satisfying Section 
70.04.1.1 Block Size requirements and required 
Publicly Accessible Open Space (PAOS) may count 
toward a combined maximum 10 percent of the 
frontage requirement.  Publicly Accessible Open 
Spaces shall only be eligible to count toward the 
building frontage requirement if they are between 
the right of way and a building facade, as long as 
the building facade is not more than 40 feet from the 
right of way.

g. The following shall be subtracted from the calculation of 
total street frontage: 
i. The width of driveway throats occupying the 

frontage (except for attached units with separate 
garage entries for each unit); and

ii. Areas determined to be unbuildable due to sight 
clearance and sight distance requirements in the 
Engineering Design Manual.

(B1 + B2+ other 
features in Section 

70.40.2.2.S1.f)
Percentage of 
building facade 
length in the 
setback

(D - subtractions 
in Section 

70.40.1.2.S1.g)

x 100 =

A

D

C

Figure 70.04.1.2.1 Street Wall Diagram
Site area between minimum and 
maximum setback

Site frontage occupied by building 
facade between minimum and 
maximum setback 

Site frontage not occupied by 
building facade between minimum 
and maximum setback 

Site frontage length 
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70.04 Downtown Design Guidelines and Standards

70.04.1.2 Building Frontage and Placement

Minimum Building Separation for 
Residential-only Buildings

G3. Adequate separation shall be 
provided between buildings 
where ground fl oor residential 
units have exterior entries to 
provide usable space between 
the buildings and avoid narrow, 
dark passageways.

Minimum Building Separation for Residential-only Buildings

S3. New buildings containing ground-fl oor dwelling units shall be 
set back 10 feet from other buildings on the site that contain 
ground-fl oor dwelling units.

S2. If the development has multiple frontages, the minimum 
percentage of street frontage required to be occupied by 
a building facade shall be met on the primary frontage but 
may be reduced by 25 percent on one non-primary street 
frontage, except if the non-primary frontage is a Major 
Street. For example, a requirement that 75 percent of the 
frontage shall be occupied by a building facade could be 
reduced to 50 percent of the frontage on one non-primary 
street frontage. 

Design StandardDesign Guideline

Pedestrian Enhancements Adjacent to Major Intersections

S4. Pedestrian enhancements shall be integrated into the site 
and building design at key pedestrian connections across 
major streets. The pedestrian enhancements shall front 
Watson, Hall, Millikan and Westgate and provide areas of 
refuge for pedestrians as they wait to cross major streets. 
Pedestrian enhancements shall be provided at the following 
intersections: 
• Canyon and Watson
• Canyon and Hall
• Farmington and Watson (south side only)
• Farmington and Hall (south side only)
• Cedar Hills and Canyon
• Cedar Hills and Millikan
• Cedar Hills and Westgate/Dawson
• Cedar Hills and Hall

Pedestrian Enhancements Adjacent 
to Major Intersections

G4. Pedestrian enhancements that 
provide refuge while waiting 
to cross Major Streets shall be 
integrated into the site design at 
key intersections identifi ed in the 
S3 standard.
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70.04.1.2 Building Frontage and Placement
70.04 - Downtown Design Guidelines and Standards

Pedestrian enhancements shall include at least one of the 
following:

a.  A hardscaped area, excluding asphalt, at the 
intersection, no smaller than 10 feet by 10 feet measured 
from the property corner , and a footprint of 400 square 
feet including the immediately abutting sidewalk in the 
right of way.

b.  Publicly Accessible Open Space (PAOS) that meets the 
Standards in 70.04.2.5 placed at the intersection corner.

c.  A setback, chamfer, ground-fl oor cutout or other  
method that ensures a 20-foot distance between any 
building and the curb at the intersection corner. The on-
site area shall be hardscaped, excluding asphalt, and 
accessible to the public.

Figure 70.04.1.2.1 Enhanced Pedestrian Connections
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70.04.1 Site Design
70.04 - Downtown Design Guidelines and Standards

Design StandardDesign Guideline

70.04.1.3 Setback Design 
Intent
To promote setback areas designed to add pedestrian interest; create safe, attractive and varied areas 
between buildings and sidewalks; and ensure setback areas are appropriate for and supportive of the 
adjacent ground-fl oor building uses. 

Applicable Design Principles

  1.  Design Places for People
  3.  Promote High-quality Design
  6. Preserve, Enhance and Engage Nature
  7. Incorporate Sustainability and Resiliency
  8.  Integrate Places to Gather and Spend Time Outdoors

Setback Design

G1. Where there is space between 
the building facade and the 
right of way, the space shall 
be designed with paving, 
landscaping, and other design 
elements appropriate for the 
ground-fl oor building use. 
Setback spaces shall incorporate 
one or more of the following 
to provide quality connections 
from the building to the street 
while providing an appropriate 
transition between the public 
realm and the private realm:
• Provide an extension of 

the sidewalk for use by 
pedestrians;

• Provide additional space for 
building entries;

• Increase frontage activity with 
outdoor seating or terraces;

• Provide opportunities for 
landscaping.

Setback Design

S1. Where the building facade is between the minimum and 
maximum setback from the right of way, the area between 
the building facade and the property line shall be designed 
in the following manner:
a.  For ground-fl oor building facades designed for non-

residential occupancy with an entry or entries that face 
the street:
i. The setback area between any entry doors and 

public rights of way shall be paved; and
ii. If the area between the building facade and right of 

way is less than 18 inches, the setback area shall be 
paved; or

iii. If the area between the building facade and lot line 
is greater than 24 inches, at least 50 percent of the 
setback area shall be paved. Any areas not paved in 
the setback area shall be landscaped with:
1. A combination of shrubs, ground cover and 

perennials. A minimum of one 3-gallon shrub for 
every 3 lineal feet of plant bed must be provided. 
Ground cover must fully cover the remainder of 
the landscaped area; or

2.  Raised landscape planters a minimum of 18 
inches in height and a maximum of 30 inches in 
height with a minimum horizontal depth of 2 feet 
that contain living plant material. Raised planters 
shall not reduce the pedestrian way to narrower 
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70.04.1.3 Setback Design
70.04 - Downtown Design Guidelines and Standards

than 5 feet and shall not obstruct Americans with 
Disabilities Act access; or

3.  Some combination of 1 and 2.
iv. One of the following pedestrian amenities must be 

provided for each 100 sq ft of hardscape between 
the building and the street - Bench, tree, planter, 
drinking fountain 

b. For ground-fl oor building facades designed for non-
residential occupancy with no entries facing the street, 
setback areas greater than 24 inches in depth shall have 
a minimum of 20 percent landscaping. Landscaping 
shall include: 
i. A combination of shrubs, ground cover and 

perennials. A minimum of one 3-gallon shrub for 
every 3 lineal feet of plant bed must be provided. 
Ground cover must fully cover the remainder of the 
landscaped area; or

ii.  Raised landscape planters a minimum of 18 inches in 
height and a maximum of 30 inches in height with a 
minimum horizontal depth of 2 feet that contain living 
plant material. Raised planters shall not reduce the 
pedestrian way to narrower than 5 feet and shall not 
obstruct Americans with Disabilities Act access; or

iii.  Some combination of i and ii.
c.  For ground-fl oor building facades designed for  

residential uses that have individual unit entries facing 
the street not subject to Section 70.04.2.4 Active 
Ground-fl oor Design Regulations, the setback area 
shall have a minimum of 60 percent landscaping. 
Landscaping shall include 
i. A combination of shrubs, ground cover and 

perennials. A minimum of one 3-gallon shrub for 
every 3 lineal feet of plant bed must be provided. 
Ground cover must fully cover the remainder of the 
landscaped area; or

ii.  Raised landscape planters a minimum of 18 inches in 
height and a maximum of 30 inches in height with a 
minimum horizontal depth of 2 feet that contain living 
plant material. Raised planters shall not reduce the 
pedestrian way to narrower than 5 feet and shall not 
obstruct Americans with Disabilities Act access; or

iii.  Some combination of i and ii.
d.  For building facades designed for ground-fl oor residential 

uses that have individual unit entries facing the street 

Extension of public realm 
(Walnut Creek, CA)

Deeper building setback along a 
commercial storefront facade allows 
for wider sidewalks and opportunities  
pedestrian amenities.

Residential Setback Character
(Portland, OR)

A transition between the public sidewalk 
and private residential unit is created 
with landscape plantings, stoop entries 
and terraced planters.
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Setback Area - Allowed 
Encroachments

G2. Buildings and landscape 
elements may encroach within 
setback areas between the 
building facade and right of 
way to enhance the pedestrian 
experience and increase activity 
along building frontages.

that are subject to the rules of Section 70.04.2.4 Active 
Ground-fl oor Design, those provisions shall be met. 

e.  For building facades designed for ground-fl oor residential 
uses that do not have individual unit entries, a minimum 
of 60 percent of the setback area shall be landscaped 
consistent with Section 70.04.1.6.S1 Site Landscaping. 

Fences Adjacent to Streets

G3. Fencing along public streets 
shall allow for views into the site 
and shall not detract from the 
pedestrian experience along site 
frontages.

Setback Area - Allowed Encroachments

S2. The following elements are allowed to encroach within the 
setback areas between building facades and right of way:
a. Architectural projections, building modulations, 

occupiable projections, , or other similar features 
approved by the decision-making authority.  The bottom 
of the architectural feature shall be no lower than eight 
feet above on-site pedestrian walkways to allow for 
pedestrian clearance. No more than 50% of the facade 
may have these elements project into the setback;

b. Weather protection structures such as canopies, 
sunshades or other similar features approved by 
the decision-making authority. The bottom of the 
architectural feature shall be no lower than eight feet 
above sidewalk grade to allow for pedestrian clearance;

c. Terraces, porches, or balconies;
d. Stoops and/or stairs to building entrances;
e. Handrails;
f. Fences or railings meeting the requirements of 

70.04.1.3.S3
g. Landscape planters and low walls not exceeding 30 

inches in height from sidewalk grade;
h. Bicycle parking;
i. Permanent seating;
j. Public art;
k. Other elements as approved by the decision-making 

authority.

Fences Adjacent to Streets

S3. Fences within 10 feet of any right of way shall be no taller 
than 42 inches and shall be at least 40% transparent. 
Retaining walls, as well as fencing utilized to satisfy screening 
requirements in Section 70.04.1. Parking, Loading, and 
Service Areas are exempt. 
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70.04.1.4 Pedestrian Circulation
Intent

To create a safe, comfortable, well-connected pedestrian circulation network that links private 
development, open spaces and the public realm.

Applicable Design Principles

  1.  Design Places for People
  3.  Promote High Quality Design
  5.  Provide Safe and Comfortable Connectivity
  6.  Preserve, Enhance and Engage Nature
  7.  Incorporate Sustainability and Resiliency

Pedestrian Connections

G1. On-site pedestrian connections 
shall provide suffi cient and high-
quality connections among 
important destinations on a site 
and to off-site transportation 
routes and facilities.

Pedestrian Connections

S1. At least one pedestrian connection to the public street 
network shall be provided for every 300 feet of street 
frontage. On-site pedestrian connections shall link to 
abutting streets, planned accessways in the Comprehensive 
Plan Transportation Element; multi-use paths on or adjacent 
to the site, including those required to meet Block Design 
standards identifi ed in Figure 70.04.1.1.1 Future Connections; 
transit stops; building entries; automobile and bicycle 
parking; loading areas, solid waste facilities and similar 
improvements; and outdoor open spaces. Connections that 
are not feasible because of topographic features; buildings 
or other man-made structures; natural areas; or similar 
obstacles may be waived as approved by the decision-
making authority.

G2. On-site pedestrian walkways 
shall be of adequate width 
and design to provide 
unobstructed walking areas that 
accommodate the anticipated 
amount of pedestrian traffi c, be 
Americans with Disabilities Act 
compliant, and incorporate high-
quality and attractive materials 
that promote sustainability and 
reduce heat island effect.

S2. On-site pedestrian walkways shall be at least 5 feet in width 
with 5 feet of unobstructed clearance, shall be paved with 
scored concrete, modular paving material, or other high 
quality hard surfaced material approved by the decision-
making authority, and be compliant with Americans with 
Disabilities Act standards. In addition, development shall 
incorporate one of the following sustainability features:
a. At least 30 percent of paving material shall be 

permeable pavement; or
b. At least 30 percent of the paving material shall be made 

from recycled content; or
c. At least 50 percent of the pedestrian walkway 

pavement shall have a solar refl ective index rating of at 
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least 29; or
d.  Provide shading for at least 50 percent of the total 

pedestrian walkway surfaces on the site. Shade can be 
provided by current or proposed buildings that shade 
the paving material at 3 p.m. June 21 and current or 
proposed trees, with the amount of shade included for 
each planted tree to be measured by the diameter of 
the mature crown cover stated for the species of the 
tree.

e. Walkways or other pedestrian connections within 25 
feet of a creek as measured from top of bank shall 
meet Section 70.04.1.4.S2.d and one of the sustainability 
features in 70.04.1.4.S2.a through c.

S3. Pedestrian walkways that abut the head of vehicle parking 
spaces shall be 7 feet wide unless wheel stops or curbs are 
used to ensure a minimum unobstructed width of 5 feet. 

S4. Where a pedestrian walkway crosses driveways or vehicular 
access aisles, a continuous 5-foot walkway shall be provided 
and shall be composed of a different paving material that 
utilizes texture, color, or both, to contrast visually from the 
adjoining driving/parking surface. Paint may not be use to 
satisfy this requirement. 

G3. Pedestrian walkways abutting 
parking areas shall be of 
adequate width and design to 
provide unobstructed walking 
areas and accommodate 
the anticipated amount of 
pedestrian traffi c.

G4. Pedestrian walkways that cross 
driveways or vehicular access 
aisles shall meet standards S4.

Design StandardDesign Guideline

S6. Fences between buildings and creeks shall not be taller than 
4 feet in height and shall be at least 70 percent transparent 
to allow views of creeks and natural areas from building 
fenestration and pedestrian circulation areas between the 
building and the creek. 

G6. Fences between buildings 
and creeks shall be designed 
and installed to allow views of 
the creeks and/or creekside 
natural areas from ground-

On-site Pedestrian Walkways Shaded 
by Tree Canopy (Portland, OR)

G5. Pedestrian connections through 
parking lots shall be evenly 
spaced and separated from 
vehicles. Parking lots with six or 
fewer spaces are exempt.

S5. Pedestrian connections through parking lots shall be 
physically separated from adjacent vehicle parking and 
parallel vehicle traffi c through the use of curbs, landscaping, 
trees and lighting, if not otherwise provided in the parking lot 
design. Parking lots with six or fewer spaces are not required 
to physically separate connections from vehicle parking and 
circulation but they must comply with the rules of Section 
70.04.1.4.S4. 
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fl oor viewpoints on buildings 
(including doors and windows) 
and allow views from pedestrian 
circulation areas between 
buildings and the creek.

G7. The project must meet the 
Design Standard.

S7. Sidewalks are required along all streets. Except where 
approved through a Sidewalk Design Modifi cation, the 
sidewalk shall be at least 10 feet wide, and provide an 
unobstructed path at least 5 feet wide. 



 35

   Beaverton Downtown Development Code 

DRAFT

70.04.1 Site Design
70.04 - Downtown Design Guidelines and Standards

70.04.1.5 Parking, Loading and Service Areas
Intent

To minimize the visual impact of parking, loading and service areas, support pedestrian interest along 
public rights of way and other pedestrian ways, and minimize confl icts between pedestrians and vehicles 
along key streets.

Applicable Design Principles

  1.  Design Places for People
  3.  Promote High Quality Design
  5.  Provide Safe and Comfortable Connectivity

Vehicle and Parking Access

G1. Curb cuts shall meet S1.

Vehicle and Parking Access

S1. Curb cuts permitted under this section are subject to 
the applicable minimum standards within the adopted 
Engineering Design Manual.

Design StandardDesign Guideline

G2. Driveways accessed from public 
streets shall be minimized in 
order to promote pedestrian 
safety and walkability, ensure 
safe vehicle maneuvering, and 
maximize on-street parking.

S2. No additional driveways accessed from public streets 
shall be permitted, except where the Development Code 
requires the development to provide on-site parking or on-
site loading, or where structured parking is provided.

G3. Sites with multiple frontages shall 
construct driveways in locations 
that result in signifi cant lengths 
of site frontage occupied by 
buildings and other active uses 
along key streets. 

S3. Sites with multiple frontages shall construct driveways on 
the lower hierarchy street, based on the street typology  
identifi ed in Figure 70.03.3.1 Street Typology. Hierarchy is 
determined by the list of streets below, with streets listed fi rst 
higher in the hierarchy:
• Major Street
• Loop Street
• Commercial Street
• Connector Street
• Local Street

Where frontages are of equal hierarchy, the applicant may 
select the single frontage to take access from. Sites with 
frontage directly adjacent to both streets at the below 
intersections are exempt from complying with this standard:  

• SW Lombard and SW 1st; and 
• SW Lombard and SW Broadway
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Sight Clearance

G4. S4 shall be met.

Sight Clearance

S4. To ensure visibility at intersections and driveways, all 
improvements adjacent to public streets, accessways, and 
driveways shall comply with BDC 60.55.35.3 Intersection 
Standards.

Design StandardDesign Guideline

Surface Parking

G5. The visual impact of surface 
parking and vehicles on the 
pedestrian experience shall be 
minimized by locating parking in 
less prominent locations on site.

G6. Surface parking shall be 
screened and landscaped 
to reduce the impact on the 
pedestrian experience.

Surface Parking
S5. Surface parking shall be located as follows:

a. Surface parking shall not be located along the primary 
frontage between the building facade and the street.

b. Surface parking shall not be located within any front 
minimum setback area.

c. Surface parking shall be set back a minimum 5 feet from 
all property lines.

d. Alley frontages are exempt from Section 70.04.1.5.S5.a 
through 70.04.1.5.S5.c above.

S6. Surface parking shall be screened from view of the right of 
way as follows:
a. Evergreen shrubs that will grow to a minimum height 

of 30 inches within two years and form continuous 
screening. Areas within the vision clearance triangle shall 
include plantings that do not exceed 3 feet; and

b. One tree for every 30 linear feet; and
c. Evergreen ground cover shall cover the remaining 

landscape area.
d. A minimum 30 inch tall architecturally treated wall 

may be substituted for the evergreen shrubs required 
by 70.04.1.5.S6.a.  Trees and ground cover required in 
70.04.1.5.S6.b and 70.04.1.5.S6.c must be provided.

e. Alley frontages are exempt from Section 70.04.1.5.S6.a 
through 70.04.1.5.S6.d above . 

G7. Surface parking along creekside 
paths shall be landscaped with 
a minimum width and density of 
landscape materials to minimize 
the visual impacts to users of the 
creekside path.

S7. Surface parking along creekside paths shall be screened as 
follows:
a.  One tree for every 30 linear feet between the path and 

the parking lot, spaced evenly, and
b. Evergreen shrubs that will grow to a minimum height 

of 30 inches within two years and form continuous 
screening, planted between the path and the parking 
lot, and

c. Evergreen ground cover planted at a density that will 
cover the entire area within two years of planting, and
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d. Where the parking lot is designed so parked cars face 
the creek, an architecturally treated wall between 30 
and 36 inches in height.  Required landscaping shall be 
located on the side of the wall closest to the creekside 
path.  

Utility, Loading and Service Areas

G8. Utilities, loading, and service 
areas shall be screened, 
integrated into building and 
landscape design and/
or located in less prominent 
locations to minimize the visual 
impact on the pedestrian 
experience. 

Utility, Loading and Service Areas

S8. Utilities and service areas shall be designed to minimize 
impact on the pedestrian experience by following the 
standards below:
a. All on-site service areas, outdoor storage areas, 

waste storage, disposal facilities, recycling containers, 
transformer and utility vaults and similar activities shall be 
located in an area not visible from a public street, or shall 
be fully screened from view from a public street.

b. Screening from public view for service areas, loading 
docks, loading zones and outdoor storage areas, 
waste storage, disposal facilities, recycling containers, 
transformer and utility vaults and similar activities shall be 
fully sight-obscuring, shall be constructed a minimum of 
one foot higher than the feature to be screened, and 
shall be accomplished by one or more of the following 
methods:
i. Solid screen wall constructed of primary exterior fi nish 

materials utilized on primary buildings,
ii. Evergreen hedge wall that will grow one foot taller 

that the feature to be screened and reach 95 
percent opacity within two years.

iii. Solid wood fence
c. All loading docks and loading zones shall be located 

in an area not visible from a public street, or shall be 
fully screened from view from a public street. Screening 
of loading zones may be waived in if the applicant 
demonstrates the type and size of loading vehicles will 
not detract from the project’s aesthetic appearance 
and the timing of loading will not confl ict with the 
operations of the expected businesses during business 
hours. 



 38

   Beaverton Downtown Development Code 

DRAFT

70.04 - Downtown Design Guidelines and Standards

70.04.1.5 Parking, Loading and Service Areas

S9. Ramps constructed in the right of way to accommodate 
solid waste container access shall be allowed if all of the 
following thresholds are met:
a. The proposed ramp is no wider than 5-feet; and
b. The site does not have off-street parking or off-street 

loading facilities (whether required in BDC 60.25 Off 
Street Loading and 60.30 Off Street Parking, or not); and

c. The site does not have direct and reasonably access to 
an alley; and

d. The solid waste containers needed to serve the 
proposed developed are 1-cubic yard or larger; and

e. There are no existing ramps or driveways with 150-
feet along the same block face. For the purposes 
of this threshold, pedestrian ramps at cross-walks or 
intersections are not considered existing ramps.

G9. Ramps constructed in the 
right of way for purposes of 
solid waste container access 
shall minimize impacts to the 
pedestrian environment by 
promoting pedestrian safety and 
walkability, and ensure there 
are limited impacts to on-street 
parking.
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70.04.1.6 Landscaping
Intent

To use landscape design to create character and identity; enhance the appearance and function 
of outdoor spaces; encourage pedestrian activity; promote social interaction; enhance or integrate 
new natural systems; add shade to the urban environment; and provide stormwater management. 
Landscaping should feasibly further sustainability goals and incorporate solutions that are appropriate to 
the climate, region and local conditions.

Applicable Design Principles

  1.  Design Places for People
  3.  Promote High-quality Design
  5.  Provide Safe and Comfortable Connectivity
  6.  Preserve, Enhance and Engage Nature
  7.  Incorporate Sustainability and Resiliency
  8.  Integrate Places to Gather and Spend Time Outdoors

Site Landscaping 

G1. Sites shall be landscaped with 
live plantings to soften the 
edges of buildings and paved 
areas, add visual interest, and 
increase the attractiveness of 
the development. Landscaped 
areas may be at-grade or 
integrated with structures. and 
shall provide options for storm 
water management and/
or provide shade to on-site 
hardscaped areas.   Sites one 
acre and larger in particular shall 
ensure a balance of hardscape 
and landscape features where 
structures are not present.  

Site Landscaping

S1. Sites one acre and larger shall have landscaped areas with 
live plantings equal to 10 percent of the site area. Up to 50 
percent of the landscaping required by this provision may 
be met by areas with live plantings provided to satisfy the 
requirements of 70.04.2.5 Usable Open Space and 70.04.2.6 
Roof Elements. Landscaping with plantings that is provided 
to meet other requirements of this code, including, but not 
limited to, screening requirements, buffering requirements, 
parking lot island requirements, and setback design 
requirements, may be used to meet up to 100 percent of 
the landscaping required by this provision. Sites under one 
acre do not have minimum landscaping requirement, but 
must still meet all other applicable provisions of this code. 

G2. Landscaped areas shall be 
fully planted or hardscaped to  
create sustainable, attractive 
developments that are 
consistent with the uses on site, 
prevent erosion and preserve 
and enhance nature. Mulch 

S2. All site areas not planted with trees, shrubs or other 
vegetated landscaping and also not occupied by 
structures, hardscaped areas (including paved areas), and 
sensitive natural areas shall be planted with live ground 
cover plants or other plants identifi ed 70.04.1.7 S4 Planting 
Specifi cations, subsection e-f, as well as turf grasses. Mulch, 
as a ground cover, shall be composed of a naturally 
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shall be used sparingly, and 
shall have a  material and color 
that is appropriate for the uses 
on site and contributes to site 
aesthetics.

occurring material, have a natural color, and confi ned to 
areas underneath plants and within areas expected to be 
underneath plants at maturity. Much is not a substitute for 
ground cover plants. 

Establishment
S3. Irrigation shall be provided to ensure plants will survive 

their establishment period. Applications shall provide 
establishment period irrigation through one of the following 
options or a combination of options as long as the options 
cover all site plantings:
a.  A permanent, in-ground irrigation system with an 

automatic controller.
b.  An irrigation system designed and certifi ed by a licensed 

landscape architect this is part of a landscape plan that 
provides suffi cient water to ensure that the plants will 
become established. The system does not have to be 
permanent if a licensed landscape architect certifi es 
that the plants chosen can survive.

c. Irrigation by hand for a maximum of 500 square feet per 
site. 

Plant specifi cations

G4. Standard S4 shall be met.

Plant specifi cations

S4. Unless specifi ed elsewhere in Chapter 70, all landscaping 
shall be planted at sizes no less than the following (measures 
shall be taken based on the American Standard for Nursery 
Stock ANSI standards). In the case of a code confl ict, the 
higher requirement shall be met.
a. Deciduous canopy trees shall be a minimum of  2-inch 

caliper size, balled and burlapped; and
b. Deciduous ornamental trees shall be a minimum of 

2-inch caliper size, balled and burlapped; and
c. Evergreen trees shall be a minimum of 8 feet in height, 

balled and burlapped; and
d. Evergreen and deciduous shrubs shall be a minimum of 

24 inches high from fi nished grade and a minimum of 
1 gallon in size, except dwarf shrubs such as boxwood, 
which have no minimum size; and

e. Ferns and perennials shall be at least 1 gallon in size; and
f. Ground-covers plants including ornamental grasses shall 

be at least 4-inch pot size.

Establishment

G3. Irrigation shall be provided as 
appropriate, based on plant 
species and site conditions, to 
ensure proper establishment 
of plantings in all landscaped 
areas.
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Plant variety and density
G5. Site landscaping shall be planted 

with a variety that provides 
visual interest, including in color, 
seasonal color and scale, and 
shall be planted at a density that 
provides suffi cient opportunities 
for shade and fully cover areas 
not occupied by structures, 
paving or hardscaped areas.

Design StandardDesign Guideline

g. Areas subject to Clean Water Services regulations 
including stormwater facilities, vegetated corridors, and 
sensitive natural areas shall be planted consistent with 
Clean Water Services requirements. 

Plant variety and density

S5. Unless specifi ed by other requirements in this Code, 
landscaped areas will be planted based on the following 
specifi cations:
a.  Landscaped areas will include plants from the following 

categories at the specifi ed densities: 
i. Deciduous or evergreen trees that are able to reach 

a height 20 feet and a canopy width of 20 feet at 
maturity. If 25 square feet of surface soil area is not 
available for each tree, or if an existing or proposed 
structure would prevent full canopy width growth at 
maturity, ornamental, dwarf, columnar and similar 
species are permitted as determined by the decision-
making authority.
1. Sites under one acre shall provide one tree per 

1,000 square feet of site area not occupied by a 
structure.

2. Sites one acre and greater shall provide one tree 
per 3,000 square feet of total site area. 

3. All trees planted or preserved on-site to meet any 
provisions of this code may count toward the 
density requirements of this sub-section, providing 
that they meet the size requirements of this 
subsection.

ii.  Shrubs and perennials. 
iii.  Ground cover, including ornamental grasses, shall 

be planted at a density such that the plants will 
cover the entire area within two years of planting. 
Applicants shall provide an objective source of 
information about the plant’s spacing requirements. 

b.  Plant diversity:
i. If more than 10 trees are provided on a site, no more 

than 40 percent of the trees can be of one species; 
and

ii.  If more than 25 shrubs are provided on a site, no 
more than 75 percent can be of one species.
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G8. Standard S8 shall be met.
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S8. New trees shall be supported (by use of stakes, wires or 
similar material) for at least one year. Trees may be staked 
for less than one year if based on the recommendation of a 
certifi ed arborist.

Residential Zone Buffers

S9. Development on sites that abut a residentially zoned 
property located outside of the Regional Center shall 
provide a 10 foot landscape buffer, measured from the 
shared property line. Only landscaping shall be allowed in 
the landscape buffer area. The buffer areas shall extend the 
length of the shared property line.
a. The buffer shall consist of the following:

i. Live ground cover consisting of low-height plants, or 
shrubs, ornamental grasses, or turf; and

ii. 1 evergreen tree having a minimum planting height 
of 8 feet, and that will reach 20 feet in height and 
a canopy width of 20 feet at maturity, for every 30 
lineal feet of buffer width; and

iii. Evergreen shrubs which reach a minimum height 
of 4 feet within 2 years of planting, planted evenly 
between the required evergreen trees. 

iv. Ground cover and shrubs shall be spaced and 
located dependent on the mature spread of the 
selected vegetation to create a fully vegetated 
screen at maturity. Bare gravel, rock, bark or other 
similar materials may be used, as a ground cover, 

Residential Zone Buffers

G9. Development on sites that 
abut a residentially zoned 
property located outside of the 
Regional Center shall provide a 
landscape buffer consisting of 
trees, shrubs, and ground cover 
along the shared property line to 
provide screening and horizontal 
separation.

Tree planting and preservation

G7. Existing trees on-site that provide 
shade or visual interest shall be 
preserved where possible.

Tree planting and preservation

S7. Existing Surveyed Trees that are preserved in the proposal 
may be counted as two required site trees when calculating 
required trees in 70.04.1.6.S5.a.i. For Surveyed Trees to 
counted toward the site tree requirement, they shall be 
confi rmed as healthy as determined by a certifi ed arborist or 
city arborist. 

G6. Drought-resistant landscaping 
shall be incorporated where 
possible to reduce the need for 
irrigated water.

S6. A minimum of 25 percent of landscape plantings shall be 
drought-resistant species.
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but shall be confi ned to areas underneath plants 
and within areas expected to be underneath plants 
at maturity, and is not a substitute for ground cover 
plants.

b. The buffer standards shall not apply to the following:
i. Single-family buildings on individual parcels.
ii. Areas where emergency access is required.
iii. Areas where a public utility easement exists. This 

exemption only applies to trees and does not exempt 
the requirement of shrubs and ground cover.

iv. Areas required for visual access purposes as 
determined by the City Traffi c Engineer or City Police. 
This exemption only applies to trees and shrubs and 
does not exempt the requirement of ground cover.

Surface Parking Landscaping

S10. Surface parking shall be landscaped according to the 
following provisions.
a.  Landscape islands shall be provided at a rate of one for 

every 10 contiguous parking spaces and at the end of 
each parking row.

b. The island shall have a minimum area of 70 square 
feet, shall be curbed, and a minimum width of 6 feet, 
measured from the interior curb face. Curbs separating 
landscaped areas from parking areas may allow 
stormwater runoff to pass through them. The landscaped 
island shall be planted with a tree having a minimum 
mature height of 20 feet. If a pole-mounted light is 
proposed to be installed within a landscaped planter 
island, and an applicant demonstrates that there is a 
physical confl ict for siting the tree and the pole-mounted 
light together, the decision-making authority may waive 
the planting of the tree, provided that at least seventy-
fi ve (75) percent of the required islands contain trees. 

c. Raised pedestrian walkways within the parking area 
connecting the parking spaces and on-site building(s) 
may be counted towards the total required number of 
landscaped islands, provided that the following is met:
i. Trees are spaced a maximum of 30 feet on center on 

a minimum of one side of the sidewalk.
ii. The minimum unobstructed sidewalk width is fi ve feet.
iii. The sidewalk is separated from the parking area by 

Surface Parking Landscaping

G10. Surface parking areas shall 
be landscaped to provide 
shade, afford permeable areas 
for water runoff management, 
and reduce continuous areas of 
parking.
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curbs, bollards, or other means on both sides.
iv. Trees are located in planting area with ground cover 

or planted in covered tree wells.
v. Trees within the linear sidewalk area shall constitute 

no more than 50 percent of the total number of trees 
within required landscaped islands. All remaining 
required trees shall be located within landscaped 
islands.

d. Trees planted within required landscaped islands or the 
linear sidewalk shall be of a type and species identifi ed 
by the City of Beaverton Street Tree List or an alternative 
approved by the City Arborist.

e. Areas of parking and vehicle circulation covered 
by upper-fl oor structures are exempt from these 
requirements. 

Design StandardDesign Guideline

70.04 - Downtown Design Guidelines and Standards

70.04.1.6 Landscaping
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70.04 - Downtown Design Guidelines and Standards

70.04.1 Site Design

70.04.1.7 Lighting
Intent
To create safe, welcoming, well-lighted areas, including building entries, pedestrian pathways and 
plazas, parking lots and vehicle maneuvering areas; and to minimize excessive illumination on adjoining 
properties.

Applicable Design Principles

  1.  Design Places for People
  3.  Promote High-quality Design
  5.  Provide Safe and Comfortable Connectivity
  8.  Integrate Places to Gather and Spend Time Outdoors

Design Guideline Design Standard

G1. On-site lighting shall meet the 
Guidelines of Development 
Code Section 60.05.50.

S1. On-site lighting shall meet the standards of Development 
Code Section 60.05.30.
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70.04.2 Building Design
70.04 - Downtown Design Guidelines and Standards

70.04.2.1 Massing and Articulation
Intent

To guide building massing to respond to the scale of people and the building’s context; avoid overly 
massive or monolithic structures; and encourage variation on large facades to promote pedestrian 
interest. 

Applicable Design Principles

  1.  Design Places for People
  2.  Support an Intensely Developed, Mixed-income, Mixed-use Downtown
  3.  Promote High-quality Design
  4.  Consider Development Context
  7.  Incorporate Sustainability and Resilience

Break for Long Facades

G1. Building facades longer than 
200 feet facing the right of 
way, any internal drive or 
any internal accessway shall 
include massing breaks and/
or facade modulation to 
reduce the perceived length 
of building, reduce the bulk of 
the building, provide pedestrian 
interest, introduce architectural 
variety and include high quality 
materials. 

Break for Long Facades

S1. All building facades longer than 200 feet facing the right 
of way, any internal drive or any internal accessway shall 
have at least one major break for every 200 feet in facade 
length. A major break shall be a vertical recess with a 
horizontal width of no less than fi fteen feet and a footprint of 
400 square feet. The recess shall extend from the roofl ine to 
grade or to an open space / landscaped area no greater 
than 5 feet above grade. If upper fl oors are set back a 
minimum of 6 feet from the primary facade plane, the major 
break does not have to extend through those upper fl oors. 
Major breaks shall not be within 20 feet of the horizontal 
facade edge.

Figure 70.04.2.1.1 Break 
for Long Facades

B

A

A

B

Minimum recess 
width of 15 feet 
Recess width shall 
ensure recess area 
is at least 400 square 
feet
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70.04.2.1 Massing and Articulation
70.04 - Downtown Design Guidelines and Standards

Facade Modulation

G2. Building facades that are taller 
than 30 feet, measured from 
grade plane to eave or top of 
parapet, whichever is higher, 
and longer than 100 feet 
facing the right of way, any 
internal drive or any internal 
accessway shall have facade 
modulations that create a 
distinct change in facade plane 
to create visual interest. Variation 
can be achieved through a 
combination of vertical shifts, 
horizontal shifts, upper-fl oor 
step backs, ground-fl oor step 
backs, angular shifts, exposed or 
emphasized structural elements, 
or other similar approach.

Facade Modulation

S2. For buildings taller than 30 feet, measured from grade plane 
to eave or top of parapet, whichever is higher, facades 
greater than 100 feet facing the right of way, any internal 
drive or any internal accessway shall be modulated to 
provide visual interest and break up facade planes by using 
at least one of the following facade modulation elements:
a. One or more vertical and/or horizontal recess(es) and/

or projection(s) with a minimum average depth of 12 
inches that changes the primary plane of the facade for 
a minimum of 20 percent of the facade. Ground-fl oor 
and upper-fl oor step backs, as well as major breaks used 
to satisfy other Design Standards, may not be used to 
satisfy this requirement. 

b.  A step back of upper-fl oor facades with a minimum 
depth of 6 feet from the primary plane of the facade for 
a minimum of 70 percent of the facade length. Buildings 
providing an upper-fl oor step back to satisfy 70.04.2.1. 
S3-S9 may not use upper fl oor step backs to satisfy 
70.04.2.1.S2. 

c. A step back of the ground-fl oor facade with a minimum 
depth of 2 feet from the primary plane of the facade 
for a minimum 70 percent of the length of the facade. 
Ground- fl oor step backs that exceed the maximum 
setback of the zone do not satisfy this standard.

d.  Angular sloped or faceted surfaces that extends at least 
two-thirds of the height of the facade plane along a 
facade with a minimum average depth of 12 inches and 
a maximum 40 feet in length before a shift in the plane.

Design StandardDesign Guideline

Facade Modulation

Shifting planes on the building facade 
provide visual interest and reduced 
monotony
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Facade Modulation Diagrams

Ground fl oor Step BackUpper-fl oor Step Back

Angular Shifts

Vertical Shifts Horizontal Shifts

70.04.2.1 Massing and Articulation
70.04 - Downtown Design Guidelines and Standards

Note: These diagrams are illustrative only.
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70.04.2.1 Massing and Articulation
70.04 - Downtown Design Guidelines and Standards

G8. In RC-MU, buildings may exceed 
the 75-foot height limit, up to 
120 feet, by reducing building 
mass on upper fl oors Massing 
changes on upper fl oors shall:
a. Reduce the sense of 

enclosure for pedestrians 
along at least one street;

b.  Increase access to light 
or sky views for people on 
abutting streets; and

c.  Increase access to light for 
people inside current or 
future buildings across the 
street from the proposed 
development or, if the  
property abuts a creek, 
provide on-site creek access 
and enhancements that 
improve the pedestrian 
experience.

S8. In RC-MU, buildings exceeding the 75-foot height limit 
can only respond to the G8 Guideline. There is no Design 
Standard.

Design StandardDesign Guideline

Building Height and Massing 
(RC-MU)
G7. In RC-MU, buildings greater than 

55 feet in height shall reduce 
the overall scale and bulk of 
buildings and provide variety 
in building heights by reducing 
mass of upper fl oors.

Building Height and Massing 
(RC-MU)
S7. In RC-MU, buildings greater than 55 feet in height shall 

reduce the overall scale and bulk of buildings and provide 
variety in building heights by reducing mass of upper fl oors 
over a certain heights by meeting the following standards:
a. All building fl oors entirely above 55 feet in height shall 

have a fl oor area less than 75 percent of the average 
fl oor area of the fl oors below 55 feet; and. 

b.  Street-facing facades of fl oors entirely above 55 feet that 
are within the maximum setback shall be a maximum of 
66 percent of the average facade length of the fl oors 
below 55 feet; or

c.  Floors entirely above 55 feet in height shall be stepped 
back by a minimum of 6 feet on the facade facing the 
primary frontage.

STREET

64 ft

12 ft

Building footprint 
reduced by 75 
percent

Street-facing 
facade limited 
to 66 percent of 
lower facade

For floors entirely above 55 ft: 

Massing Reductions in RC-MU

One approach to satisfying 70.04.2.1.S7
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70.04.2.1 Massing and Articulation
70.04 - Downtown Design Guidelines and Standards

S6. In RC-OT, buildings exceeding the 65-foot height limit 
can only respond to the G6 Guideline. There is no Design 
Standard.

G6. In RC-OT, buildings may exceed 
the 65-foot height limit, up to 
75 feet, by reducing building 
mass on upper fl oors. Massing 
changes on upper fl oors shall:
a. Reduce the sense of 

enclosure for pedestrians 
along at least one street; 
and

b.  Increase access to light 
or sky views for people on 
abutting streets.

Regional Center - Old Town (RC-OT)
G5. In RC-OT, buildings greater than 

45 feet in height shall reduce 
the overall scale and bulk of 
buildings and provide variety 
in building heights by reducing 
mass of upper fl oors.

Regional Center Old Town (RC-OT)
S5. In RC-OT, buildings greater than 45 feet in height shall 

reduce the overall scale and bulk of buildings and provide 
variety in building heights by reducing mass of upper fl oors 
over a certain heights by meeting the following standards:
a. All building fl oors entirely above 45 feet in height shall 

have a fl oor area less than 75 percent of the average 
fl oor area of the fl oors below 45 feet; and. 

b.  Street-facing facades of fl oors above 45 feet that are 
within the maximum setback shall be a maximum of 
66 percent of the average facade length of the fl oors 
below 45 feet; or

c.  Floors above 45 feet in height shall be stepped back by 
a minimum of 6 feet on the facade facing the primary 
frontage.

Design StandardDesign Guideline

STREET

52 ft

12 ft

Building footprint 
reduced by 75 percent 

6 ft. upper floor 
stepback

For floors entirely above 45 ft: 

Massing Reductions in RC-OT

One approach to satisfying 70.04.2.1.S5
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70.04.2.1 Massing and Articulation
70.04 - Downtown Design Guidelines and Standards

G8. In RC-MU, buildings may exceed 
the 75-foot height limit, up to 
120 feet, by reducing building 
mass on upper fl oors Massing 
changes on upper fl oors shall:
a. Reduce the sense of 

enclosure for pedestrians 
along at least one street;

b.  Increase access to light 
or sky views for people on 
abutting streets; and

c.  Increase access to light for 
people inside current or 
future buildings across the 
street from the proposed 
development.

S8. In RC-MU, buildings exceeding the 75-foot height limit 
can only respond to the G8 Guideline. There is no Design 
Standard.

Design StandardDesign Guideline

Building Height and Massing 
(RC-MU)
G7. In RC-MU, buildings greater than 

55 feet in height shall reduce 
the overall scale and bulk of 
buildings and provide variety 
in building heights by reducing 
mass of upper fl oors.

Building Height and Massing 
(RC-MU)
S7. In RC-MU, buildings greater than 55 feet in height shall 

reduce the overall scale and bulk of buildings and provide 
variety in building heights by reducing mass of upper fl oors 
over a certain heights by meeting the following standards:
a. All building fl oors entirely above 55 feet in height shall 

have a fl oor area less than 75 percent of the average 
fl oor area of the fl oors below 55 feet; and. 

b.  Street-facing facades of fl oors entirely above 55 feet that 
are within the maximum setback shall be a maximum of 
66 percent of the average facade length of the fl oors 
below 55 feet; or

c.  Floors entirely above 55 feet in height shall be stepped 
back by a minimum of 6 feet on the facade facing the 
primary frontage.

STREET

64 ft

12 ft

Building footprint 
reduced by 75 
percent

Street-facing 
facade limited 
to 66 percent of 
lower facade

For floors entirely above 55 ft: 

Massing Reductions in RC-MU

One approach to satisfying 70.04.2.1.S7
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70.04.2.1 Massing and Articulation

70.04 - Downtown Design Guidelines and Standards

Design StandardDesign Guideline

70.04.2.1 Massing and Articulation

Building Height and Massing (RC-DT)
G9. Buildings greater than 45 feet in 

height shall reduce the overall 
scale and bulk of buildings 
and provide variety in building 
heights by reducing mass of 
upper fl oors.

Building Height and Massing (RC-DT)
S9. Buildings greater than 45 feet in height shall reduce the 

overall scale and bulk of buildings and provide variety in 
building heights by reducing mass of upper fl oors over a 
certain heights by meeting the following standards:
a.  All building fl oors entirely above 45 feet in height shall 

have a fl oor area less than 75 percent of the average 
fl oor area of the fl oors below 45 feet; and. 

b.  Street-facing facades of fl oors above 45 feet that are 
within the maximum setback shall be a maximum of 
66 percent of the average facade length of the fl oors 
below 45 feet; or

c.  Floors above 45 feet in height shall be stepped back by 
a minimum of 6 feet on the facade facing the primary 
frontage.

Height Transitions (All Zones)

G10. Development on lots abutting  
outside of the Regional Center 
zoned R-2, R-4, R-5, R-7, or R-10, 
or a comparable Washington 
County zone shall be stepped 
back to reduce the visual and 
solar impact on neighboring 
residentially zoned lots. 

Height Transitions (All Zones)

S10. On the portion of a site less than or equal to 30 feet from 
a property line shared with a lot outside of the Regional 
Center zoned R-2, R-4, R-5, R-7, or R-10, or a comparable 
Washington County zone, the maximum building height shall 
be the same height of that abutting zone.

STREET

48 ft

6 ft. upper floor 
stepback

Building footprint 
reduced by 75 percent 

For floors entirely above 45 ft: 

Massing Reductions in RC-DT

One approach to satisfying 70.04.2.1.S9
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Design StandardDesign Guideline

70.04.2.2 Facade Design
Intent

To create cohesive and well-crafted building facades with human-scaled details that provide visual 
interest to pedestrians, incorporate passive green design elements, and promote high-quality design. 

Applicable Design Principles

  1.  Design Places for People
  3.  Promote High-quality Design
  4.  Consider Development Context

G1. All facades facing a public 
right of way, publicly accessible 
open space, or publicly 
accessible pathway shall meet 
all Guidelines in sections Section 
70.04.2.2 Facade Design and 
70.04.2.4 Active Ground Floor 
Design. Building facades built at 
shared property lines are exempt

S1. All facades facing a public right of way, publicly accessible 
open space, or publicly accessible pathway shall meet all 
Standards in sections Section 70.04.2.2 Facade Design and 
70.04.2.4 Active Ground Floor Design. Building facades built 
at shared property lines are exempt.

Facade Articulation

G2. Building facades facing the 
right of way, any internal drive 
or any internal accessway shall 
be articulated using recesses, 
projections, balconies, or similar 
strategies to provide visual 
interest, surface relief, depth, 
and shadows to the facade.

Facade Articulation

S2. Building facades facing the right of way, any internal drive 
or any internal accessway shall utilize at least one of the 
following facade articulation strategies to create visual 
interest.
a. Recesses and/or projections that are a minimum depth 

of four inches that changes the primary plane the 
facade for a minimum of 30 percent of the facade; or

b. Datum lines that continue the length of the facades, 
including one at the top of the building and, if the 
building has more than one story, a datum line between 
the fi rst and second fl oor. Datum lines shall have a 
minimum 4 inches in depth and height or a minimum 2 
inches in depth and height with a change in material. 
Alternative datum line locations may be approved by 
the decision-making authority; or

c. Balconies projected and/or recessed, large enough to 
fi t a 5-foot by 6-foot rectangle inside of them on every 
fl oor above the ground-fl oor level  for at least 50% of the 

70.04.2 Building Design
70.04 - Downtown Design Guidelines and Standards
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units or tenant spaces on that facade, or a minimum of 
one balcony for every 50 linear feet of building on each 
fl oor, whichever is greater. Each balcony shall have 
direct access via a door from at least one dwelling unit 
or tenant space on that fl oor.

70.04.2.2 Facade Design
70.04 - Downtown Design Guidelines and Standards

Design StandardDesign Guideline

Defi ned Base and Top
G3. For buildings taller than 30 feet, 

measured from grade plane 
to eave or top of parapet, with 
ground-fl oor commercial uses, 
building facades facing the 
right of way, any internal drive or 
any internal accessway shall be 
designed with a top and base 
that establish depth and visual 
interest, are visually distinctive, 
are proportional to the scale of 
the building, and are integrated 
into the building design. 

Defi ned Base and Top
S3. For buildings taller than 30 feet, measured from grade plane 

to eave or top of parapet, with ground-fl oor commercial 
and upper-fl oor residential or offi ce, building facades facing 
the right of way, any internal drive or any internal accessway 
shall be designed to have a defi ned base and a defi ned 
top, as described below.
a. A building will meet the requirement of a defi ned base 

by meeting one of the following strategies:
i. Floor-to-fl oor height of the ground fl oor is a minimum 

of 3 feet taller than the average of the remainder of 
the fl oor-to-fl oor heights.

ii. Ground-fl oor level is set back a minimum of 2 feet 
from the primary building facade for 70 percent of 
the street facing facade.

iii.  All fl oors above the ground-fl oor level are set back a 
minimum of 2 feet from the ground fl oor level for 70 
percent of the street facing facade. 

iv. A datum line that is provided between the ground 
fl oor and second fl oor. The datum line may project 
or be recessed. The datum line shall be a minimum 
of 4 inches in depth and height. The datum line shall 
be a minimum of 2 inches and depth and height if 
the predominant exterior building material, excluding 
windows, changes between the fi rst and second 
fl oor.

b. A building will meet the requirement of a defi ned top by 
meeting one of the following strategies:
i. A cornice that projects between 1 foot and 2 feet 

from the primary facade plane with a height of no 
less than 2 feet; or

ii.  The top is set back a minimum of 2 feet from the 
primary building facade for 70 percent of the street-
facing facade for a minimum height of 2 feet. At 
least 50% of the top element must be visible from Dan Carter/DJC

A clearly defi ned ground-fl oor “base” 
and corniced top (Portland, OR)
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70.04.2.2 Facade Design
70.04 - Downtown Design Guidelines and Standards

Fenestration

G4. Windows shall be appropriately 
recessed or trimmed to 
created shadow and highlight 
fenestration.

a viewpoint of fi ve feet above grade plane at a 
distance of 50 feet away, measured from the primary 
facade plane; or

iii.  A change in material with a minimum height of 2 
feet, located at or above the top fl oor; or

iii. A sloped roof with a slope of 4:12 or greater with 
eaves that project at least 12 inches.

Design StandardDesign Guideline

G5. Facades visible from a right of 
way, primary internal drive, or 
primary accessway shall provide 
adequate levels of clear glazing 
to ensure articulation on the 
facade, daylighting of interior 
spaces, and visibility into the 
street. Street-level glazing shall 
be inviting and enhance the 
pedestrian experience. Buildings 
abutting pedestrian walkways 
shall provide views of the 
walkway to promote pedestrian 
safety. Building facades built 
at shared property lines are 
exempt.

Fenestration 
S4. All fenestration shall meet the following standards:

b.  Windows shall be recessed a minimum of 2 inches. 
Facades or portions of facades utilizing a curtain wall 
are exempt from this standard. 

c.  Windows that are fl at or “fl ush” with the facade are 
prohibited unless applied to a portion of a building 
that is part of a recessed facade modulation with a 
minimum 4 inches in depth. Facades or portions of 
facades utilizing curtain walls are exempt from this 
standard.

S5. Facades visible from a public street or primary internal 
drive shall meet the minimum glazing requirements below. 
Building facades built at shared property lines are exempt.
a. Non-residential uses:

i. Ground-fl oor: Unless another standard requires 
greater glazing, a minimum of 40% of the ground-
fl oor facade shall be glazed; and

ii. Upper-fl oors: Unless another standard requires 
greater glazing, minimum of 25% of the upper-fl oor 
facade area shall be glazed, excluding roof shapes 
and a parapets.

b. Residential uses:
i. Unless another standard requires greater glazing, 

a minimum of 25% of the ground fl oor facade and 
25% of the total facade shall be glazed, excluding 
roof shapes and parapets.
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70.04.2.2 Facade Design
70.04 - Downtown Design Guidelines and Standards

G7. Buildings abutting pedestrian 
walkways shall provide views 
of the walkway to promote 
pedestrian safety.

Design StandardDesign Guideline

S7. Unless another standard requires greater glazing, facades 
within 15 feet of an on-site pedestrian connection shall a 
minimum of 20% of the ground fl oor facade and 20% of the 
total facade area shall be glazed, excluding roof shapes 
and parapets.

G6. Facades not visible from a 
street or internal drive or internal 
accessway shall  provide 
suffi cient transparency to  ensure 
daylighting of interior spaces and 
visual interest on the facade, 
but may provide lower  levels of 
transparency than street-facing 
facades.

S6. For all facades not visible from a public street or primary 
internal drive, a minimum of 20% of the total facade area 
shall be glazed. Building facades built at shared property 
lines are exempt.

S8. Windows up to 60 feet above the ground fl oor shall 
be treated with one of the following bird-safe design 
techniques:
a. Fritted glass
b. Etched glass
c. UV coated glass
d. Permanent stencil or frosting
e. Exterior apparatus

G8. Window treatments shall be 
incorporated to reduce the 
likelihood of bird collisions.

Building Entries

S9. Buildings entries shall be provided as follows:
a. At least one primary building entrance shall face the 

primary frontage. Primary frontage is determined by the 
following hierarchy using Figure 70.03.3.1 Street Typology, 
with the streets listed fi rst being higher priority than the 
streets listed after:
i. Loop Street
ii. Commercial Street
iii. Connector Street
iv. Major Street
v. Local Street

If all abutting streets are of the same typology, the primary 
street may be determined by the applicant.

Building Entries

G9. Primary building entries shall be 
placed in a prominent location 
toward a public street or other 
pedestrian way. 
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70.04.2.2 Facade Design
70.04 - Downtown Design Guidelines and Standards

Design StandardDesign Guideline

G10. Building entries shall be easily 
identifi able, scaled proportionally 
to the number of people 
served (amount of fl oor-area 
or number of units accessed), 
and integrated into the overall 
facade composition.

S10. Primary building entrances shall be at or above the back 
of sidewalk grade. Building entries shall be located on a 
public right of way, open space, internal drive, or internal 
accessway. Building entries inclusive of doorway, framing, 
and accompanying fenestration shall meet the following 
minimum dimensions:
a. Individual residential entries: 5 feet in width
b. Shared residential entries: 10 feet in width
c. Individual non-residential entries serving tenants spaces 

less than 5,000 square feet.: 6 feet in width
d.  Shared non-residential entries and Individual non-

residential entries serving tenants spaces greater than 
5,000 square feet : 20 feet in width

Blank Walls
G11. Where ground fl oor facades 

have gaps between doors and/
or windows greater than 40 feet 
in horizontal length, articulation 
methods shall be included 
to enhance the blank wall, 
including trellises, landscape 
screening, living green walls, 
decorative tile work, metal 
work, wood work, or concrete 
work, or other similar methods 
as approved by the decision-
making authority. Building 
facades built at shared property 
lines are exempt.

Blank Walls

S11. Where ground fl oor facades have gaps between doors 
and/or windows greater than 40 feet in horizontal length, 
a minimum of one of the following shall be incorporated 
throughout the length of the blank wall. Building facades 
built at shared property lines are exempt from this standard.
a. A trellis or trellises that covers the blank wall with vines 

planted that will grow vertically of suffi cient density, 
height and width so that they provide coverage of 40 
percent of the blank wall within two years. The plantings 
shall be at least 4 feet tall or cover at least 50 percent of 
each trellis at time of planting.

b. Landscape screening incorporating the following:
i. Ornamental or other short trees every 10 feet along 

the blank wall section 
ii. Evergreen shrubs planted 3 feet on center between 

the trees with a minimum of 2 feet in height at time of 
planting. 

This option shall only be available if there is 4 feet of 
space to plant the trees between the building facade 
and the sidewalk or other hardscaped area or suffi cient 
width as determined by a licensed landscape architect 
to ensure that the plantings will not encroach into the 
abutting pedestrian walkways.

c. Decorative tile work, composed of ceramic, stone, or 
similar material that covers at least 40 percent of the 
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70.04.2.2 Facade Design
70.04 - Downtown Design Guidelines and Standards

Design StandardDesign Guideline

blank wall of the ground fl oor story.
d. Decorative metal work or metal panels that covers at 

least 40 percent of the blank wall of the ground fl oor 
story.

e. Decorative brickwork that projects or is recessed at least 
one inch, which covers at least 25 percent of the blank 
wall of the ground fl oor story.

f. A green living wall that covers 40 percent of the blank 
wall of the ground fl oor story. The green living wall shall 
be fully planted at construction.
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70.04.2 Building Design
70.04 - Downtown Design Guidelines and Standards

70.04.2.3 Gateways
Intent
To create a sense of arrival in Downtown at key intersections with site or building design elements to help 
identify the intersection as an entry to the Downtown Core.

Applicable Design Principles

  1.  Design Places for People
  3.  Promote High-quality Design
  4.  Consider Development Context
  8.  Integrate Places to Gather and Spend Time Outdoors

Gateway/Design Elements

G1. A design element or strategy 
that signifi es a gateway to 
Downtown shall be integrated 
with the site and building design 
at the intersections specifi ed in 
S1.

Gateway/Design Elements

S1. Sites located at the corners of each intersection 
described below shall incorporate deign elements into 
site and building design that signify the importance of the 
intersection as a gateway to Downtown:
• Millikan and Rose Biggi
• Millikan and Lombard
• Canyon and Rose Biggi
• Canyon and Lombard

Site subject to this standard shall:

a. Locate building massing at the corner or within 30 feet of 
the corner along either street frontage with one double-
door entry entirely within the fi rst 20 feet of the building’s 
facade as measured from the point closest to the 
intersection; and

b.  New buildings shall include at least two of the following:
i. Provide overhang canopy or awning above the 

main double-door entry or provide a  recessed entry;
ii.  Provide a minimum building height of at least 45 feet 

with occupiable building fl oor area for at least 20 
feet along each street frontage within 50 feet of the 
intersection; 

iii.  Provide windows within 30 feet of the corner of the 
building closest to the intersection that are at least 
one-third larger pane than the rest of the ground 
level-facade windows;

iv. Provide Publicly Accessible Open Space (PAOS) 
at the corner that meets the Standards in Section 
70.04.2.5.S4.

Design Guideline Design Standard
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70.04.2.4 Active Ground Floor Design
Intent
To create inviting and interesting ground fl oors that enhance the pedestrian realm and to create places 
for people to gather and spend time outdoors.
Applicable Design Principles
  1.  Design Places for People
  2.  Support an Intensely Developed, Mixed-income, Mixed-use Downtown
  3.  Promote High-quality Design
  4.  Consider Development Context
  5.  Provide Safe & Comfortable Connectivity
  8.  Integrate Places to Gather & Spend Time Outdoors

Non-Residential Active Ground
Floor Design

G1. Buildings subject to the Active 
Ground-fl oor Design rules as 
identifi ed in Figure 70.04.2.4.1 
Active Frontages Map shall be 
designed to create an interesting 
and inviting environment for 
people.
a. Floor heights shall be adequate 

to accommodate multiple 
allowed non-residential uses 

b. Window transparency shall be 
adequate to create visibility 
between the building and 
publicly accessible paths, 
streets and open spaces.

c. Ground-fl oor designs shall 
provide clear and comfortable 
entrances for pedestrians.

d. Ground-fl oor designs shall 
incorporate elements to avoid 
large blank wall areas, such as 
incorporating vegetation, trellis 
structures, artwork, architectural 
detailing, reveals, contrasting 
materials or other elements 
to provide visual interest. The 

Non-Residential Active Ground Floor Design

S1. Buildings subject to the Active Ground-fl oor Design rules as 
identifi ed in Figure 70.04.2.4.1 Active Frontages Map shall be 
designed to activate the public realm, create interesting 
and inviting ground-fl oor spaces, increase transparency 
into ground-fl oor spaces, and provide weather protection 
for ground-fl oor entrances, and shall meet the following 
requirements:
a. Floor Height:. The minimum fl oor-to-fl oor height of the 

ground fl oor shall be 16 feet.
b.  Transparency: Active frontage areas shall include a 

minimum 60 percent transparent glazing between 2 
and 10 feet in height from sidewalk or terrace grade, 
providing unobstructed views into the commercial 
space. Transparent glazing shall have minimum Visible 
Transmittance (VT) value of 0.60. A lighted display 
zone 4 feet in depth from the windows may qualify as 
unobstructed views into the commercial space for up to 
50 percent of the combined storefront window width on 
each storefront on primary frontages and on the entirety 
of secondary frontages.

c. Entrances: Primary ground-fl oor entrances serving active 
uses shall include weather protection that is a minimum 
6 feet wide and 4 feet deep by recessing the entry, 
providing an awning or other projecting element, or 
using a combination of those methods.

70.04.2 Building Design
70.04 - Downtown Design Guidelines and Standards
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d.  Blank Walls: Walls without fenestration or doors shall not 
exceed 15 feet in length.

e. Awnings, canopies and weather protection, where 
provided:
i. When transom windows are above display windows, 

awnings, canopies and similar weather protection 
elements shall be installed between transom 
windows and display windows to allow for light to 
enter the storefront through the transom windows 
and allow the weather protection feature to shade 
the display window.

ii.  Awnings may be fi xed or retractable.

Figure 70.04.2.4.1 Active ground fl oor design
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70.04.2.4 Active Ground Floor Design
70.04 - Downtown Design Guidelines and Standards

elements shall be used in 
a manner consistent with 
the building’s design and 
other facade composition 
elements. 

e. Awnings shall be integrated 
into the building design 
and provide regularly 
spaced shade and weather 
protection.
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Active Ground-fl oor Residential 
Design
G2. Buildings subject to the Active 

Ground-fl oor Use rules as 
identifi ed in Figure 70.03.4.2.1 
Active Frontages Map with 
ground fl oor residential uses 
shall enhance the pedestrian 
experience; give individual 
identity to ground-fl oor units; 
defi ne the transition between 
public and private space; 
provide spaces for people to 
gather and spend time outdoors; 
and provide adequate level of 
resident privacy.

Active Ground-fl oor Residential Design
S2. Ground fl oor residential units subject to the Active Ground-

fl oor Use rules as identifi ed in Figure 70.03.4.2.1 Active 
Frontages Map shall be designed to provide an adequate 
level of privacy to the unit while providing pedestrian interest 
and the opportunity for interaction between the public and 
private realms by complying with the following requirements:
a. Ground-fl oor units, shall provide one of the Active 

Ground Floor Residential Unit Entry Types consistent with 
Section 70.04.2.3.S3. 

b. Ground fl oor height shall be a maximum four feet fl oor 
height above sidewalk grade.

c. The ground fl oor shall have a minimum fl oor-to-fl oor 
height of 12 feet.

70.04.2.4 Active Ground Floor Design
70.04 - Downtown Design Guidelines and Standards

Design StandardDesign Guideline

Active Ground-fl oor Residential Unit 
Entry Types

G3. Private entries into ground-
fl oor residential units shall be 
designed to provide human-
scaled detailing; enhance the 
pedestrian experience; defi ne 
the transition between public 
and private space; provide 
spaces for residents to gather 
and spend time outdoors; and 
provide adequate level of 
resident privacy.

Active Ground-fl oor Residential Unit Entry Types

S3. Where Active Ground Floor Residential Private Entry Types 
are required, one or more of the following entry types shall 
be provided.  
a. Stoop:

i. Stoops shall provide entry access for a maximum of 
two units; and

ii.  Stoop entry landings shall be large enough so a four-
foot by four-foot square can fi t inside of the stoop for 
each unit served; and

iii. Stoop entry landings shall be a minimum of twenty-
fi ve square feet for each unit served

iv. The minimum stoop height from the back of sidewalk 
grade shall be two feet; and

v.  The maximum stoop height from the back of sidewalk 
grade shall be four feet.

Diagram of Stoop
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Design StandardDesign Guideline

b. Porch:
i. Porches shall provide entry access for a maximum of 

one unit; and
ii. Porches shall be large enough so a six-foot by six-foot 

square can fi t inside of a porch for each unit; and
iii. The minimum porch height from the back of sidewalk 

grade shall be two feet; and
iv.  The maximum porch fl oor height from the back of 

sidewalk grade shall be four feet.
c. Patio:

i. Patios shall provide entry access for a maximum of 
one unit; and

ii. Patios shall provide accessible access between the 
street or pedestrian path and the unit’s front door 
via a route that does not have any stairs between it 
and the street lot line. The slope of the route shall not 
exceed 1:8; and

iii.  The Patio shall include at least one of the following 
features to defi ne the transition between public and 
private space:
1. A row of shrubs not exceeding 30 inches in height 

located between the sidewalk and the patio that 
assists with defi ning the edge between public and 
private space. Shrubs shall be at least one gallon 
in size and be planted a maximum of three feet 
on center; or

2. A fence not to exceed 30 inches in height 
located between the sidewalk and the patio that 
assists with defi ning the edge between public and 
private space, with a gate or fence opening to 
provide access to the pedestrian route between 
the pedestrian way and the front door; or

3. A metal, wood or stone wall not to exceed 30 
inches in height located between the sidewalk 
and the patio that assists with defi ning the edge 
between public and private space with a gate or 
wall opening to provide access to the pedestrian 
route between the pedestrian way and the front 
door. A minimum 18-inch landscape strip shall 
be located between the wall and the abutting 
pedestrian way and entirely landscaped with 
ground cover, shrubs or other landscape living 

Diagram of Porch

Diagram of Patio
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70.04.2.4 Active Ground Floor Design
70.04 - Downtown Design Guidelines and Standards

plant material; 
iv.  The  Patio shall have a different paving material, 

paving color, paving pattern and/or paving texture 
from the paving used in the adjacent or abutting 
pedestrian way (street, private street or required 
pedestrian path); and 

v. Shall be large enough to fi t a 6-foot wide by 8-foot 
deep rectangle inside of it, including the screening 
required in subsection S3.c.iii above.

d.  Terrace:
i. A Terrace may serve multiple unit entries; and
ii.  The maximum Terrace height shall be 30 inches 

above the grade of the back of the adjacent 
sidewalk or accessway; and

iii.  Walls, fences and hedges on Terraces shall be a 
maximum of 42 inches tall and have a minimum 
transparency of 40 percent; and

e. Frontage Court:
i. A Frontage Court may serve multiple unit entries; and
ii.  The minimum Frontage Court width along a primary 

frontage shall be 25 feet; and
iii.  The maximum Frontage Court width along a primary 

frontage shall be 50 percent of the facade length or 
80 feet, whichever is less; and

iv.  The minimum Frontage Court depth shall be 20 feet; 
and

v. The maximum Frontage Court depth shall be 50 feet; 
and;

iii. The maximum Frontage Court height shall be 30 
inches above the grade of the back of the adjacent 
sidewalk or accessway.

Diagram of Frontage Court

Diagram of Terrace
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Building facades fronting on streets identifi ed 
in Figure 70.04.4.2.1 shall meet the design rules 
of 70.04.2.4 Only building facades fronting the 
designated streets shall be subject to these rules. 
For a building to be considered fronting a street, 
the facade must be located within the minimum 
and maximum setback as defi ned by the 
underlying zone. Building facades not fronting on 
streets designated in Figure 70.03.4.2.1, are exempt 
for these rules.

Frontages identifi ed as Type A must comply with 
the Non-residential Active Ground Floor Design 
regulations specifi ed in 70.04.2.4 G1/S1.

Frontages identifi ed as Type B may either 
comply with the Non-residential Active Ground 
Floor Design specifi ed in 70.04.2.4 G1/S1, or the 
Residential Active Ground Floor Design regulations 
specifi ed in 70.04.2.4 G2/S2 and G3/S3.

70.04.2.4.1 Applicability of Active Ground Floor Design Regulations
Sites lacking internal street networks, identifi ed as 
Areas C and D in Figure 70.04.2.4.1, shall comply with 
the following Active Ground Floor Design rules:

a. Area C: Tax lots 1S110CC00400, 
1S110CC01300, and 1S110CC01303. At the 
time of development, a Type A frontage 
must be assigned along a public right of 
way or other publicly accessible space 
visible from the right of way on the site that is 
equal in length to 1/2 of the longest diagonal 
measurement of the site.

b. Area D: Tax lots 1S110CD00900, 
1S110CD01300, 1S110CD00790, 
1S110CD01301, 1S115BB00203, and 
1S115BB00200. When dedicated, the future 
extension of SW Millikan Way shall be 
designated a Type A frontage.
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70.04.2.5 Usable Open Space
Intent

To ensure that employees, visitors, and residents have adequate access to usable open space and 
common facilities that enhances the experience of living, working, and visiting in Downtown Beaverton.

Applicable Design Principles

  1.  Design Places for People
  2.  Support an Intensely Developed, Mixed-income, Mixed-use Downtown
  6.  Preserve, Enhance and Engage Nature
  7.  Incorporate Sustainability and Resiliency
  8.  Integrate Places to Gather and Spend Time Outdoors

Usable Open Space

G1. Non-residential buildings shall 
give users access to high-quality 
Usable Open Space appropriate 
for the size, density of uses and 
tenants on the site.

Usable Open Space

S1. Non-residential buildings shall provide a minimum of 5 
percent of the site area as Usable Open Space that may be 
met through any combination of the following open space 
types.
a.  Publicly Accessible Open Spaces (PAOS. Each square 

foot of a PAOS counts as 1.33 square per toward the 
total requirement.

b.  Shared Open Space.

Figure 70.04.2.5.1 Usable Open Space: Non-Residential Uses

A

B

Publicly Accessible Open Space (PAOS)
Shared Open Space

70.04.2 Building Design
70.04 - Downtown Design Guidelines and Standards



 68

   Beaverton Downtown Development Code 

DRAFT

A

D

B

C

Figure 70.04.2.5.2 Usable Open Space: Residential Uses

Publicly Accessible Open Space (PAOS) 
Shared Open Space
Common community room opening 
into Shared Open Space
Private open space (e.g. balconies, roof  
, etc.)

70.04.2.5 Usable Open Space
70.04 - Downtown Design Guidelines and Standards

G2. Residential-only buildings shall 
provide residents access to high-
quality,  usable open spaces 
that provides areas to gather, 
and may include a combination 
of PAOS, Shared Open Spaces, 
Private Open Spaces, and 
Common Community Room.

Design Guideline Design Standard

S2. All residential-only buildings shall provide a minimum area of 
Usable Open Space equal to 48 square feet per residential 
unit. 
a. For sites with 11 units or fewer, the minimum requirement 

shall be met by complying with one of the following:
i. Shared Open Space; or
ii. Private Open Space; or
iii. Some combination of Shared Open Space and 

Private Open Space.
b.  For sites with 12 units or more, the minimum requirement 

shall be met by complying with one of the following:
i. Publicly Accessible Open Spaces (PAOS). Each 

square foot of a PAOS counts as 1.33 square per 
toward the total requirement; or

ii. Shared Open Space; or
iii.  Common Community Room that abuts and is 

accessible from a Shared Open Space, PAOS, or 
public street (a Common Community Room cannot 
be counted for more than 20 percent  of the required 
Usable Open Space); or

iv. Private Open Space; or
v. Some combination of b1 through b4.
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70.04.2.5 Usable Open Space

S3. Mixed-use buildings that contain residential uses shall 
provide a minimum area of Usable Open Space equal to 
10 percent of parcel area or 48 square feet per residential 
unit, whichever is greater. The minimum Usable Open Space 
area shall be met by complying with one of the following:
a.  Publicly Accessible Open Spaces (PAOS). Each square 

foot of a PAOS counts as 1.33 square per toward the 
total requirement; or

b.  Shared Open Space; or
c.  Common Community Room that abuts and is accessible 

from a Shared Open Space, PAOS, or public street (a 
Common Community Room cannot be counted for 
more than 20 percent  of the required Usable Open 
Space); or

d.  Private Open Space; or
e.  Some combination of a through d.

Design Standard

G3. Mixed use buildings that contain 
residential uses shall provide 
tenants and residents access 
to high-quality, usable open 
spaces that provides areas 
to gather, and may include 
a combination of PAOS, 
Shared Open Spaces, Private 
Open Spaces, and Common 
Community Room.

Design Guideline
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Publicly Accessible Open Spaces 
(PAOS)

G4. Publicly Accessible Open Spaces 
(PAOS) shall be designed to 
create usable open space for 
public use. PAOS may include 
pedestrian paths, pedestrian 
refuge area, landscaped 
gardens, places to rest and relax, 
places to play, and places to 
gather and socialize.

Publicly Accessible Open Space (PAOS)

S4. Publicly Accessible Open Spaces (PAOS) shall be designed 
to create usable open space for public use. PAOS shall:
a. Be large enough to fi t a 20-foot by 20-foot square inside 

of it; and
b.  If located between a building and public sidewalk, be 

bordered on two sides by building facades with some 
combination of commercial uses, primary residential 
entrances or primary offi ce entrances with at least one 
door and windows facing the PAOS and providing the 
ability to view the PAOS from inside the building; and

c.  Provide at least 60 percent of the total PAOS area as 
open to the sky free of permanent weather protection; 
and

d.  Include at least one bench or ledge at seating height 
per 200 square feet that can seat two people side by 
side; and

e.  Include landscaping on at least 20 percent of its area. 
Spaces 800 square feet or larger shall provide one tree 
per 800 square feet of open space; and

f. Be directly accessible from a public right of way; and
g.  Be publicly accessible for a minimum of 12 consecutive 

hours per day.

PAOS Example (Hillsboro, OR)

A publicly accessible plaza creates a 
special corner element with landscaping 
and permanent seating.

70.04.2.5 Usable Open Space
70.04 - Downtown Design Guidelines and Standards

Design Guideline Design Standard
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G5. Shared Open Spaces shall be 
open to the sky and be designed 
to be usable for tenants for a 
variety of communal activities 
and uses. Shared Open Spaces 
may include pedestrian paths, 
landscaped gardens, places 
to rest and relax, places to 
play, and places to gather 
and socialize. Shared Open 
Spaces shall be open to the 
sky and be designed to be 
usable for residents for a variety 
of communal activities and 
uses. Shared Open Spaces 
may include pedestrian paths, 
landscaped gardens, places 
to rest and relax, places to 
play, and places to gather and 
socialize.  

S5. Shared Open Spaces, such as courtyards, rooftop open 
spaces, terraces and frontage Courts, shall:
a.  Be large enough to fi t a 20-foot by 20-foot square inside 

of it if enclosed on three sides or fewer and be large 
enough to fi t a 40-foot by 40-foot square inside of it 
if enclosed on four sides. If enclosed on all four sides, 
the space does not qualify as a Shared Open Space 
if all walls bordering the open space have a building 
height more than 1.5 times the Shared Open Space 
perpendicular to that wall; and

b.  Provide at least 60 percent of the total Shared Open 
Space area as open to the sky free of permanent 
weather protection; and

c. Include at least one bench or ledge at seating height 
per 200 square feet that can seat two people side by 
side; and

d. Include landscaping on at least 20 percent of its area. 
Spaces at grade that are 500 square feet or larger shall 
provide one tree per 500 square feet of open space.

70.04.2.5 Usable Open Space
70.04 - Downtown Design Guidelines and Standards

Design Guideline Design Standard
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Private Open Spaces

G7. Private Open Spaces shall be 
designed to create usable 
outdoor space for residents to 
spend time outdoors.

Private Open Spaces

S7. Private Open Spaces shall  meet the following design 
standards:
a. Shall be attached to and directly accessible from an 

individual residential unit; and
b.  Shall be large enough to fi t a 5-foot by 6-foot rectangle 

inside of it; and
c.  Shall be screened a minimum 50% from abutting units to 

provide privacy; and
d.  Shall have a minimum clear height dimension of 8 feet 6 

inches.

70.04.2.5 Usable Open Space
70.04 - Downtown Design Guidelines and Standards

Common Community Room

S6. Common Community Rooms shall be accessible to building 
occupants and designed to serve as gathering places. 
Common Community Rooms may include lounges, fi tness 
rooms, shared kitchens, dining areas, co-working spaces, 
game rooms, or other spaces that provide opportunities 
for shared experiences. Common Community Rooms shall 
meet the following standards:
a.  Common Community Rooms shall be large enough so a 

15-foot by 15-foot square will fi t inside it; and
b.  The Common Community Room shall have a minimum 

fl oor-to-fl oor height of 12 feet; and
a. The Common Community Room shall have one wall 

along an exterior facade of the building and shall have 
30% glazing measured from the interior: or

d. Common Community Rooms shall have direct access to 
a shared open space or PAOS.

Common Community Room

G6. Common Community Rooms 
shall be easily accessible 
by building occupants and 
designed to serve as gathering 
places and accessory spaces to 
Shared Open Spaces or PAOS. 
Common Community Rooms 
may include lounges, fi tness 
rooms, shared kitchens, dining 
areas, co-working spaces, game 
rooms, or other spaces that 
provide opportunities for shared 
experiences
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70.04.2.6 Roof Elements
Intent
To create rooftops that integrate sustainability features and, screen mechanical equipment.

Applicable Design Principles

  3.  Promote High-quality Design
  4.  Consider Development Context
  6.  Preserve, Enhance and Engage Nature
  7.  Incorporate Sustainability and Resiliency
  8.  Integrate Places to Gather and Spend Time Outdoors

Rooftop Equipment and Screening

G1. Roofs on new buildings larger 
than 20,000 square feet in 
total fl oor area shall include 
sustainability features while 
allowing other rooftop uses 
essential to the building function 
and tenant needs. 

Rooftop Equipment and Screening

S1. On new buildings larger than 20,000 square feet of total fl oor 
area, roof areas with less than or equal to a 2:12 slope shall 
incorporate at least one of the following:
a. A roofi ng material with a Solar Refl ectance Index of 78 

or higher on 90 percent of the roof, except for space 
dedicated to mechanical systems, vents, elevator 
enclosures,  Eco-Roof, solar energy systems, skylights, 
tenant amenity areas (such as patios or recreational 
activity areas).

b. A Eco-Roof or Rooftop Garden surface comprising a 
minimum of 30 percent of the total roof area.

c. Solar energy panels comprising an area equivalent to a 
minimum of 30 percent of the total roof area.

d.  A system that collects rainwater for reuse from a 
minimum of 50 percent of the total roof area.

G2. Views of roof-mounted 
mechanical, electrical and 
communications equipment, 
except wireless communications 
facilities, and components shall 
be located and screened to 
minimize views from public rights 
of way near the building.

S2. Rooftop mechanical, electrical and communications 
equipment and components shall be screened and/or 
located so it is not visible from the ground-level public rights 
of way that are within 100 feet of the site. 
a.  Screening shall be made of a primary exterior fi nish 

material allowed in Section 70.04.2.8 and used on other 
portions of the building; architectural grade wood or 
masonry; or metal. 

b.  Other rooftop elements, including solar panels, 
wind generators, roof access and elevator or green 
roof features are exempt from rooftop screening 
requirements.

70.04.2 Building Design
70.04 - Downtown Design Guidelines and Standards
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70.04.2.6 Roof Elements

c. Roof access, weather protection for rooftop open 
spaces, and elevator equipment shall not exceed 16 
feet in height above the roof structure.

d. Wireless telecommunications facilities are exempt from 
this standard and shall meet applicable requirements of 
Section 60.70: Wireless Communications

Design StandardDesign Guideline

Rooftop Garden Example (Portland, OR)

Rooftop gardens can reduce the urban 
heat island effect and detain storm 
water runoff. 

© City of Portland, courtesy Bureau of 
Environmental Services
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70.04.2.7 Structured Parking
Intent
To ensure parking structures are effi cient in design and integrated into the urban fabric of Downtown 
Beaverton, add visual interest into the pedestrian experience, include human-scaled details, and 
minimize the impact of vehicles on the public right of way and adjacent buildings.

Applicable Design Principles

  1.  Design Places for People
  2.  Support an Intensely Developed, Mixed-income, Mixed-use Downtown
  3.  Promote High-quality Design

Structured Parking

G1. Structured parking facing rights 
of way and multi-use paths 
way are discouraged. Below 
grade and structured parking 
spaces above ground level are 
encouraged. Parking facilities 
shall be placed toward the rear 
or interior of the property.  Where 
structured parking is located 
adjacent to street, the street 
facing facades shall provide 
ground-fl oor active uses, whether 
residential or commercial, 
especially at corners, or be 
suffi ciently screened to minimize 
visual impacts to pedestrians.

Structured Parking

S1. The location of structured parking shall be limited to the 
following:
a. Parking structures subject to the Active Ground-fl oor 

Deign rules as identifi ed in Figure 70.04.2.4.1Acitve 
Frontages Map shall:
i. Be constructed with a fi nished ceiling entirely 

underground or have the parking area’s lowest fl oor 
12 feet or more above grade; or

ii. Provide ground-fl oor facades on the street facing 
elevations that comply with the provisions of 70.04.2.4 
Active Ground Floor Design for at least 50% of the 
width of the facade.

b. On other streets, structured parking shall:
i. Provide ground-fl oor facades on the street facing 

elevations that comply with the provisions of 70.04.2.4 
Active Ground Floor Design for at least 50% of the 
width of the facade; or

ii. Provide a building a minimum 5-foot building setback 
from all street-facing property lines and provide the 
following landscaping within that setback:
1. One 1.5-inch caliper tree for every 15 linear feet 

from the Beaverton’s approved street tree list, 
with trees of different sizes being acceptable; and 

2. Evergreen shrubs a maximum of 30 inches high 
from fi nished grade and a minimum 1 gallon in 
size planted next to each other to form a screen. 
Additional shrubs in excess of those necessary to 
form a screen are allowed; and

3. Ground cover plants shall fully cover the 
remainder of the landscaped areas.

70.04.2 Building Design
70.04 - Downtown Design Guidelines and Standards

Design Guideline Design Standard
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70.04.2.7 Structured Parking
70.04 - Downtown Design Guidelines and Standards

G2. Parking structures shall be 
designed to minimize light 
trespass from vehicle headlights 
and interior lighting when 
viewed from public rights-of-
way and adjacent buildings.

Design Guideline Design Standard

S2. Screening shall be designed to minimize light trespass on 
adjacent public rights-of-way and buildings:
a.  Solid screening and/or building walls shall extend a 

minimum 3 feet from top of parking slab so vehicle 
headlights do not trespass beyond the building facade.

b.  Interior building lighting shall be screened and directed 
away from exterior walls to reduce light trespass and 
glare.

S3. Structured parking on upper fl oors facing the right of way, 
any internal drive or any internal accessway are exempt 
from Section 70.04.2 Building Design guidelines and 
standards except for the following standards.
a. Section 70.04.2.2. S10; and
b. Section 70.04.2.2 S11; and
c. Section 70.04.2.3 S1 through S3; and
d. Section 70.04.2.5 S2; and
e. Section 70.04.2.7 standards; and
f. Section 70.04.2.8 standards.  
g. In addition, parking structures shall provide facade 

modulation and architectural interest through: 
i. Vertical and/or horizontal recess(es) and/or 

projection(s) with a minimum average depth of 12 
inches that changes the primary plane of the facade 
at a minimum of one recess or projection every 50 
feet distributed  in a consistent pattern along the 
facade; and

ii. One of the following:
1. Prominent emphasis of vertical stairwells or 

elevator columns that incorporate at least two of 
the following features:
A. Change of material from the primary material 

used on the facade; or
B. The entire elevator column or stairwell projects 

at least 2 feet from the rest of the facade.
C. Windows or openings provide at least 60 

percent transparency; or
2. Parking garage decorative metal screening that 

cover at least 40 percent of the facade and 
does not obscure more than 50 percent of any 
opening that allows visibility into areas where cars 
will be parked.

G3. Parking structures facades 
facing the right of way, any 
internal drive or any internal 
accessway shall provide 
facade modulations and 
articulation that create visual 
interest, surface relief, depth, 
and shadows to the facade. 
Upper fl oors facing streets 
shall meet the guidelines 
corresponding to the standards 
required in S3 a through f:
a. Section 70.04.2.2. G10; and
b. Section 70.04.2.2 G11; and
c. Section 70.04.2.3 G1 through 

G3; and
d. Section 70.04.2.5 G2; and
e. Section 70.04.2.7 guidelines; 

and
f. Section 70.04.2.8 guidelines.  
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70.04 - Downtown Design Guidelines and Standards

70.04.2 Building Design

70.04.2.8 Materials
Intent
To promote the use of high quality, durable, and attractive materials that exhibit a sense of permanence 
and contribute to the aesthetic quality of the development and to the urban design fabric of the 
community.

Applicable Design Principles

  1.  Design Places for People
  3.  Promote High-quality Design
  4.  Consider Development Context
  7.  Incorporate Sustainability and Resiliency 

Design Guideline Design Standard

G1. Refer to Table 70.04.2.8 Materials:
a. The predominant building 

material(s) shall be high 
quality, durable, and 
attractive. 

b. The predominant building 
material(s) may be 
complemented with other 
secondary materials that 
may not be appropriate on 
large areas of the facade. 

c. Accent materials that would 
generally not be acceptable 
on large areas of the facade 
may be used in limited areas 
of the facade to highlight 
architectural features. 

S1. Refer to Table 70.04.2.8 Materials:
a. Buildings shall utilize primary materials for no less than 65 

percent of each building facade. 
b. Secondary materials are prohibited as primary cladding 

on building facades and shall not be allowed on more 
than 35 percent of each building facade. 

c. Accent materials are permitted on no greater than 
5 percent of each facade as trims or accents (e.g. 
fl ashing, projecting features, ornamentation, etc.). 

c. Buildings 30 feet and shorter, measured from grade 
plane to eave or top of parapet, whichever is higher, 
with elevations 50 feet or narrower may utilize any 
secondary material as a primary material. 

G2. Standard S2 shall be met. S2. Materials identifi ed as prohibited in Table 70.04.2.8 shall 
not be used.
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70.04 - Downtown Design Guidelines and Standards

70.04.2.8 Materials

Material Commercial, Industrial, 
Institutional, or Mixed-Use 

Multifamily and Single 
Family Attached 

Brick (full dimensional) P P 

Stone/masonry P P 

Stucco S 1 P 

Glass (transparent, spandrel) P P 

Finished wood, wood veneers, and wood siding P P 

Factory or naturally fi nished fl at, profi led, fl uted, or 
ribbed metal panels 

P P 

Fiber reinforced cement siding and panels S 1 P

Concrete blocks with integral color (ground, polished, 
or glazed fi nishes) 

S 1 S 1

Concrete (poured in place or precast) P P 

Concrete blocks with integral color (split face fi nish) S 1 S 1

Ceramic tile S 1 S 1

Standing seam metal S 1 S 1

Other material as approved by the Planning 
Commission 

P/S P/S 

Glass block A A

Corrugated metal A A 

Vegetated wall panels or trellises A A 

Vinyl siding N N 

T-111 Plywood N N 

Exterior Insulation Finishing System (EIFS) N N 

Plastic or vinyl fencing N N 

Chain link fencing2 N N 

Table 70.04.2.8 Materials

P = Primary material
S = Secondary Material 
A = Accent Material 
N = Prohibited Material or Fencing Type

1 Smaller scale buildings may use this as a primary material. See 70.04.2.8.S1.d
2 Existing chain link fencing may be replaced on sites 10,000 square feet and smaller
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70.04.2.9 Historic Overlay Design
Intent
To encourage new development that is compatible with existing historic resources in the Downtown 
Beaverton Historic District that have identifi ed historic architectural elements.

Applicable Design Principles

  1.  Design Places for People
  3.  Promote High-quality Design
  4.  Consider Development Context

Context
Beaverton’s Downtown Historic District contains historic resources designated by the 1984 Historic 
Resources Inventory. Several of these buildings have been identifi ed as being appropriate precedents 
for informing building design. Buildings developed adjacent to these historic structures shall respond to 
specifi c design elements in these buildings. The identifi ed buildings include:

  1.  Rossi Building, 12505 SW Broadway
  2.  Fisher Building, 12440 - 12580 SW Broadway
  3.  Thrifty Market, 12408 SW Broadway
  4.  Keils & Holbrook, 12400 SW Broadway
  5.  Cady Building, 12610 SW Broadway
  6.  Beaverton Post Offi ce, 4545 SW Watson
  7.  Dr. Mason Building, 4590 SW Watson

Applicability
Subsection 70.04.2.9 shall apply to construction of new buildings on properties identifi ed in Figure 
70.04.2.9.1 where any portion of the building is within 20 feet of the historic building identifi ed in this section 
and the buildings share a street frontage. The design standards and guidelines in Section 70.04.2.9 shall 
only apply to facades on new buildings that share the same street frontage as the historic building.

If a new building is subject to design rules of two historic landmarks as described above, the applicant 
shall choose which historic landmark to respond to. In that case, the standards and guidelines related to 
the historic landmark not chosen would not be applicable to that new building. 

Modifi cations of Historic Landmark, Demolition of Historic Landmarks, and Emergency Demolition of 
Historic Landmarks shall be subject to the provisions of in Chapter 40.35 Historic Review..

70.04.2 Building Design
70.04 - Downtown Design Guidelines and Standards
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Figure 70.04.2.9.1 Applicable Historic Resources and Lots Where 
Overlay Standards for New Construction Standards May Apply 

70.04.2.9 Historic Overlay Design
70.04 - Downtown Design Guidelines and Standards
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Design StandardDesign Guideline

1. Rossi Building (12505 SW Broadway)

New construction west of this building shall be subject to the design guidelines and standards in this 
section.

Facade Rhythm and Pattern

G1. New buildings shall 
architecturally respond to 
the Rossi Building through 
architectural facade rhythm 
and pattern, including through 
architectural expressions that 
address the Rossi Building’s 
column expression and spacing 
on the Broadway facade and 
by acknowledging the horizontal 
datum of the Rossi Building’s 
canopy.

Facade Rhythm and Pattern

S1. New buildings shall use facade articulation and modulation 
strategies consistent with the Broadway facade of the Rossi 
Building as follows:
a. Column placement. Columns shall be expressed on the 

building facade; and
b.  Column spacing. Columns shall be spaced 25 to 35 feet 

on center in a consistent fashion for the length of the 
facade; and

c.  Horizontal datum. A horizontal datum shall be 
incorporated on the new structure to line up with the 
Rossi Building’s canopy using one of the following 
methods:
i. The horizontal line of a canopy; or
ii.  The top of transom windows; or
iii.  The bottom of an awning; or
iv. Other horizontal datum as approved by the decision-

making authority.

70.04.2.9 Historic Overlay Design
70.04 - Downtown Design Guidelines and Standards

Figure 70.04.2.8.91 Rossi Building
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Design StandardDesign Guideline

2. Fisher Building (12440 - 12580 SW Broadway)
New construction east and west of this building shall be subject to the design guidelines and standards in 
this section.

Facade Rhythm and Pattern

G1. New buildings along Southwest 
Broadway shall be placed 
to contribute to and extend 
the street wall established by 
the Fisher Building along SW 
Broadway.

Facade Rhythm and Pattern

S1. New buildings along Southwest Broadway shall be placed 
in line with the Fisher Building facade along Southwest 
Broadway.

70.04.2.9 Historic Overlay Design
70.04 - Downtown Design Guidelines and Standards

G2. Buildings shall use facade 
articulation  and modulation  
strategies consistent with the 
Fisher Building and acknowledge 
the horizontal datum established 
by the tops of the transom 
windows or metal cornice of the 
Fisher Building.

S2. New buildings shall establish one horizontal datum  to line up 
with the Fisher Building’s metal cornice and one horizontal 
datum to line up with the top of the Fisher Building’s transom 
windows.

Figure 70.04.2.9.2 Fisher Building
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3. Thrifty Market (12408 SW Broadway)

New construction east and west of this building shall be subject to the design guidelines and standards in 
this section.

70.04.2.9 Historic Overlay Design
70.04 - Downtown Design Guidelines and Standards

Design StandardDesign Guideline

Facade Rhythm and Pattern

G1. New buildings shall be placed 
to contribute to and extend the 
street wall established by the 
Thrifty Market building along 
Southwest Broadway.

Facade Rhythm and Pattern

S1. New buildings shall be placed to line up with the Thrifty 
Market building facade along Southwest Broadway.

G2. Buildings shall use facade 
articulation and modulation 
strategies consistent with the 
Thrifty Market building  and 
acknowledge the horizontal 
datum established by the Thrifty 
Market building’s sign band. 
Buildings shall ensure that the  
also design of ground-fl oor 
facades to acknowledges the 
rhythm of recessed entries and 
storefront windows on the Thrifty 
Market building. 

S2. New buildings shall use facade articulation and modulation 
strategies consistent with the Thrifty Market building by 
incorporating a horizontal datum on a new structure to line 
up with the Thrifty Market building’s sign band using one of 
the following methods:
a. A sign band; or
b. A cornice; or
c. The top of transom windows; or
d. Other horizontal datum as approved by the decision-

making authority.

Figure 70.04.2.9.3 Thrifty Market Building
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4. Keils & Holbrook Building (12400 SW Broadway)

New construction west of this building shall be subject to the design guidelines and standards in this 
section.

70.04.2.9 Historic Overlay Design
70.04 - Downtown Design Guidelines and Standards

Design StandardDesign Guideline

Facade Rhythm and Pattern

G1. New buildings shall use facade 
articulation and modulation 
strategies consistent with the 
Keils & Holbrook building by 
lining up with a horizontal line 
or lines established by the 
Keils & Holbrook building’s 
display windows and including 
a horizontal datum that 
acknowledges important 
horizontal features of the historic 
building.

Facade Rhythm and Pattern

S1. New buildings shall use facade articulation and modulation 
strategies on Southwest Broadway facades consistent with 
the Keils & Holbrook building’s as follows:
a.  Display windows on new buildings shall line up with 

both the bottom and the top of the Keils & Holbrook 
Building’s display windows. Once this standard is satisfi ed, 
additional windows, such as transom windows, are 
allowed above the display windows; and

b.  A horizontal datum shall be established to line up with 
the top of the Kiel & Holbrook Building’s curved parapet 
wall.

Figure 70.04.2.9.4 Keils & Holbrook Building
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5. Cady Building (12610 SW Broadway)

New construction south of this building  shall be subject to the design guidelines and standards in this 
section.

70.04.2.9 Historic Overlay Design
70.04 - Downtown Design Guidelines and Standards

Design StandardDesign Guideline

Facade Rhythm and Pattern

G1. New buildings shall use facade 
articulation and modulation 
strategies consistent with the 
Cady Building that acknowledge 
a horizontal element or elements 
of the building, such as the 
upper cornice, the upper edge 
of the transom windows, or the 
datum line separating the fi rst 
fl oor from the second fl oor.

Facade Rhythm and Pattern

S1. New buildings shall use facade articulation and modulation 
strategies consistent with the Cady Building by establishing 
horizontal data that line up with a minimum of two of the 
following features on the Cady Building: upper cornice, 
upper edge of transom windows, datum line separating 
the fi rst fl oor from the second fl oor. Each datum shall be 
established using one of the following features: 
a.  For the top of the transom window or datum line 

separating the fi rst fl oor from the second fl oor: a sign 
band, a datum line between fl oors, the top of transom 
windows; or other horizontal datum as approved by the 
decision-making authority; or

b.  For the upper cornice on top of the Cady building, 
a cornice, a datum line between fl oors, the top of a 
parapet wall, or other horizontal datum as approved by 
the decision-making authority.

Figure 70.04.2.9.5  Cady Building
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Design StandardDesign Guideline

6. Beaverton Post Offi ce (4545 SW Watson)

New construction north or south of this building shall be subject to the design guidelines and standards in 
this section.

Facade Rhythm and Pattern

G1. New buildings shall use facade 
articulation and modulation 
strategies consistent with 
the Beaverton Post Offi ce 
building that acknowledge a 
horizontal element or elements 
of the building, such as the roof 
cornice, upper edge of the 
transom window line or upper 
edge of the display windows.

Facade Rhythm and Pattern

S1. New buildings shall use facade articulation and modulation 
strategies consistent with the Beaverton Post Offi ce building 
by establishing horizontal data that line up with a minimum 
of one of the following features on the Beaverton Post Offi ce 
Buildings: roof cornice, upper edge of transom window line, 
upper edge of the display windows. Each datum shall be 
established using one of the following features: 
a.  For the top of the transom window or top of the display 

windows: a sign band, a horizontal datum line between 
fl oors, the top of transom windows; or other horizontal 
datum as approved by the decision-making authority; or

a.  For the upper cornice, a cornice, a datum line between 
fl oors, or other horizontal datum as approved by the 
decision-making authority.

70.04.2.9 Historic Overlay Design
70.04 - Downtown Design Guidelines and Standards

Figure 70.04.2.9.6 Beaverton Post Offi ce
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7. Dr. Mason Building (4590 SW Watson)

New construction north and east of this building shall be subject to the design guidelines and standards in 
this section. 

70.04.2.9 Historic Overlay Design
70.04 - Downtown Design Guidelines and Standards

Design StandardDesign Guideline

Facade Rhythm and Pattern

G1. Buildings shall use facade 
articulation and modulation 
strategies to acknowledge the 
curved parapet of the Dr. Mason 
building.

Facade Rhythm and Pattern

S1. New buildings shall use facade articulation and modulation 
strategies consistent with the Dr. Mason Building by 
incorporating a horizontal datum on a new structure to 
line up with curved roof cornice using one of the following 
methods:
a.  A cornice; or
b.  A datum  line between two fl oors of a new building; or
c.  The top of transom windows; or
d.  Other horizontal datum as approved by the decision-

making authority.
Figure 70.04.2.9.7 Dr. Mason Building
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TA 2020‐0002 

 
DRAFT 

AMENDMENTS TO CHAPTER 10 OF THE BEAVERTON DEVELOPMENT CODE 
REGARDING THE DOWNTOWN DESIGN PROJECT 

 
The Development Code is amended as follows: 

 
Proposed Text Amendment Staff Comments 
Chapter 10.25 – Classification of Zoning Districts 

10.25                Classification of Zoning Districts.  The City is divided 
into the following zoning districts, each of which 
shall include a suffix letter designator with its map 
symbol to indicate its classification: 

 
  ZONING DISTRICT  ABBREVIATION 
  Residential Districts 
  Urban High Density (1,000)    R1 
  Urban Medium Density (2,000)    R2   
  Urban Medium Density (4,000)    R4 
  Urban Standard Density (5,000)   R5 
  Urban Standard Density (7,000)   R7 
  Urban Low Density (10,000)    R10 
 
  Commercial Districts [ORD 3352; January 1984] 
  Neighborhood Service Center    NS 
  Community Service    CS 
                             Corridor Commercial    CC   
                             General Commercial    GC 
 
  Industrial Districts 
  Office Industrial    OI 
                             Office Industrial – Nike Campus                OI‐NC 
  Industrial    IND 
 
  Multiple Use Districts 
  Regional Center—Transit Oriented  RC‐TO 
                             Regional Center – Mixed Use                     RC‐MU 
                             Regional Center – Beaverton Central       RC‐BC   
                             Regional Center—Old Town                 RC‐OT 
                             Regional Center – Downtown Transition RC‐DT 
  Regional Center—East                 RC‐E 
  Office Industrial—Washington Square  OI‐WS 
  Commercial—Washington Square  C‐WS 
  Town Center—Multiple Use                TC‐MU 

 
 
 
 
 
 
 
 
This language is proposed 
to strike the Regional 
Center – Transit Oriented 
zoning district which is 
being removed and add 
the Regional Center – 
Mixed Use, Regional 
Center – Beaverton 
Central, Regional Centre 
– Downtown Transition, 
and Historic Overlay 
zones for conformance 
with Chapter 70 for the for 
Downtown Design District 
zones. 
 
 
 
 
 

sregner
Text Box
EXHIBIT 2.2
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  Town Center—High Density Residential  TC‐HDR 
  Station Community—Multiple Use   SC‐MU 
  Station Community—High Density   
                                   Residential                                               SC‐HDR          
  Station Community—Sunset                 SC‐S 
  Station Community— 
                                     Employment Sub Area 1ZZ & 3  SC‐E1 & 3 
 
                              Overlays 
                              Historic Overlay 

 

   

Chapter 10.95. – Development Review Participants 

10.95.2.B  Planning Commission; Responsibilities and 
Authority  

*** 

2. The Planning Commission shall act on the behalf 
of the City on the following applications: Major 
Adjustment, Major Modification of a Conditional 
Use, New Conditional Use, Planned Unit 
Development, Design Review Three, Downtown 
Design Review Three, Flexible Setback for Individual 
Lot Without Endorsement, Alteration of a 
Landmark, Demolition of a Landmark, New 
Construction in a Historic District, Tree Plan Three, 
Variance, Wireless Facility Three, and appeals of 
some decisions of the Director. 

*** 

Staff proposes to add three 
Downtown Design Review 
applications. Design Review 
Three will be the decision 
making authority of Planning 
Commission. Staff also 
proposes to eliminate the 
New Constructions in a 
Historic District application, 
and instead rely on Design 
Guidelines in Section 70.4.9. 

10.95.3  Facilities Review Committee  

*** 

B. Powers and Duties. The Facilities Review 
Committee shall review and shall make the 
necessary recommendations to the Director 
concerning technical aspects of the proposals based 
upon the technical criteria listed in Section 40.03. of 
this Code for the following Type 2 and Type 3 land 
use applications: all Conditional Use, Design Review 
Two, Design Review Three, Downtown Design 
Review Two, Downtown Design Review Three, all 
Land Division, Public Transportation Facility, and 
Street Vacation. The Facilities Review Committee 
shall review and shall make recommendations to 
the Director based on the applicable approval 
criteria for all other Type 2 land use applications. 

Staff proposes to add three 
Downtown Design Review 
applications. Design Review 
Two and Three will be 
subject to review by the 
Facilities Review Committee. 
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The Facilities Review Committee may review and 
may make recommendations to the Director based 
on the applicable approval criteria for all other Type 
3 and Type 4 land use applications. 

*** 
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TA 2020‐0002 

 
DRAFT 

AMENDMENTS TO CHAPTER 20 OF THE BEAVERTON DEVELOPMENT CODE 
REGARDING THE DOWNTOWN DESIGN PROJECT 

 
The Development Code is amended as follows: 

 
Proposed Text Amendment Staff Comments 

Chapter 20. 20 – Multiple Use Land Use Districts 

20.20.05.  Multiple Use Areas.  The areas of the City that are 
designated as Multiple Use implement the policies of 
the City’s Comprehensive Plan and are identified on 
the City’s Zoning Map.  Full urban services are to be 
provided. 

 
  Multiple Use zoning districts establish varied levels of 

residential and commercial uses, supporting transit 
and pedestrian oriented development with minimum 
density and intensity requirements.  Multiple Use 
areas include: the Downtown Beaverton and 
Washington Square Regional Centers, Town Centers, 
and Station Communities. 

 
  Downtown Design District zoning districts are in 

Chapter 70. They are Regional Center – Beaverton 
Center, Regional Center‐ Old Town, Regional Center – 
Mixed Use and Regional Center – Downtown Transit. 

 
20.20.10.  Purpose. 
 

1. RC‐TO  Downtown  Regional  Center—Transit  Oriented 
District 
The RC‐TO District is intended to promote a transit‐
supportive multiple use land use pattern and to create 
over time a pedestrian‐oriented commercial center 
within approximately a quarter‐mile of light rail and 
commuter rail transit stations while supporting 
existing and future businesses in moving toward and 
achieving the vision of the Regional Center. 

 
2. RC‐OT Downtown Regional Center—Old Town District 

The RC‐OT District encompasses the City of 

 
 
 
 
 
 
 
This language is proposed 
to direct code users to 
Chapter 70 for Downtown 
Design District zones 
because standards related 
to the design districts are 
proposed for a new 
Chapter 70. . RC-E is 
proposed to remain in 
Chapter 20. 
 
 
 
 
Section 20.20.10.1 is 
proposed for deletion 
because zones are 
changing and moving to 
Chapter 70. 
 
 
Section 20.20.10.2 is 
proposed for deletion 
because zones are 
changing and moving to 
Chapter 70. 



  Commentary is for information only. 

  Proposed new language is underlined. 

  Proposed deleted language is stricken. 

 

Exhibit 2.2 – Proposed Downtown Design Project Amendments / TA 2020-0002 Page 2 

Beaverton's original downtown, and is intended to 
maintain the mix of uses, scale of development, and 
appearance that are characteristic of this historically 
significant area while supporting existing and future 
businesses in moving toward and achieving the vision 
of the Regional Center. 
 

1.   Multiple Use  zoning districts and associated purpose 
statements  for  the Downtown Design District  are  in 
Chapter 70. 
 

2. 3   RC‐E Downtown Regional Center—East District 
The RC‐E District adjacent to Highway 217 and located 
generally more than a quarter‐mile from the nearest 
light rail station, is intended to support existing and 
future businesses and accommodate automobile 
oriented uses and lower intensity uses which are 
inappropriate in either the RC‐TO or RC‐OT Districts 
while still maintaining pedestrian linkages to the 
transit stations and transit‐served land uses. 

 

 
 
 
 
 
 
Reminder that purpose 
statements for Downtown 
Design District zones are 
proposed to move to 
Chapter 70. 
 
Renumbered to reflect 
deletions above. This is 
shown to remind readers 
that RC-E is proposed to 
remain in Chapter 20. All 
other purpose statements 
after this will be 
renumbered as well. 

***  
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Commentary: The RC-TO and RC-OT columns are proposed for deletion because standards for those zoning districts are being moved 
to Chapter 70. Footnote 3 is proposed for deletion because it only applies to RC-TO, which is proposed for deletion from this chapter.  
 

20.20.15.  SITE DEVELOPMENT STANDARDS 

Site Development Standards support implementing development consistent with the corresponding zoning district.  All superscript notations refer to applicable 
regulations or clarifications as noted in footnotes below. [ORD 4584; June 2012] [ORD 4706; May 2017] 
 

Development Standards 
Superscript Refers to Footnotes 

RC‐ 
TO 

RC‐ 
OT 

RC‐ 
E 

OI‐ 
WS 

C‐ 
WS 

TC‐ 
MU 

TC‐ 
HDR 

SC‐ 
MU 

SC‐ 
HDR 

SC‐ 
S 

SC‐ 
E1 

SC‐ 
E3 

A. Parcel Area                         

     1. Minimum  None  None  None  None  7,000  None  None  None  None  None  None  None 

     2. Maximum  None  None  None  None  None  None  None  None  None  None  None  None 

B. Residential Density  Refer to Sections 20.25.05. and 20.25.15. 

     1. Minimum for 
          residential only 
          project (per acre) 

20  12  12  N/A  N/A  24  24 
301 

24 
301 

24 
301 

24 
N/A  N/A 

     2. Maximum for 
          residential only 
          projects (per acre) 

60  4017  40  N/A  N/A  40  36  None  None2  None  N/A  N/A 

C. Floor Area Ratio (FAR)   Refer to Sections 20.25.10. and 20.25.15. 

     1. Minimum  0.603  0.35  0.30  0.40  0.30  0.50  0.30  0.40  0.40  0.60  0.35  None 

     2. Minimum with a 
          PUD or DRBCP 

0.45  0.25  0.20  0.30  0.20  0.35  0.20  0.30  0.30  0.0  0.25  0.0 

     3. Maximum  None  None  1.004  None  None  1.00  0.60 
1.205 

1.00 
1.205 

1.00 
None  2.00  0.50 

     4. Maximum with a 
         PUD or DRBCP 

None  None  None  None  None  2.00  1.00  None  None  None  None  None 

D. Lot Dimensions                         

     1. Minimum Width  None  None  None  None  70  None  None  None  None  None  None  None 

     2. Minimum Depth  None  None  None  None  100  None  None  None  None  None  None  None 

1. 30 units within 400 feet of LRT station platform, 24 beyond 400 feet 

2. Within 120 feet of Washington County R5 zoning, the maximum residential density is 12 units per acre [ORD 4547; July 2010] 
3. To accommodate smaller lot sizes in the RC‐TO zone, refer to Section 20.25.20.A.1. 
4.  Maximum FAR for multiple use development involving residential use in RC‐E zone, refer to Section 20.25.20.A.2. 
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Commentary: Footnote 17 is proposed for deletion because it only applies to RC-OT and standards for that zone were moved to 
Chapter 70.  
 

5.  Maximum FAR 1.20 within 400 feet of LRT station platform, 1.00 beyond 400 feet 
17. The maximum density is not applicable to a development within RC‐OT if the development is within the areas where the maximum height is 40 feet (see 

footnote 11 of Section 20.20.15 and Figure A) and the proposed development can demonstrate compliance with additional requirements found in 
Section 60.05.15.10 Design Review Standards or Section 60.05.35.10 Design Review Guidelines if the proposal is subject to a Type 3 Design Review 
application. 

Development Standards 
Superscript Refers to Footnotes 

RC‐ 
TO 

RC‐ 
OT 

RC‐ 
E 

OI‐ 
WS 

C‐ 
WS 

TC‐ 
MU 

TC‐ 
HDR 

SC‐ 
MU 

SC‐ 
HDR 

SC‐ 
S 

SC‐ 
E1 

SC‐ 
E3 

E. Yard Setbacks                         

     1. Front Minimum  0  0  0  10  0  0  0  06  06  0  None  None 

     2. Front Maximum On 
         Major Pedestrian Route7 

Refer to Footnote Reference 7 

     3. Front Maximum Not On 
         Major Pedestrian Route 

 
 

20 

 
 

20 

 
 

20 

 
 

N/A 

 
 

N/A 

 
 
5 

 
 

10 

 
 

20 

 
 

20 

 
 

10 

 
 

N/A 

 
 

N/A 

   

With Ground Floor 
Residential 

Without Ground Floor 
Residential  

10  10  20  10  20  20  20  10  10  20  N/A  N/A 

     4. Side Minimum  None  None  None  10  10  None  None  None6  None6  None  None  None 

     5. Side Maximum  None  None  None  None  None  None  None  None  None  None  None  None 

     6. Rear Minimum  None  None  None  None  None  None  None  None6  None6  None  None  None 

     7. Minimum Side or Rear 
         Yards Abutting Property 
         Zoned Residential8 

20  20  20  759  20  20  20 
Abut 
Res / 
MU10 

Abut 
Res / 
MU10 

20 
Abut 
Res9 

Abut 
Res9 

F. Building Height                         

     1. Minimum  Refer to 60.05.15.7. or 60.05.35.7., as applicable: Building Scale on MPR 

     2. Maximum  120 
7511 
40 

80  60 
5012 

60 
60  50 

10013 

60 
10013 

60 
120  100  40 

6.  Where detached dwellings and duplexes on lots fronting common greens and shared courts are proposed, the following setbacks shall apply:  Minimum 
front yard setback‐ 3 feet / Minimum side yard setback‐ 3 feet / Minimum alley width is 24 feet between buildings. 
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Commentary: Footnote 7 is proposed to be modified to exempt Downtown Design District zones because those zones are proposed to 
be in Chapter 70, which has its own standards. Footnote 11 is proposed for deletion because it only applies to RC-OT and that district 
was moved to Chapter 70.  
 

7.  Under the conditions outlined in Section 60.05.15.6. of this Code, buildings in multiple use zones, except for multiple use zones in the Downtown Design 
District regulated by Chapter 70, located on parcels that front on a designated Major Pedestrian Route shall be exempt from minimum and maximum 
setbacks.  Front yard setbacks for parcels located on Major Pedestrian Routes shall be governed by the Design Review Design Standard specified in 
Section 60.05.15.6.  Any deviation from that standard shall be reviewed through the Design Review Three application process and corresponding Design 
Review Guideline. 

8.  Rear yard setback is applicable to only the portion of the rear yard which abuts a residential zone; otherwise the minimum rear yard setback is 0 feet. 
9.  75 feet if abutting a residentially developed property, otherwise 20 feet. 
10.  Side or rear yards abutting Residential or Multiple Use zoning where the Multiple Use zoning designation allows residential development, the minimum 

setback shall equal the abutting zoning district’s required rear yard setback. 
11. 75 feet permitted in areas within a block of SW Canyon Road, SW Farmington Road, SW Hall Boulevard, SW Watson Avenue, and SW Lombard Avenue 

between SW Canyon Road and SW 2nd Street; 40 feet permitted in other areas of the zoning district. 
12. Maximum height is 50 feet.  Where residential use is above ground floor commercial, maximum height is 60 feet. 
13. 100 feet permitted within 400 feet of LRT station platform, 60 feet permitted beyond 400 feet 
 

Development Standards 
Superscript Refers to Footnotes 

RC‐ 
TO 

RC‐ 
OT 

RC‐ 
E 

OI‐ 
WS 

C‐ 
WS 

TC‐ 
MU 

TC‐ 
HDR 

SC‐ 
MU 

SC‐ 
HDR 

SC‐ 
S 

SC‐ 
E1 

SC‐ 
E3 

G. Maximum Height 

     1. WCF14  80  80  80  80  80  80  80  80  80  80  80  80 

     2. WCF in the Right‐of‐Way14  30  30  30  30  30  30  30  30  30  30  30  30 

     3. Equipment Shelter15  12  12  12  12  12  12  12  12  12  12  12  12 

     4. Roof Mounted 
         Antenna 

Shall not extend above maximum height of underlying zone 
or increase the height of any building which is nonconforming due to height. 

H. Yard Setbacks16 

     1. Requirements  Shall comply with underlying zoning district requirements 

     2. Other  Refer to 60.70.35.14.A and B 

  All Dimensions are in Feet. 

14.  Inclusive of antenna. 
15. At‐grade equipment shelters. 
16. Applicable to all WCF towers, antenna arrays, and ground and/or roof‐mounted equipment shelters 
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Commentary: This map and associated footnote are deleted because the height regulations for Downtown Design District zones have 
been moved to Chapter 70.  
 

Figure A: 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
   

DELETE 
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Commentary: RC-TO and RC-OT are proposed for deletion because standards related to the Downtown Design District are proposed 
to be moved to Chapter 70. 
 

20.20.20.  LAND USES  

 

The following Land Uses are Permitted (P), allowed with a Conditional Use (C) approval, or Prohibited (N) as identified in the following 
table for the Multiple Use zoning districts.  All superscript notations refer to applicable Use Restrictions Section 20.20.25. [ORD 4576; 
January 2012] [ORD 4578; March 2012] [ORD 4706; May 2017] 
 

Category and Specific Use 
Superscript Refers to 
Use Restrictions 

RC‐ 
TO 

RC‐ 
OT 

RC‐ 
E 

OI‐ 
WS 

C‐ 
WS 

TC‐ 
MU 

TC‐ 
HDR 

SC‐ 
MU 

SC‐ 
HDR 

SC‐ 
S 

SC‐E1  SC‐E3 

P: Permitted     C: Conditional     N: Prohibited 

Residential 

1.  Dwellings 

A. Attached  P1  P  P C1  P2  P3  P  P  P4  P4  P66  N  N 

B. Detached  P5,6  P6  P6  N  N  P6  P6  P6  P6  N  N5  N5 

C. Home 
  Occupation 

P  P  P  P  P  P  P  P  P  P  N  N 

D. Planned Unit 
  Development 

C  C  C  C  C  C  C  C  C  C66  C  C 

Commercial 

2.   Animal 

A. Animal Care, 
  Major 

N  N  N  N  N  N  N  N  N  N  N  N 

B. Animal Care, 
  Minor 

P  P  P  P  P  P  P  P  P  P  P  P 

3.   Care 

A. Hospitals  C  P  P  P  C  C  N  P  C  P  N  N 

B. Medical 
  Clinics 

C  P  P  P  P  P7  P8  P  P8  P  P9 10  P9 10 

C. Child Care 
  Facilities 

P  P  P  P  P  P  P  P  P  P  P9  P9 

D. Residential  
  Care Facilities 

P  P  P  P  P  P  P  P  P  P  N  N 

4.   Commercial Amusement  P C11  P C11  P C11  N  P C12  C  C  C13  C13  P  N  N 
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Category and Specific Use 
Superscript Refers to 
Use Restrictions 

RC‐ 
TO 

RC‐ 
OT 

RC‐ 
E 

OI‐ 
WS 

C‐ 
WS 

TC‐ 
MU 

TC‐ 
HDR 

SC‐ 
MU 

SC‐ 
HDR 

SC‐ 
S 

SC‐E1  SC‐E3 

P: Permitted     C: Conditional     N: Prohibited 

5.   Drive‐Up Window Facilities14  N10  N10  C  N P16  P  C  C  C  N10  N P C17 
18  N10  N10 

6.   Eating and Drinking         
Establishments 

P  P  P  P19  P  P  P9 13  P9  P10 13  P  P9 10  P9 10 

7.   Financial Institutions  P  P  P  P20  P  P  P  P  P  P  P9 10  P9 10 

8.   Live / Work Uses  P  P  C  C  C  P  P  P  P  P  N  N 

9.   Meeting Facilities  C P21  C P21  C P21  C P21  C P21  C P21  N  C P21  N  C P21  C P21  C P21 

10. Office  P  P  P  P  P  P22  P8 23  P  P8  P  P  P 

11. Parking as the Principal Use  C  C  C  C  C  C N24  C  C  C  C  C N24  C N24 

12. Rental Business  P  P  P  P  P25  P7 22 26  P26 27  P27  P27  P28 29  P25  N 

13. Rental of Equipment Only  N  N  N  P61  N  N  N  N  N  N  N  N 

14. Retail 
A. Retail Trade 

P9, 26 30 
31 

P9, 26 30 
P9, 26 

30 31  P C32  P9, 25  N P9, 
22 26 33 

P13 26  P9 25 34  P13 25  P9, 25  P9 28 

C35 
P9 28 

B. Bulk Retail  N  N  N  N  N  N  N  N  N  N  N  N 

15. Service Business / 
  Professional Services 

P9 36  P9 36  P9 36  P32  P25 
N P22 26 

33  P13 26  P8 9   P9  P  P9 10 28  P9 10 28 

16.  Marijuana Dispensaries  N  N  N  N  N  N  N  N  N  N  N  N 

17. Retail and Wholesale  
      Marijuana Sales 

N  N  N  N  N  N  N  N  N  N  N  N 

18. Storage 
A. Self‐Storage  N  N  N  N  P37  N  N  N  N  N  N  N 

B. Storage 
  Yards 

N  C38  C38  N  N  N  N  N  C39  N  N  P40 

19. Temporary Living Quarters  P41  C41  C41  N  P  C41  C41  P41  C41  C42  C42  C42 

20. Vehicles 

A. Automotive          
  Service, Major 

N  N  C25  N  N  C N43  N  N  N  N  N  N 

B. Automotive 
  Service, Minor 

P C44  P  P  N  C  C  C25  N P C17  C25  N P C17  N  N 

C. Bulk Fuel 
  Dealerships 

N  N  N  N  N  N  N  N  N  N  N  N 

D. Sales or Lease  C45  C45  C45  N  N  C9 22 26  N  P9 28  P9 46  P28 47  N  N 

E. Rental  C45  C45  C45  N  N  C9 22 26  N  P9 28  P9 46  P28  P  P 
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Category and Specific Use 
Superscript Refers to 
Use Restrictions 

RC‐ 
TO 

RC‐ 
OT 

RC‐ 
E 

OI‐ 
WS 

C‐ 
WS 

TC‐ 
MU 

TC‐ 
HDR 

SC‐ 
MU 

SC‐ 
HDR 

SC‐ 
S 

SC‐E1  SC‐E3 

P: Permitted     C: Conditional     N: Prohibited 

21. Food Cart Pods68  P  P  P  P  P  P  N  P  N  P  N  N 

                         

 

Category and Specific Use 
Superscript Refers to 
Use Restrictions 

RC‐ 
TO 

RC‐ 
OT 

RC‐ 
E 

OI‐ 
WS 

C‐ 
WS 

TC‐ 
MU 

TC‐ 
HDR 

SC‐ 
MU 

SC‐ 
HDR 

SC‐ 
S 

SC‐E1  SC‐E3 

P: Permitted     C: Conditional     N: Prohibited 

Civic 

22. Education 

A.  Commercial 
  Schools 

P  P  P  C  P 
P C N33 

48  P13  P  P  P  P9  C9 

B. Educational    
   Institutions 

P  P  P  C P67  P  P  P  P  P  P  P9  C9 

23. Places of Worship  P C48  P C48  P C48  P C48  P C48  P C48  P C48  P C48  P C48  P C48  P C48  P C48 

24. Public Buildings, Services 
  and Uses 

C  C  C  P  C  C  C  C  C  C  C P49  C P49 

 
25. Railroad 
    Tracks and 
   Facilities 

A. Passenger  P50  P50  P50  P  P  P  P  P  P  P  P  P 

B. Freight  P  P  P  P51  P  N  N  N  N  N  P51  P51 

26. Recreation 

A.  Public Parks, 
  Parkways, 
  Playgrounds, 
  and Related 
  Facilities 

C  C  C  P52  P  P  P  P  P  P  P53  P53 

B. Public Dog 
Parks  or Dog 
Runs 

C  C  C  C  C  C  C  C  C  C  C  C 

C. Recreational 
  Facilities 

P11  P11  P11  P13  P  C  C  C54  C54  P  N  N 

27. Social Organizations  P48  P48  P48  N  P C48  P C48  P C48  P C48  P C48  P  C  C 

28. Transit Centers  C  C  N  P  P  C  C  C  C  P  P  P 
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Category and Specific Use 
Superscript Refers to 
Use Restrictions 

RC‐ 
TO 

RC‐ 
OT 

RC‐ 
E 

OI‐ 
WS 

C‐ 
WS 

TC‐ 
MU 

TC‐ 
HDR 

SC‐ 
MU 

SC‐ 
HDR 

SC‐ 
S 

SC‐E1  SC‐E3 

P: Permitted     C: Conditional     N: Prohibited 

29. Utilities 

A.  Utility 
  Substations 
  and Related 
  Facilities 
  other than 
  Transmission 
  Lines. 

C  C  C  C  C  C  N  C  C  C  C  C 

B. Transmission 
  Lines 

P  P  P  P  P  P  P  P  P  P  P  P 

 

Category and Specific Use 
Superscript Refers to 
Use Restrictions 

RC‐ 
TO 

RC‐ 
OT 

RC‐ 
E 

OI‐ 
WS 

C‐ 
WS 

TC‐ 
MU 

TC‐ 
HDR 

SC‐ 
MU 

SC‐ 
HDR 

SC‐ 
S 

SC‐E1  SC‐E3 

P: Permitted     C: Conditional     N: Prohibited 

Industrial 

30. Manufacturing, 
  Fabricating, Assembly, 
  Processing, and Packing 

P C55  P C55  P C55  P56 57  N  P60  N  P28  N  P28  P56 57  P56 57 

31. Marijuana Processing  N  N  N  N  N  N  N  N  N  N  N  N 

32. Warehousing58  P  P  P  P  P  P  P  N  N  P  P59  P59 
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Category and Specific Use 
Superscript Refers to 
Use Restrictions 

RC‐ 
TO 

RC‐ 
OT 

RC‐ 
E 

OI‐ 
WS 

C‐ 
WS 

TC‐ 
MU 

TC‐ 
HDR 

SC‐ 
MU 

SC‐ 
HDR 

SC‐ 
S 

SC‐ 
E1 

SC‐E3 
SC‐ 
E3 

W1: WCF Type 1     W2: WCF Type 2     W3: WCF Type 3     N: Prohibited 

Wireless Communication Facilities (WCF) 

33. New WCF 

A. Tower 
  Construction 
 

W3  W3  W3  W3  W3  W3  W3  W3  W3  W3  W3  W3 

B. Attachment
  to existing or 
  new building 
  or structure 
  not using 
  stealth design 

W3  W3  W3  W3  W3  W3  W3  W3  W3  W3  W3  W3 

C. Replacement 
  tower to 
  provide 
  collocation 
  opportunity62 

W1  W1  W1  W1  W1  W1  W1  W1  W1  W1  W1  W1 

D. Attachment 
  of a new 
  WCF to 
  buildings or 
  structures 
  and  utilize
  stealth 
  design63 

W1  W1  W1  W1  W1  W1  W1  W1  W1  W1  W1  W1 

F. Attachment 
  of WCF to 
  existing 
  structures, 
  tower or pole 
  structures64 

W1  W1  W1  W1  W1  W1  W1  W1  W1  W1  W1  W1 
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Category and Specific Use 
Superscript Refers to 
Use Restrictions 

RC‐ 
TO 

RC‐ 
OT 

RC‐ 
E 

OI‐ 
WS 

C‐ 
WS 

TC‐ 
MU 

TC‐ 
HDR 

SC‐ 
MU 

SC‐ 
HDR 

SC‐ 
S 

SC‐ 
E1 

SC‐E3 
SC‐ 
E3 

W1: WCF Type 1     W2: WCF Type 2     W3: WCF Type 3     N: Prohibited 

 
34. Collocation 

A. New WCF on 
  existing WCF 
  tower 

W1  W1  W1  W1  W1  W1  W1  W1  W1  W1  W1  W1 

B. New WCF 
  inclusive of 
  antennas on 
  existing WCF 
  tower exceeding 
  height standard 

W2  W2  W2  W2  W2  W2  W2  W2  W2  W2  W2  W2 

35. Antennas 

A. Attachment 
  of antennas to 
  WCF tower or 
  pole structures 
  other than used 
  for cellular 
  phone service 

W1  W1  W1  W1  W1  W1  W1  W1  W1  W1  W1  W1 

36. Satellite 
Antennas 
and  Direct 

to   Home 
Satellite 
Service 

A. DHSS  antennas 
>1 m.   in 
diameter 

W1  W1  W1  W1  W1  W1  W1  W1  W1  W1  W1  W1 

B. Up to 2 
  antennas >2 m. 
  in diameter 

W1  W1  W1  W1  W1  W1  W1  W1  W1  W1  W11  W1 

C. Up to 5 
  antennas >2 m. 
  in diameter 

W2  W2  W2  W2  W2  W2  W2  W2  W2  W2  W2  W2 

D. More than 5  
  antennas >2 m. 
  in diameter 

W3  W3  W3  W3  W3  W3  W3  W3  W3  W3  W3  W3 

Wireless Communication Facilities (WCF) in the Right‐of‐Way 

37.  
A. Tower 

Construction 
W3  W3  W3  W3  W3  W3  W3  W3  W3  W3  W3  W3 
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Category and Specific Use 
Superscript Refers to 
Use Restrictions 

RC‐ 
TO 

RC‐ 
OT 

RC‐ 
E 

OI‐ 
WS 

C‐ 
WS 

TC‐ 
MU 

TC‐ 
HDR 

SC‐ 
MU 

SC‐ 
HDR 

SC‐ 
S 

SC‐ 
E1 

SC‐E3 
SC‐ 
E3 

W1: WCF Type 1     W2: WCF Type 2     W3: WCF Type 3     N: Prohibited 

New or 
Collocation of 
WCF in the 
Right‐of‐Way 

using stealth 
design  

B. Tower 
Construction not 
utilizing stealth 
design  

 

N  N  N  N  N  N  N  N  N  N  N  N 

C. Attachment to 
existing or 
 new building or 
structure 
 utilizing stealth 
design65 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W3 
W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W3 

D. Attachment to 
existing or 
 new building or 
structure 
 not using stealth 
design65 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

E. Attachment of 
WCF to 
 existing tower 
 or pole 
structures and 
utilizing stealth 
design65 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

37.  
New or 
Collocation of 
WCF in the 
Right‐of‐Way 

F. Attachment of 
WCF to 
 existing tower 
 or pole 
structures and 

N  N  N  N  N  N  N  N  N  N  N  N 
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Category and Specific Use 
Superscript Refers to 
Use Restrictions 

RC‐ 
TO 

RC‐ 
OT 

RC‐ 
E 

OI‐ 
WS 

C‐ 
WS 

TC‐ 
MU 

TC‐ 
HDR 

SC‐ 
MU 

SC‐ 
HDR 

SC‐ 
S 

SC‐ 
E1 

SC‐E3 
SC‐ 
E3 

W1: WCF Type 1     W2: WCF Type 2     W3: WCF Type 3     N: Prohibited 

not utilizing 
stealth design 

G. Replacement 
tower to 
 provide 
collocation 
 opportunity 

utilizing stealth 
design65 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

W2 / 
W3 

H. Replacement 
tower to 
 provide 
collocation 
 opportunity not 
utilizing stealth 
design 

N  N  N  N  N  N  N  N  N  N  N  N 

I. Attachment of 
WCF to 
 traffic signal light 
pole 

N  N  N  N  N  N  N  N  N  N  N  N 

 
[ORD 4595; Feb 2013]  [ORD 4648; Nov 2014] [ORD 4662; Sept 2015] [ORD 4674; Feb 2016] [ORD 4702; Jan 2017] 
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Proposed Text Amendment Staff Comments 

Chapter 20. 25 – Density Calculations 

Chapter 20.25.05 Minimum Residential Density  

A. New  residential  development  in  all  Residential, 
Commercial,  and Multiple Use  districts which  permit 
residential  development  must  achieve  at  least  the 
minimum density for the zoning district  in which they 
are located.  
 
Except  for  projects  in  the Downtown Design District, 
Pprojects proposed at  less  than  the minimum density 
must demonstrate on a site plan or other means, how, 
in all aspects,  future  intensification of  the  site  to  the 
minimum density or greater can be achieved without an 
adjustment  or  variance.  If  meeting  the  minimum 
density will require the submission and approval of an 
adjustment  or  variance  application(s)  above  and 
beyond application(s) for adding new primary dwellings 
or land division of property, meeting minimum density 
shall not be required.  

 
For the purposes of this section, new residential 
development in all zones shall mean intensification of 
the site by adding new primary dwelling(s) or land 
division of the property.  New residential development 
is not intended to refer to additions to existing 
structures, rehabilitation, renovation, remodeling, or 
other building modifications or reconstruction of 
existing structures. 

 
Minimum residential density for zoning districts that 
regulate residential density by minimum land area 
required per dwelling is calculated as follows: 

 
1. Refer to the definition of Acreage, Net.  Multiply the 

net acreage by 0.80. 
 

2. Divide  the  resulting  number  in  step  1  by  the 
minimum  land area  required per dwelling  for  the 
applicable  zoning  district  to  determine  the 
minimum number of dwellings  that must be built 
on the site. 

 

 
 
 
 
 
 
The Downtown Design 
District is proposed for 
exception because 
projects in this central 
location near transit 
should meet minimum 
density to contribute to 
activity and vibrancy. 
 
 
 
The words “in all zones” 
are proposed to be 
added to clarify that 
the Downtown Design  
District exception in the 
paragraph above does 
not apply to this 
paragraph.  
 
 
These words are 
proposed to be added 
to clarify that this 
section does not apply 
to zones that require a 
minimum number of 
units per acre (and do 
not regulate minimum 
density by minimum 
land area required per 
dwelling). 
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  Proposed new language is underlined. 

  Proposed deleted language is 
stricken. 
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3. If  the  resulting  number  in  step  2  is  not  a whole 
number,  the  number  is  rounded  to  the  nearest 
whole number as follows:  If the decimal is equal to 
or greater than 0.5, then the number is rounded up 
to the nearest whole number.  If the decimal is less 
than 0.5, then the number is rounded down to the 
nearest whole number. 
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Proposed Text Amendment Staff Comments 

Chapter 20. 20 – Multiple Use Land Use Districts 

Chapter 20.20.25 Use Restrictions  

The following Use Restrictions refer to superscripts found in Section 
20.20.20. 
 

1. No new duplexes are permitted in the RC‐TO.  Duplexes 
are  Conditionally  permitted  in  the  RC‐E  and  existing 
duplexes are Permitted. 

 
*** 

 
21.  Meeting facilities less than 20,000 square feet are 

Permitted; exceeding 20,000 square feet require 
Conditional Use approval.  Use only accessory to 
temporary living facilities or office uses, except in the 
RC‐TO zone.  Use may be a stand alone use in the RC‐
TO zone.  [ORD 4669; December 2015] 

 
*** 

 
44.  Vehicle gas stations, with or without repair, shall 

require the approval of a Conditional Use. 

 

Footnotes 1 and 21 are 
proposed for 
modification because 
parts of them apply to 
TC-TO, which is 
proposed for deletion 
and will no longer exist 
in Chapter 20.  
 
 
 
 
 
 
 
 
 
 
Footnote 44 is 
proposed for deletion 
because it only applied 
to zones that are 
proposed for deletion.  
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Proposed Text Amendment Staff Comments 

Chapter 20. 25 – Density Calculations 

Chapter 20.25.10 Floor Area Ratio  

A.  Floor Area Ratio requirements.  Floor Area is 
dependent upon whether residential development is 
involved or not.  Residential only development is 
governed by minimum and maximum densities. Mixed 
Use Development (as defined in Chapter 90) and non‐
residential development are governed by minimum 
and maximum Floor Area Ratios. Floor Area Ratio 
(FAR) is the amount of gross floor area in relation to 
the amount of net site area, expressed in square feet. .  
Residential‐only development is governed by 
minimum and maximum densities. For Mixed Use 
Developments, no maximum limitation shall be placed 
on the number of dwelling units permitted. Multiple 
Use Developments with single‐use residential buildings 
are governed by residential density and FAR 
provisions, as calculated by 20.25.10.C, below. [ORD 
4584; June 2012] 

B.  Permitted Density.  Except as otherwise approved 
through the Final Planned Unit Development process, 
phased development may be proposed so long as each 
phase complies with the minimum density.  

 
*** 
 

C.  Method of Calculating Development Intensity for 
Multiple Use Development with Single‐use Residential 
Buildings.  Floor Area Intensity. Required minimum 
FARs shall be calculated on a net acre basis, as defined 
by Acreage, Net. [ORD 4584; June 2012] 

 
For Multiple Use Developments with single use 
residential buildings, residential densities and non‐
residential FARs shall be implemented as follows: [ORD 
4584; June 2012] 

 
Net buildable acres multiplied by the 
percentage of proposed residential use, 

= land available to residential 
development,  

multiplied by minimum residential 

A. First sentence 
proposed for deletion 
because it is not 
accurate. The 
definition of floor area 
does not distinguish 
between residential 
floor area and other 
floor area. Second 
sentence is proposed 
to be moved so the 
paragraph can begin 
with a full explanation 
of Floor Area and Floor 
Area ratios and then 
the clarifying statement 
about how residential-
only buildings are 
treated in intensity 
calculations. 
Parenthetical “(as 
defined in Chapter 90) 
is proposed for deletion 
because capitalized 
terms are assumed to 
be in the Definitions 
chapter. 
 
C. Title proposed for 
change to more 
accurately reflect the 
content of this sub-
section. 
Floor Area Intensity 
statement deleted 
because it repeats 
information in (A) and 
within definitions. 
 
 



  Commentary is for information only. 

  Proposed new language is underlined. 

  Proposed deleted language is 
stricken. 
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density, 
    =  minimum number of dwelling 
units required. 

 
Net buildable acres multiplied by the 
percentage of proposed non‐residential use, 

= land available to non‐residential 
development, 

multiplied by the minimum FAR, 
=  minimum number of non‐

residential square footage 
required. 

 

 

Indented calculation 
instructions and 
example table are 
proposed for deletion 
and replacement by 
content that conveys 
the same message in a 
clearer way that is 
easier to use for code 
readers. 
 
 
 
 
 
 
 
 
 
 
Calculation instructions 
proposed for insertion 
to replace difficult to 
read and understand 
content proposed for 
deletion above. 
 

 

Example of Density and Floor Area Ratio 
Estimates for a Multiple Use Development 

District  TC-MU 
Net Buildable Acres 5 acres 
 Residential Acreage 1 acre (20%) 
 Minimum Dwelling Units 24 Units 
 Retail Acreage 4 acres 

 
Minimum Retail Square Footage 
  (4 acres * 43,560 sq. ft./acre * 0.5 FAR) 87,120 sq. ft. 

[ORD 4584; June 2012] 

DELETE 
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Proposed Text Amendment Staff Comments 

Chapter 20. 25 – Density Calculations 

Chapter 20.25.20 Supplemental Multiple Use Density 
Standards 

 

A.  Regional Center. 
 

1.  To accommodate smaller lot sizes within the 
RC‐TO zone that existed prior to December 9, 
1999, the required minimum floor area ratio 
for multiple use or non‐residential 
developments may be further modified based 
upon lot dimensions, as follows: 

 

 
When provisions are made off‐site for 
required parking, the permissible FAR shall be 
governed by 20.20.15.C regardless of site 
dimensions. 

 
*** 

 
A.1. This section is 
proposed for deletion 
because Chapter 70 
now includes floor-area 
ratio requirements. 
 
 
 
 
 
 
 
 
 
 
 
 
 
Section 20.25.20.2, 
which applies to RC-E 
and remains in the 
code, is not shown 
here. 

 
3. The minimum residential density in residential‐

only projects shall be restricted based upon lot 
dimensions, as follows: 

 

** Governed by standards set forth in 
20.20.15.B. 

 
When provisions are made off‐site for 

 
 
A.3. This provision is 
proposed for removal 
because minimum 
densities were 
established based on 
the minimum density 
expected on any 
property. To achieve 
the activity and 
vibrancy Downtown, 
developments are 
expected to meet 
minimum density. 

M
in

im
u

m
 S

it
e 

W
id

th
 

 
Minimum Site Depth 

0-100' 101'-139' 140'+ 

0-150' 0 DU/Acre 12 DU/Acre ** 

151'-200' 10 DU/Acre 24 DU/Acre ** 

201'+ 10 DU/Acre ** ** 

 

DELETE 

DELETE 
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required parking, the permissible FAR shall be 
governed by 20.20.15.B regardless of site 
dimensions. 
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TA 2020‐0002 

 
DRAFT 

AMENDMENTS TO CHAPTER 40 OF THE BEAVERTON DEVELOPMENT CODE 
REGARDING THE DOWNTOWN DESIGN PROJECT 

 
The Development Code is amended as follows: 

 
Proposed Text Amendment Staff Comments 

40.03.               Facilities Review Committee. 

Consistent with Section 10.95.3. (Facilities Review 
Committee) of this Code, the Facilities Review 
Committee shall review the following Type 2 and 
Type 3 land use applications: all Conditional Use, 
Design Review Two, Design Review Three, 
Downtown Design Review Two, Downtown Design 
Review Three, Public Transportation Facility 
Reviews, Street Vacations, and applicable Land 
Divisions. Applicable land division applications are 
Replats, Partitions, Subdivisions, Fee Ownership 
Partitions, and Fee Ownership Subdivisions. 

*** 

1. All Conditional Use, Design Review Two, Design 
Review Three, Downtown Design Review Two, 
Downtown Design Review Three and applicable 
Land Division applications: 

C. The proposed development is consistent with all 
applicable provisions of Chapter 20 (Land Uses), or 
Sections 20.25 and 70.3 if located within the 
Downtown Design District, unless the applicable 
provisions are modified by means of one or more 
applications which shall be already approved or 
which shall be considered concurrently with the 
subject application; provided, however, if the 
approval of the proposed development is 
contingent upon one or more additional 
applications, and the same is not approved, then the 
proposed development must comply with all 
applicable provisions of Chapter 20 (Land Uses), or 
Sections 20.25 and 70.3 if located within the 
Downtown Design District.  

*** 
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Chapter 40.10. – Adjustments 

40.10.15.  Application. 
*** 

1. Minor Adjustment 
A. Threshold. An application for Minor Adjustment shall be 

required when one or more of the following thresholds 
apply: 
1. Involves up to and including a 10% adjustment from 

the numerical Site Development Requirements 
specified in Chapter 20 (Land Uses) or Section 70.03 
(Downtown Zoning and Streets) if the site is located 
within the Downtown Design District. This threshold 
does not apply where credits have been earned for 
height increase through Habitat Friendly 
Development Practices, as described Section 
60.12.40.4., .5., .6., and .7. 
 
*** 
 

C. Approval Criteria. In order to approve a Minor 
Adjustment application, the decision making authority shall 
make findings of fact based on evidence provided by the 
applicant demonstrating that all the following criteria are 
satisfied: 
 
*** 
 

10. The proposal is consistent with all applicable 
provisions of Chapter 20 (Land Uses), or Section 
70.03 (Downtown Zoning and Streets) if the site is 
located within the Downtown Design District,  unless 
applicable provisions are modified by means of one 
or more Adjustment, Variance, Planned Unit 
Development applications that already have been 
approved or are considered concurrently with the 
subject proposal. 

*** 
 

2. Major Adjustment 
A. Threshold. An application for Major Adjustment shall be 

required when one or more of the following thresholds 
apply: 
1. Involves an adjustment of more than 10% and up to 

and including 50% adjustment from the numerical 
Site Development Requirements specified in 
Chapter 20 (Land Uses) or Section 70.03 (Downtown 
Zoning and Streets) if the site is located within the 
Downtown Design District. This threshold does not 
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apply where credits have been earned for height 
increase through Habitat Friendly Development 
Practices, as described Section 60.12.40.4., .5., .6., 
and .7. 
 
*** 
 

C. Approval Criteria. In order to approve a Minor 
Adjustment application, the decision making authority shall 
make findings of fact based on evidence provided by the 
applicant demonstrating that all the following criteria are 
satisfied: 
 
*** 
 

10. The proposal is consistent with all applicable 
provisions of Chapter 20 (Land Uses), or Section 
70.03 (Downtown Zoning and Streets) if the site is 
located within the Downtown Design District,  unless 
applicable provisions are modified by means of one 
or more Adjustment, Variance, Planned Unit 
Development applications that already have been 
approved or are considered concurrently with the 
subject proposal. 

 

Chapter 40.25. – Downtown Design Review 
40.27.05.  Purpose. 
 

The purpose of Downtown Design Review is to 
promote Beaverton’s commitment to the 
community’s appearance, quality pedestrian 
environment, and aesthetic quality.  It is intended 
that monotonous, drab, unsightly, dreary and 
inharmonious development will be discouraged.  
Design Review is also intended to conserve the 
City's natural amenities and visual character by 
ensuring that proposals are properly related to their 
sites and to their surroundings by encouraging 
compatible and complementary development.  
 
To achieve this purpose, the Downtown Design 
Review process is divided into two major 
components; Design Standards and Design 
Guidelines.  Both standards and guidelines 
implement Design Principles, which are more 
general statements that guide development of the 
built environment.  Most Design Standards have a 
corresponding Design Guideline. 

Updated language for 
purpose and explanation of 
Design Standards and 
Guidelines. 
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The Design Standards are intended to provide a 
clear and objective approach to designing a project.  
Depending on the design thresholds, designing a 
project to the standards would result in an 
administrative review process. 
 
An applicant for Downtown Design Review approval 
can address design review requirements through a 
combination of satisfying applicable Design 
Standards, and in instances where it elects not to 
utilize Design Standards, satisfy the corresponding 
applicable Design Guidelines. In cases reviewed 
through a public hearing, the hearing and decision 
will focus on whether or not the project satisfies the 
requirements of the applicable Design Guidelines 
only. 
 
The purpose of Downtown Design Review as 
summarized in this Section is carried out by the 
approval criteria listed herein. 
 

40.27.10.  Applicability. 
 

1.  Sites within the Downtown Design District shall be 
subject to Downtown Design Review. For sites 
outside of the Downtown Design District, refer to 
Section 40.20 (Design Review) 

 
2.  The scope of Downtown Design Review shall be 

limited to the exterior of buildings, structures, and 
other development and to the site on which the 
buildings, structures, and other development are 
located.  

3.  Considering the thresholds for the Downtown 
Design Review Compliance Letter, Downtown 
Design Review Two, or Downtown Design Review 
Three applications, and unless exempted by Section 
40.27.10.4. (Downtown Design Review), approval 
shall be required for the following:  

A.  All uses listed as Permitted and Conditional 
Uses in the RC‐BC, RC‐OT, RC‐MU, and RC‐
DT zoning districts. 

 
B.  Site grading. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
Acknowledges new 
regulations Chapter 70 and 
geography of applicability. 
Otherwise, this language is 
not substantially different 
from the existing Design 
Review Section, except for 
subsection 6, see below. 
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4.  Downtown Design Review approval shall not be 
required for the following: 

 
A.  Maintenance of a building, structure, or site 

in a manner that is consistent with previous 
approvals. 

 
B.  Painting of any building in any zoning 
district. 

 
C.  Wireless communication facilities. 
 
D.   Food Cart Pods.  

 
5.  Downtown Design Review approval through one of 

the procedures noted in Section 40.27.15. will be 
required for all new development where applicable.  
The applicable design standards or guidelines will 
serve as approval criteria depending on the 
procedure.  Existing developments, and proposed 
additions, demolitions and redevelopments 
associated with them, will be treated according to 
the following principles: 

 
A.  Development constructed or approved 

prior to December 15, 2004, is not subject 
to Design Review standards and guidelines 
and is considered fully conforming to the 
approvals issued at the time the 
development was approved by the City.  
Existing developments constructed prior to 
December 15, 2004, are not considered 
nonconforming if they do not meet design 
standards. If existing development is 
structurally damaged or destroyed by 
casualty, replacement shall occur as 
follows: 

 
1.  If structural damage or destruction 

is less than or equal to fifty percent 
(50%) of the existing gross floor 
area of the existing development, 
the area of damage or destruction 
can be replaced as legally existed 
on the site before the casualty loss. 

 
2.  If structural damage or destruction 

is more than fifty percent (50%) of 
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the existing gross floor area of the 
existing development, the area of 
damage or destruction must meet 
the provisions of this Code in every 
regard unless otherwise authorized 
by the provisions of this Code. 

 
 
B.  Proposed new free‐standing building(s) 

within an existing development will be 
subject to all applicable design standards or 
guidelines. 

 
C.  Proposed redevelopment of existing 

structures and project site area is subject to 
all applicable design standards or guidelines 
to the extent where redevelopment of 
existing building or site area is proposed.  
Only that portion of existing building or site 
area that is proposed for redevelopment is 
subject to design review standards or 
guidelines as determined applicable.  

 
6.   Downtown Design Review approval is required for 

all applicable new and existing developments within 
the Downtown Design District. The City recognizes, 
however, that meeting minimum Floor Area Ratio 
(FAR) in an early phase of a multi‐phased 
development on a large site may be difficult. In 
recognition of this potential challenge, the 
Applicant may submit a Phased Downtown 
Development Plan (PDDP) concurrent with a 
Downtown Design Review application.  

 
Projects may use a PDDP, approved through a Type 
3 process, to develop a site in phases, where the 
first phase does not meet the minimum FAR 
standards established in Section 70.03. Such 
projects shall demonstrate through a phasing plan 
how future development of the site will meet the 
minimum applicable floor area ratio (FAR) at 
ultimate buildout, while meeting the other 
applicable Development Standards contained in 
Section 70.03, and the applicable Design Standards 
and/or Guidelines contained in Section 70.04 at 
each phase of development.  A PDDP shall:  
 
A. Include a plan and narrative that addresses 

 
 
 
 
 
 
 
 
 
 
 
 
Current Design Review 
allows for applicants to 
utilize Design Review 
Buildout Concept Plan to 
allow for phased 
development that doesn’t 
meet minimum floor area 
ratio standards or street 
frontage rules in the first 
phase.  Staff proposes to 
updated this provision for 
Downtown, allowing a 
Phased Downtown 
Development Plan (PDDP). 
This would allow a first phase 
to not meet minimum FAR in 
the first phase, but unlike the 
current process, the 
applicant would need to 
demonstrate not only how 
minimum FAR will be met at 
full buildout, but how 
applicable design 
regulations, utility service, 
and site circulation will be 
met at each phase of 
development. Furthermore, 
the PDDP is proposed to be 
only available to larger sites, 
and a minimum percentage 
of FAR must be met in the 
first phase. See Exhibit 4 for 
additional analysis. 
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feasibility of constructing future phases, 
consistent with applicable development 
standards of the Development Code within 
the total site area where the project is 
proposed, and may include abutting 
properties if under same ownership; and  
 

B. Be 1.5 acres or greater in size, including 
abutting properties if under the same 
ownership; and 

 
C. For sites within in the RC‐BC zone: 

 
1. If the site is greater than 1.5 acres, but 

less 2 acres, demonstrate that the first 
phase of development provides at least 
75% of the minimum FAR as defined in 
Section 70.03; 

2. If the site is 2 acres or greater, 
demonstrate that the first phase of 
development provides at least 66% of 
the minimum FAR as defined in Section 
70.03.; and 
 

D. For sites within in the RC‐MU and RC‐DT 
zones: 
1. If the site is greater than 1.5 acres, but 

less 2 acres, demonstrate that the first 
phase of development provides at least 
85% of the minimum FAR as defined in 
Section 70.03; 

2. If the site is 2 acres or greater, 
demonstrate that the first phase of 
development provides at least 75% of 
the minimum FAR as defined in Section 
70.03.; and 

 
E. Demonstrate that the first phase of 

development provides at least 66% of the 
minimum FAR as defined in Section 70.03.; 
and 

 
F. Include a conceptual utility plan to 

demonstrate how future‐phase 
development will be served for each phase; 
and 

 
G. Include a conceptual pedestrian and vehicle 
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circulation plan to demonstrate site 
connectivity for each phase; and 

 
H. Not rely on the removal of a structure in an 

early phase in order to demonstrate 
compliance in later phases; and 

 
G.   Comply with all applicable Design Standards 

and/or Guidelines. Compliance shall not be 
deferred to future phases of a PDDP.  

 
7.   Projects must demonstrate that all applicable 

Design Standards and/or Guidelines are met. The 
City, however, recognizes the possibility of a 
creative and high‐quality project that better meets 
the intent of the Downtown Design District code. To 
provide greater flexibility that allows for 
exceptional design, an applicant may request to 
have one or more applicable Design Guidelines 
waived. The applicant must demonstrate that the 
project better meets the Intent Statement and 
Design Principles of the sub‐section(s) in which the 
Design Guideline is located in than the Design 
Guideline itself. Design Guidelines may only be 
waived through a Type 3 process.  
 

40.27.15.  Application. 
 

There are three (3) Downtown Design Review applications 
which are as follows: Downtown Design Review Compliance 
Letter, Downtown Design Review Two, and Downtown 
Design Review Three. 

 
 
  1.  Downtown Design Review Compliance Letter. 
 

A.  Threshold.  An applicant may utilize the 
Downtown Design Review Compliance 
Letter process when the application is 
limited to one or more of the following 
categories of proposed action: 

 
1.  Minor design changes to existing 

building or site including, but not 
limited to: 
 
a.  Façade changes, except 

changes in color. 

 
 
 
 
 
 
 
 
 
 
 
 
To allow for greater 
creativity and design 
flexibility, staff proposes 
Planning Commission to 
have the authority to waive 
Design Guidelines if the 
project better meets the 
intent of the code, as 
described in the intent 
statement and applicable 
design principles. Design 
Guidelines may only be 
waived by Planning 
Commission. Similar to the 
current Design Review 
process, the applicant 
would be required to 
provide findings that 
demonstrate the project 
satisfies the approval 
criteria, and staff will write 
additional analysis and 
findings, and provide a 
recommendation. 
 
The existing Design Review 
Compliance Letter has been 
modified to incorporate the 
Downtown Design District 
Design regulations. 
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b.  Addition, elimination, or 
change in location of 
windows. 

c.  Addition, elimination, or 
change in location of 
person doors and loading 
doors. 

d.  Addition of new and 
change to existing awnings, 
canopies, and other 
mounted structures to an 
existing façade. 

e.  Demolition or other 
reduction in square footage 
of an existing building.  

f.  Modification of up to 15 
percent on‐site landscaping 
with no reduction in 
landscaping. 

g.  Modification of off‐street 
parking with no reduction 
in required parking spaces 
or increase in paved area. 

h.  Addition or modification of 
new fences, retaining walls, 
or both.  

i.  Changing of existing grade. 
j.   Removal of Landscape 

Trees  
k.  Addition of no more than 

twenty‐five (25) percent 
landscape features that 
consist only of natural 
materials. 

l.  Addition or modification of 
on‐site lighting 

2.  Proposed additions of gross floor 
area to buildings up to and 
including building area equal to 
25% of the gross square feet of 
floor area of the existing building, 
but not to exceed 2,500 gross 
square feet of floor area. 

4.  New construction of non‐habitable 
buildings up to and including a 
gross building area of 1,000 square 
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feet.  

5.   Construction of new Community 
Gardens or additions to existing 
Community Gardens.  

B.  Procedure Type.  The Type 1 procedure, as 
described in Section 50.35. of this Code, 
shall apply to an application for Design 
Compliance Letter.  The decision making 
authority is the Director. 

C.  Approval Criteria. In order to approve a 
Downtown Design Review Compliance 
Letter application, the decision‐making 
authority shall make findings of fact based 
on evidence provided by the applicant 
demonstrating that all the following criteria 
are satisfied: 

 
1.  The proposal satisfies the threshold 

requirements for a Downtown 
Design Compliance Review Letter. 

 
2.  All City application fees related to 

the application under consideration 
by the decision making authority 
have been submitted. 

 
3.  The proposal contains all applicable 

application submittal requirements 
as specified in Section 50.25.1. of 
the Development Code. 

 
4.  The proposal meets all applicable 

Development Standards of Sections 
70.03.2 of the Development Code 
unless the applicable provisions are 
subject to an Adjustment, Planned 
Unit Development, or Variance 
application which shall be already 
approved or considered 
concurrently with the subject 
proposal.  

 
5.  The proposal is consistent with all 

applicable Design Standards of 
70.04 (Downtown Design Standards 
and Guidelines). 
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7.  The proposal complies with all 

applicable provisions in Chapter 60 
(Special Regulations). 

 
8.  Except for conditions requiring 

compliance with approved plans, 
the proposal does not modify any 
conditions of approval of a 
previously approved Type 2 or Type 
3 application. 

 
9.   Applications and documents 

related to the request, which will 
require further City approval, shall 
be submitted to the City in the 
proper sequence. 

 
D.  Submission Requirements. An application 

for a Downtown Design Compliance Letter 
shall be made by the owner of the subject 
property, or the owner’s authorized agent, 
on a form provided by the Director and 
shall be filed with the Director.  The 
Downtown Design Compliance Letter 
application shall be accompanied by the 
information required by the application 
form, and by Section 50.25. (Application 
Completeness), and any other information 
identified through a Pre‐Application 
Conference. 

 
E.  Conditions of Approval. The decision 

making authority may impose conditions on 
the approval of a Downtown Design 
Compliance Letter application to ensure 
compliance with the approval criteria. 

 
F.  Appeal of a Decision.  Refer to Section 

50.60. 
 
G.  Expiration of a Decision. Refer to Section 

50.90. 
 
I. Extension of a Decision. Refer to Section 

50.93. 
 

  2.  Downtown Design Review Two. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The existing Design Review 
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A.  Threshold.  An application for Downtown 

Design Review Two shall be required when 
an application is subject to applicable 
design standards and one or more of the 
following thresholds describe the proposal: 

 
1.  New construction of up to and 

including 50,000 gross square feet 
of non‐residential floor area where 
the development does not abut any 
Residential District.  

 
2.  New construction of up to and 

including 30,000 gross square feet 
of non‐residential floor area where 
the development abuts any 
Residential District.  

 
3.  New construction of detached or 

attached residential dwellings. 
 

4.  Building additions less than 30,000 
gross square feet of floor area that 
do not qualify for consideration 
under the Thresholds for Design 
Review Compliance Letter.  

 
5.  Any change in excess of 15 percent 

of the square footage of on‐site 
landscaping or pedestrian 
circulation area. 

  
6.  Any new or change to existing on‐

site vehicular parking, 
maneuvering, and circulation area 
which adds paving or parking 
spaces. 

 
7.  New construction of a park. 
 
8.  New construction of non‐habitable 

buildings larger than 1,000 square 
feet in gross building area.  

 
B.  Procedure Type.  The Type 2 procedure, as 

described in Section 50.40. of this Code, 
shall apply to an application for Downtown 

Two has been modified to 
incorporate the Downtown 
Design District Design 
regulations. Staff proposes 
that if a project is meets the 
size thresholds for a Design 
Review Two, it may respond 
to up to three Design 
Guidelines and remain a 
Design Review Two. 
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Design Review Two.  The decision making 
authority is the Director. 

 
C.  Approval Criteria. [ORD 4365; October 

2005] In order to approve a Design Review 
Two application, the decision making 
authority shall make findings of fact based 
on evidence provided by the applicant 
demonstrating that all the following criteria 
are satisfied: 

 
1.  The proposal satisfies the threshold 

requirements for a Downtown 
Design Review Two application. 

 
2.  All City application fees related to 

the application under consideration 
by the decision making authority 
have been submitted. 

 
3.  The proposal contains all applicable 

application submittal requirements 
as specified in Section 50.25.1. of 
the Development Code. 

 
4.  The proposal is consistent with all 

applicable Design Standards in 
Section 70.04, or no more than 
three applicable Design Guidelines 
and the remaining applicable 
Design Standards. 

 
  5.  Applications and documents 

related to the request, which will 
require further City approval, shall 
be submitted to the City in the 
proper sequence. 

 
D.  Submission Requirements. An application 

for a Downtown Design Review Two shall 
be made by the owner of the subject 
property, or the owner’s authorized agent, 
on a form provided by the Director and 
shall be filed with the Director.  The 
Downtown Design Review Two application 
shall be accompanied by the information 
required by the application form, and by 
Section 50.25. (Application Completeness), 
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and any other information identified 
through a Pre‐Application Conference. 

 
E.  Conditions of Approval. The decision‐

making authority may impose conditions on 
the approval of a Downtown Design Review 
Two application to ensure compliance with 
the approval criteria. 

 
F.  Appeal of a Decision.  Refer to Section 

50.65. 
     
G.  Expiration of a Decision. Refer to Section 

50.90. 
     
J. Extension of a Decision. Refer to Section 

50.93. 
 

3.  Downtown Design Review Three. 
 

A.  Threshold.  An application for Downtown 
Design Review Three shall be required 
when an application is subject to applicable 
design guidelines and one or more of the 
following thresholds describe the proposal: 

 
1.  New construction of more than 

50,000 gross square feet of non‐
residential floor area where the 
development does not abut any 
Residential zoning district.  

 
2.  New construction or addition of 

more than 30,000 gross square feet 
of non‐residential floor area where 
the development abuts any 
Residential zoning district.  

 
3.  Building additions more than 

30,000 gross square feet of floor 
area. 

  
4.  Projects proposing a Phased 

Downtown Development Plan 
(PDDP) as described in Section 
40.27.10.6.  

 
5.  Projects requesting to waive one 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The existing Design Review 
Three has been modified to 
incorporate the Downtown 
Design District Design 
regulations. The thresholds 
acknowledge the ability for 
projects to remain at a 
Design Review Two if it 
responds to no greater than 
three Design Guidelines. 
Thresholds also 
acknowledge the project’s 
ability to exceed maximum 
height in certain zones, but 
ensures that the project will 
follow the Type 3 process.  
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more Design Guidelines, as 
described in Section 40.27.10.7.  

 
6.  The project proposes to exceed the 

maximum height of the zone 
utilizing Design Guidelines in 
Section 70.04.2.1. 

 
7.  A project meeting the Downtown 

Design Review Compliance Letter 
thresholds which does not meet an 
applicable design standard(s). 

 
8.  A project meeting the Downtown 

Design Review Two thresholds 
which does not meet more than 
three applicable design standards. 

 
B.  Procedure Type.  The Type 3 procedure, as 

described in Section 50.45. of this Code, 
shall apply to an application for Downtown 
Design Review Three.  The decision making 
authority is the Planning Commission.  

 
C.  Approval Criteria. [ORD 4365; October 

2005] In order to approve a Downtown 
Design Review Three application, the 
decision making authority shall make 
findings of fact based on evidence provided 
by the applicant demonstrating that all the 
following criteria are satisfied: 

 
1.  The proposal satisfies the threshold 

requirements for a Design Review 
Three application. 

 
2.  All City application fees related to 

the application under consideration 
by the decision making authority 
have been submitted. 

 
3.  The proposal is consistent with all 

applicable Design Guidelines of 
Section 70.04 except where the 
applicant elects to respond to the 
applicable corresponding Design 
Standard(s). Where no Design 
Guideline is offered, the proposal is 
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consistent with the Design 
Standard. 

 
4.  For PDDP proposals, the proposed 

project shall demonstrate how 
minimum floor area will be met at 
ultimate buildout and applicable 
Development Standards in Section 
70.03 and applicable design 
regulations in Section 70.04 can be 
realistically achieved at each phase 
of buildout.  

 
5.  For proposals requesting Design 

Guidelines to be waived, the 
project shall demonstrate that the 
development better meets the 
applicable Downtown Design 
District Design Principles and Intent 
Statement(s) preceding the Design 
Guideline(s) than the Design 
Guideline requested to be waived. 

 
6.  Applications and documents 

related to the request, which will 
require further City approval, shall 
be submitted to the City in the 
proper sequence. 

 
D.  Submission Requirements. An application 

for a Downtown Design Review Three shall 
be made by the owner of the subject 
property, or the owner’s authorized agent, 
on a form provided by the Director and 
shall be filed with the Director.  The 
Downtown Design Review Three application 
shall be accompanied by the information 
required by the application form, and by 
Section 50.25. (Application Completeness), 
and any other information identified 
through a Pre‐Application Conference. 

 
E.  Conditions of Approval. The decision‐

making authority may impose conditions on 
the approval of a Downtown Design Review 
Three application to ensure compliance 
with the approval criteria. 
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F.  Appeal of a Decision.  Refer to Section 
50.70. 

 
G.  Expiration of a Decision. Refer to Section 

50.90. 
 
H.  Extension of a Decision. Refer to Section 

50.93. 

 

40.32 – Food Cart Pods 
40.32.15. Application. 
*** 

1. Food Cart Pod Modification 
*** 

C. Approval Criteria. In order to approve a Minor 
Adjustment application, the decision making authority shall 
make findings of fact based on evidence provided by the 
applicant demonstrating that all the following criteria are 
satisfied: 
*** 

4.   The proposal meets the applicable standards 
specified in Chapter 20 of the Development Code, or 
Section 70.03 (Downtown Zoning and Streets) if the 
site is located within the Downtown Design District,    

*** 
2. Food Cart Pod  

*** 
C. Approval Criteria. In order to approve a Minor 
Adjustment application, the decision making authority shall 
make findings of fact based on evidence provided by the 
applicant demonstrating that all the following criteria are 
satisfied: 
*** 

4.   The proposal meets the applicable standards 
specified in Chapter 20 of the Development Code, or 
Section 70.03 (Downtown Zoning and Streets) if the 
site is located within the Downtown Design District,    

*** 
 

 

40.35 - Historic Review 
40.35.15.  Application. 

 
There are four (4) three (3) Historic Review applications 
which are as follows: Alteration of a Landmark, Emergency 
Demolition of a Landmark, and Demolition of a Landmark, 
and New Construction in a Historic District.  

Staff proposes to eliminate 
the New Construction in a 
Historic District, as that is now 
proposed to be regulated 
by design regulations in 
70.04.2.9 
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*** 
  4.  New Construction in a Historic District. 
 

A.  Threshold.  An application for New 
Construction in a Historic District shall be 
required when the following threshold 
applies: 

 
1.  Construction of a new structure of 

more than 120 gross square feet in 
size in a historic district, which is 
not attached to a designated 
historic structure. 

 
B.  Procedure Type.  The Type 3 procedure, as 

described in Section 50.45. of this Code, 
shall apply to an application for New 
Construction in a Historic District.  The 
decision making authority is the Planning 
Commission. [ORD 4532; April 2010] 

 
C.  Approval Criteria.  In order to approve a 

New Construction in a Historic District 
application, the decision making authority 
shall make findings of fact based on 
evidence provided by the applicant 
demonstrating that all the following criteria 
are satisfied: 

 
1.  The proposal satisfies the threshold 

requirements for a New 
Construction in a Historic District 
application. 

 
2.  All City application fees related to 

the application under consideration 
by the decision making authority 
have been submitted. 

 
3.  As it relates to existing 

surroundings and future allowed 
uses, their location, size, shape, 
height, and spatial and visual 
arrangement, the proposed 
development is compatible with 
and does not substantially detract 
from the historic value of the 
existing Historic District. 
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4.  Applications and documents 

related to the request, which will 
require further City approval, shall 
be submitted to the City in the 
proper sequence. 

 
D.  Submission Requirements.  An application 

for a New Construction in a Historic District 
shall be made by the owner of the subject 
property, or the owner’s authorized agent, 
on a form provided by the Director and 
shall be filed with the Director.  The New 
Construction in a Historic District 
application shall be accompanied by the 
information required by the application 
form, and by Section 50.25. (Application 
Completeness), and any other information 
identified through a Pre‐Application 
Conference. 

 
E.  Conditions of Approval.  The decision 

making authority may impose conditions on 
the approval of a New Construction in a 
Historic District application to ensure 
compliance with the approval criteria. 

 
F.  Appeal of a Decision.  Refer to Section 
50.70. 
 
G.  Expiration of a Decision.  Refer to Section 
50.90. 
 
H.  Extension of a Decision.  Refer to Section 
50.93. 

*** 

 

 

 

 

 

Chapter 40.45. – Land Division and Reconfiguration 
40.45.15. Application. 
*** 

1. Property Line Adjustment 

 



  Commentary is for information only. 

  Proposed new language is underlined. 

  Proposed deleted language is stricken. 

 

Exhibit 2.2 - Proposed Downtown Design Project Amendments / TA 2020-0002 Page 20 

*** 
C.  Approval Criteria. In order to approve a Property Line 

Adjustment application, the decision making authority 
shall make findings of fact based on evidence provided 
by the applicant demonstrating that all the following 
criteria are satisfied: 
*** 
5.   The Property Line Adjustment is consistent with all 

applicable provisions of Chapter 20 (Land Uses), or 
Section 70.03 (Downtown Zoning and Streets) if 
the site is located within the Downtown Design 
District, unless the applicable provisions are 
modified by means of one or more applications 
which shall be already approved or considered 
concurrently with the Property Line Adjustment.    

*** 
6. Preliminary Fee Ownership Partition 

*** 
A. Threshold. An application for Preliminary Fee 

Ownership Partition shall be required when the 
following threshold applies: 

*** 
1.  The creation of up to and including three (3) new 

parcels from at least one (1) lot of record in one (1) 
calendar year in a Commercial, Industrial or Multiple 
Use zone, where one or more of the proposed parcels 
does not meet one or more of the setback, lot 
coverage, floor area ratio, and/or lot dimension 
standards of Chapter 20 (Land Uses), or Section 70.03 
(Downtown Zoning and Streets) if the site is located 
within the Downtown Design District, as applicable; 
and where modification to the same standard(s) is not 
requested through another type of application. 

*** 
7. Preliminary Fee Ownership Subdivision 

*** 
A. Threshold. An application for Preliminary Fee 

Ownership Subdivision shall be required when the 
following threshold applies: 

*** 
1.  The creation for or  more new lots from at least one (1) 

lot of record in one (1) calendar year in a Commercial, 
Industrial or Multiple Use zone, where one or more of 
the proposed parcels does not meet one or more of 
the setback, lot coverage, floor area ratio, and/or lot 
dimension standards of Chapter 20 (Land Uses), or 
Section 70.03 (Downtown Zoning and Streets) if the 
site is located within the Downtown Design District, as 
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applicable; and where modification to the same 
standard(s) is not requested through another type of 
application. 

 

Chapter 40.47. – Legal Lot Determination 
40.47.15. Application. 
*** 

1. Legal Lot Determination 
*** 

C.  Approval Criteria. In determining if the subject lot or 
parcel is a Legal Lot, the decision making authority shall 
make findings based on evidence provided by the 
applicant demonstrating that all the following criteria 
are satisfied: 
*** 
5.  The unit of land conforms to the lot area and 

dimensional standards of Chapter 20 (Land Use) or 
Section 70.03 (Downtown Zoning and Streets) if the 
site is located within the Downtown Design District; 
except where a unit of land was created by sale 
prior to January 1, 2007 and was not lawfully 
established, the Director may deem the unit of land 
a Legal Lot upon finding:   

*** 

 

 

Chapter 40.25. – Variance 
40.95.10. Applicability. 
 
A Variance application may only be requested for those proposals 
that request a variance of more than fifty percent (50%) from the 
numerical Site Development Requirements contained in Chapter 20 
(Land Uses), Section 70.03 (Downtown Zoning and Streets), Section 
60.11 (Food Cart Pod Regulations), or any numerical requirements 
contained in Section 60.40. (Sign Regulations) and Section 60.55. 
(Transportation Facilities), excluding Section 60.55.30. 
 
40.95.15. Application. 
 

1. Variance. 
A. Threshold. An application for Variance shall be required 

when the following threshold applies: 
1. A change of more than fifty percent (50%) to the 

numerical standards specified in the Site  
Development Requirements contained in Chapter 
20 (Land Uses).or Section 70.03 (Downtown Zoning 
and Streets) if the site is located within the 
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Downtown Design District. This threshold does not 
apply where credits have been earned for height 
increase through Habitat Friendly Development 
Practices, as described Section 60.12.40.4., .5., .6., 
and .7. 
*** 
 

C. Approval Criteria. In order to approve a Variance 
application, the decision making authority shall make 
findings of fact based on evidence provided by the 
applicant demonstrating that all the following criteria 
are satisfied: 
*** 
9. The proposal is consistent with all applicable 

provisions of Chapter 20 (Land Uses) or Section 
70.03 (Downtown Zoning and Streets) if the site is 
located within the Downtown Design District, 
unless the applicable provisions are subject to an 
Adjustment, Planned Unit Development, or 
Variance which shall be already approved or 
considered concurrently with the subject proposal. 

 

Chapter 40.96. – Wireless Facility 
40.96.10. Applicability.  

The development, installation, and modification of wireless facilities 
listed in Chapter 20 (Land Uses) or Section 70.03 (Downtown Zoning 
and Streets) if the site is located within the Downtown Design 
District, for each zoning district shall be subject to the provisions of 
this section. 

40.96.15. Applications 

*** 

1.  Wireless Facility One. 
*** 

C. Approval Criteria. In order to approve a Wireless 
Facility One application, the decision making authority 
shall make findings of fact based on evidence provided 
by the applicant demonstrating that all the following 
criteria are satisfied: 
*** 
4. The proposal meets all applicable Site Development 

Requirements of Sections 20.05., 20.10., 20.15., and 
20.20, and Section 70.03 of the Development Code 
unless the applicable provisions are subject to an 
Adjustment, Planned Unit Development, or Variance 
application which shall be already approved or 
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considered concurrently with the subject proposal. 
*** 

2.  Wireless Facility One. 
*** 

C. Approval Criteria. In order to approve a Wireless 
Facility Two application, the decision making authority 
shall make findings of fact based on evidence provided 
by the applicant demonstrating that all the following 
criteria are satisfied: 
*** 
9. The proposal meets all applicable Site Development 

Requirements of Sections 20.05., 20.10., 20.15., and 
20.20, and Section 70.03 of the Development Code 
unless the applicable provisions are subject to an 
Adjustment, Planned Unit Development, or Variance 
application which shall be already approved or 
considered concurrently with the subject proposal. 
*** 

3.  Wireless Facility Three. 
*** 

C. Approval Criteria. In order to approve a Wireless 
Facility Two application, the decision making authority 
shall make findings of fact based on evidence provided 
by the applicant demonstrating that all the following 
criteria are satisfied: 
*** 
10. The proposal meets all applicable Site Development 

Requirements of Sections 20.05., 20.10., 20.15., and 
20.20, and Section 70.03 of the Development Code 
unless the applicable provisions are subject to an 
Adjustment, Planned Unit Development, or Variance 
application which shall be already approved or 
considered concurrently with the subject proposal. 

 

Chapter 40.97. – Zoning Map Amendment 
40.97.15. Applications 

*** 

1.  Quasi‐Judicial Zoning Map Amendment. 
*** 

C. Approval Criteria. In order to approve a Quasi‐Judicial 
Zoning Map Amendment application, the decision 
making authority shall make findings of fact based on 
evidence provided by the applicant demonstrating that 
all the following criteria are satisfied: 
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*** 
6. The proposal is or can be made to be consistent with 

all applicable provisions of Chapter 20 (Land Uses), 
or Section 70.03 (Downtown Zoning and Streets) if 
the site is located within the Downtown Design 
District,. 
*** 

2. Legislative Zoning Map Amendment 

*** 

C. Approval Criteria. In order to approve a Legislative 
Zoning Map Amendment application, the decision 
making authority shall make findings of fact based on 
evidence provided by the applicant demonstrating that 
all the following criteria are satisfied: 
 
*** 
5. The proposal is or can be made to be consistent with 

all applicable provisions of Chapter 20 (Land Uses), 
or Section 70.03 (Downtown Zoning and Streets) if 
the site is located within the Downtown Design 
District,. 
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TA 2020‐0002 

 
DRAFT 

AMENDMENTS TO CHAPTER 50 OF THE BEAVERTON DEVELOPMENT CODE 
REGARDING THE DOWNTOWN DESIGN PROJECT 

 
The Development Code is amended as follows: 

 
Proposed Text Amendment Staff Comments 

Section 50.90 Expiration of a Decision 

50.90.    Expiration of a Decision. 
 

1.  Except  as  otherwise  specifically  provided  in  a 
specific  decision  or  in  this Code,  a  final  decision 
made  pursuant  to  this  Chapter  shall  expire 
automatically on the following schedule unless the 
approval is enacted either through construction or 
establishment  of  use  within  the  specified  time 
period. 
*** 
B.  Two  (2)  years  from  the  effective  date  of 

decision: 
** 
Downtown  Design  Review  Two  (Section 

40.27.15.2.) 
Downtown  Design  Review  Three  (Section 

40.27.15.3.) 
*** 
New  Construction  in  a  Historic  District 

(Section 40.35.15.4.) 
*** 

C.  One (1) year from the effective date of the 
decision: 
*** 
Downtown  Design  Review  Compliance 
Letter (Section 40.27.15.1) 
*** 

This language is proposed 
to identify the expiration 
dates of the three new 
land use applications for 
Downtown Design Review. 
The proposed removal of 
the New Construction in a 
Historic District application 
is acknowledged here. 
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TA 2020‐0002 

 
DRAFT 

AMENDMENTS TO CHAPTER 60 OF THE BEAVERTON DEVELOPMENT CODE 
REGARDING THE DOWNTOWN DESIGN PROJECT 

 
The Development Code is amended as follows: 

 
Proposed Text Amendment Staff Comments 

Section 60.05.55 Design Review; Major Pedestrian Route Maps 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Major Pedestrian Routes 
(MPR) are removed from 
the Downtown District. 
MPRs remain in the RC-E 
zone. This map is replaced 
with MPRs only shown in 
the RC-E zone and 
removed from the 
Downtown District. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

REMOVE 
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REPLACE 
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Table 60.05-2 Design Review; Landscape Buffer Requirement 

Staff comments: Removes references to RC-TO and RC-OT, as the RC-TO zone is being 
eliminated, and the RC-OT zone will be regulated in Chapter 70. 
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Section 60.25.55 Off-Street Loading 

Staff comments: Downtown Loading thresholds increased to allow for more dense 
development before requiring on-site loading berths that occupy significant site area. 
For more analysis, see Attachment X 

 
60.25.15.  Number of Required Loading Spaces.  The following numbers and types of berths shall 

be provided for the specified uses.  The uses specified below shall include all structures 
designed, intended or arranged for such use.  In the case of a use not specifically 
mentioned, the requirements for off‐street loading facilities shall be the same as a use 
which is most similar. 

 
  AGGREGATE 

FLOOR AREA 
 

BERTHS 
 

USE  (SQ. FT.)  REQUIRED  TYPE 
         

1.  Freight terminals, Industrial plants, 
Manufacturing or wholesale 
establishments, Warehouses. 

12,000 ‐ 36,000 
36,001 ‐ 60,000 
60,001 ‐ 100,000 
each additional 
50,000 or fraction 
thereof 

1 
2 
3 

1 additional 

A 
A 
A 
A 

         

2.  Auditoria, Motel, Convention Halls, or 
Sports Arenas. 
[ORD 3293; November 1982] 

25,000 ‐ 150,000 
150,001 ‐ 400,000 
each additional 
250,000 or fraction 
thereof 

1 
2 

1 additional 

B 
B 
B 

3.  Hospitals, Residential Care Facilities. 
[ORD 4036; April 1999] 

10,000 ‐ 100,000 
over 100,000 

1 
2 

B 
B 

         

4.  Department stores, retail 
establishments, funeral homes, 
restaurants, and commercial 
establishments not otherwise 
specified.  

7,000 ‐ 24,000 
24,001 ‐ 50,000 
50,001 ‐ 100,000 
each additional 
50,000 or fraction 
thereof 

1 
2 
3 

1 additional 

B 
B 
B 
B 

         

5.  Downtown Zones Only: Department 
stores, retail establishments, 
funeral homes, restaurants, and 
commercial establishments not 
otherwise specified.  

15,000‐ 100,000 
Each additional 
100,00 or fraction 
thereof 

1 
1 additional 

B 
B 
 

         

5. 6.  Hotels, Extended Stay Hotels or 
Office Buildings. [ORD 3958; June 
1996] [ORD 4584; June 2012] 

25,000 ‐ 40,000 
40,001 ‐ 100,000 
each additional 
100,000 or fraction 
thereof 

1 
2 

1 additional 

B 
B 
B 
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7.  Downtown Zones Only:  Hotels, 

Extended Stay Hotels or Office 
Buildings. 
 

50,000– 100,000 
each additional 
100,000 or fraction 
thereof 

1 
1 additional 

B 
B 

         

6. 8.  Schools  over 14,000  1  B 
 

7. 9.  Concurrent different uses.  When any proposed structure will be used concurrently for 
different purposes, final determination of loading requirements will be made by the 
decision making authority but in no event shall the loading requirements be less than 
the total requirement for each use based upon its aggregate floor area. 
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Proposed Text Amendment Staff Comments 

Section 60.30 Off-Street Parking 

60.30.10.  Number of Required Parking Spaces.  Except as 
otherwise provided under Section 60.30.10.11., off‐
street vehicle, bicycle, or both parking spaces shall be 
provided as follows: 

  *** 
2.  Parking Categories. 

A. Vehicle  Categories.    Contained  in  the  table  at 
Section  60.30.10.5.  are  vehicle  parking  ratios  for 
minimum  required  parking  spaces  and maximum 
permitted number of vehicle parking spaces to be 
provided  for each  land use, except  for  those uses 
which are located in the Regional Center which are 
governed  by  Section  60.30.10.6.    These 
requirements  reflect  the parking  requirements of 
Title  4  of  Metro’s  Regional  Transportation 
Functional Plan.  [ORD 4471; February 2008]  [ORD 
4584;  June  2012]  [ORD  4686;    July 
2016]60.30.10.2.A. 

  *** 
  5.  Regional Center Parking Districts 1 and 

2.1, 2, 3, 4, and 5.  Located within the 
boundary of the Regional Center are 
two (2) five (5)  parking districts.  
Within these five two districts, the 
parking requirements of Section 
60.30.10.5.A. do not apply.  The 
required number of parking spaces for 
Regional Center Parking Zones 1 and 2, 
3, 4, and 5 shall be governed by 
Section 60.30.10.6.  

 
6.  Regional Center Parking Tables.   The following tables 
list  the  required  minimum  and  maximum  vehicle  parking 
requirements for land use types in the Regional Center.  Within 
the  boundary  of  the  Regional  Center‐Old  Town  (RC‐OT), 
Regional Center‐Beaverton Central  (RC‐BC), Regional Center‐
Mixed  Use  (RC‐MU),  Regional  Center‐Downtown  Transition 
(RC‐DT)  Regional  Center—Transit‐Oriented  (RC‐TO),  and 
Regional  Center—East  (RC‐E)  are  two  (2)  five  (5)  parking 
districts. 

 

Staff proposes to 
consolidate Parking 
Districts 1 through 4 in the 
Regional Center. This will 
change the minimum 
parking requirements in 
Downtown East west of 
Cedar Hills Boulevard and 
around the Beaverton 
Transit Center to the same 
required ratios that apply 
in Old Town and around 
the Beaverton Central Max 
stop. 
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PARKING RATIO REQUIREMENTS FOR MOTOR VEHICLES 
IN THE REGIONAL CENTER  

Land Use Category 

Required 
Parking Spaces 

Maximum Permitted 
Parking Spaces 

Parking 
Districts 
1, 2, and 3 

Parking 
District 4 

Parking 
District 5  Zone A  Zone B 

Residential Uses           

  Detached dwellings (per unit)  .75  1.0  1.0  n/a  n/a 

  Attached dwellings           

    One bedroom (per unit)  .75  1.0  1.0  1.8  1.8 

    Two bedroom (per unit)  .75  1.0  1.0  2.0  2.0 

    Three or more bedrooms (per unit)  .75  1.0  1.0  2.0  2.0 

  Dwellings, Live/Work (per unit)  .75  1.25  1.25  1.8  1.8 

  Dwelling, Accessory Unit  .75  1.0  1.0  1.8  1.8 

  Residential Care Facilities (per bed, 
maximum capacity) 

0.25  0.25  0.25  0.5  0.5 

  Rooming, Boarding, or Lodging Houses 
(per guest room) 

0  1.0  1.0  1.25  1.5 

Commercial	Amusements	          

  Arena / Stadium (per seat, maximum 
occupancy) 

0  n/a  n/a  0.25  0.25 

  Movie Theaters (per seat, maximum 
occupancy) 

0  0.3  0.3  0.4  0.5 

  Sports Clubs / Recreational Facilities  0  4.3  4.3  5.4  6.5 

  Tennis / Racquetball Courts  0  1.0  1.0  1.3  1.5 

Institutions          

  Hospital (per bed)  2.0  2.0  2.0  3.0  4.0 

  Public Buildings or other Structures   2.7  2.7  2.7  3.4  4.1 

  Welfare or Correctional Institution (per 
bed) 

0.3  0.3  0.3  0.5  0.75 

Notes:  Those notes identified in Section 60.30.10.5.A. shall apply to Section 60.30.10.6. [ORD 
4584; June 2012] [ORD 4686; July 2016]
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PARKING RATIO REQUIREMENTS FOR MOTOR VEHICLES  
IN THE REGIONAL CENTER 

Land Use Category 

Required 
Parking Spaces 

Maximum Permitted 
Parking Spaces 

Parking 
Districts 

1,  2, and 3 

Parking 
District 4 

Parking 
District 5 

Zone A  Zone B 

Commercial Uses        

  Retail, including shopping centers  0  3.0  3.0  5.1  6.2 

    Offices, Administrative Facilities  0  2.7  2.7  3.4  4.1 

  Bank, Financial Institutions  0  3.0  3.0  5.4  6.5 

  Service Businesses  0  3.0  3.0  5.1  6.2 

 
Rental Businesses, including vehicle and 

trailer rental 
0  2.7  2.7  3.5  4.1 

  Medical, Dental Clinics  0  3.9  3.9  4.9  5.9 

    Mortuaries (per seat, maximum occupancy)  0  0.25  0.25  0.5  0.75 

    Eating, Drinking Establishments           

   
Fast Food with drive‐through 

service. 
0  5.0  10.0  12.4  14.9 

   
Other eating, drinking 

establishments. 
0  5.0  10.0  19.1  23.0 

 
  Temporary Living Quarters (per guest 
room) 

0  1.0  1.0  1.25  1.5 

Places	of	Assembly	        

 
Places of Worship (per seat at maximum 

occupancy) 
0.25  0.25  0.25  0.6  0.8 

 
  Auditoria, meeting facilities; Social or 
Fraternal Organizations (per seat, 
maximum occupancy) 

0.25  0.25  0.25  0.5  0.5 

 
Educational Institutions: College, University, 
High School, Commercial School (spaces / 
number of FTE students and FTE staff) 

0.2  0.2  0.2  0.3  0.3 

 
Educational Institutions: Middle School, 
Elementary School (spaces / number of 

FTE staff) 
1.0  1.0  1.0  1.5  1.5 

 
Nursery Schools, Day or Child Care Facilities 

(spaces / number of FTE staff) 
0.8  0.8  0.8  2.0  2.0 
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Land Use Category 

Required Parking Spaces 
Maximum Permitted 

Parking Spaces 

Parking  
Districts   1, 2, 

and 3 

Parking 
District 4 

Parking 
District 5 

Zone A  Zone B 

 

     Places of Assembly (cont.) 

  Library, museum, art gallery  2.5  2.5  2.5  4.0  6.0 

  Park and Ride facilities  n/a  n/a  n/a  n/a  n/a 

  Transit Centers  n/a  n/a  n/a  n/a  n/a 

     Industrial 

  Manufacturing  1.6  1.6  1.6  2.0  2.0 

     Limited Industrial 

  Research Facilities  2.5  2.5  2.5  3.4  3.4 

Notes:  Those notes identified in Section 60.30.10.5.A. shall apply to Section 60.30.10.6. [ORD 
4584; June 2012] 

[ORD 4471; February 2008] [ORD 4498; January 2009] [ORD 4584; June 2012] 
[ORD 4686; July 2016] 
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PARKING RATIO REQUIREMENTS FOR MOTOR VEHICLES  
IN THE REGIONAL CENTER 

 

Land Use Category  

Required Parking 
Spaces  

Maximum Permitted Parking 
Spaces  

Parking  
District  

1  

Parking  
District  

2  
Zone A   Zone B  

Residential Uses 

   Detached dwellings (per unit)   .75   1.0   n/a   n/a  

   Attached dwellings   .75   1.0   2.0   2.0  

   Dwelling, Accessory Unit   .75   1.0   1.8   1.8  

Commercial               

   Hospital (per bed)   2.0   2.0   3.0   4.0  

   Medical, Dental Clinics   0   3.9   4.9   5.9  

   Arena / Stadium / Movie Theater  
(per seat, maximum occupancy)   0   n/a   0.25   0.25  

   Movie Theater (per seat, maximum 
occupancy)   0   0.3   0.4   0.5  

   Residential Care Facilities (per bed, 
maximum capacity)   0.25   0.25   0.5   0.5  

   Rooming, Boarding, or Lodging Houses (per 
guest room)   0   1.0   1.25   1.5  

   Eating, Drinking Establishments   0   10.0   19.1   23.0  

   Bank, Financial Institutions   0   3.0   5.4   6.5  

   Live/Work Uses (per unit)   .75   1.25   1.8   1.8  

   Offices, Administrative Facilities   0   2.7   3.4   4.1  

  
Rental Businesses, including vehicle and 
trailer rental   0   2.7   3.5   4.1  

   Retail, including shopping centers  
0   3.0   5.1   6.2  

  
Service Businesses / Professional Services  

0   3.0   5.1   6.2  

  
  Temporary Living Quarters (per guest 
room)   0   1.0   1.25   1.5  
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   Sports Clubs / Recreational  
Facilities   0   4.3   5.4   6.5  

   Tennis / Racquetball Courts   0   1.0   1.3   1.5  

  
  Mortuaries (per seat, maximum 
occupancy)   0   0.25   0.5   0.75  

Civic                 

   Educational Institutions: College,  
University, High School,  
Commercial School (spaces /  
number of FTE students and FTE staff)  

0.2   0.2   0.3   0.3  

   Educational Institutions: Middle  
School, Elementary School  
(spaces / number of FTE staff)  

1.0   1.0   1.5   1.5  

   Nursery Schools, Day or Child Care 
Facilities (spaces / number of FTE staff)   0.8   0.8   2.0   2.0  

   Places of Worship (per seat at maximum 
occupancy)   0.25   0.25   0.6   0.8  

   Public Buildings or other Structures   
2.7   2.7   3.4   4.1  

     Auditoria, meeting facilities;  
Social or Fraternal Organizations  
(per seat, maximum occupancy)   0.25   0.25   0.5   0.5  

   Library, museum, art gallery   2.5   2.5   4.0   6.0  

   Park and Ride facilities   n/a   n/a   n/a   n/a  

   Transit Centers   n/a   n/a   n/a   n/a  

   Welfare or Correctional Institution (per 
bed)   0.3   0.3   0.5   0.75  

  

        Industrial          

   Manufacturing   1.6   1.6   2.0   2.0  

   Research Facilities   2.5   2.5   3.4   3.4  
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Proposed Text Amendment Staff Comments 

Section 60.30 Off-Street Parking 

60.30.10. 
*** 

11.  Reductions and Exceptions. [ORD 3358; March 1984] 
Reductions and exceptions to the required vehicle and 
bicycle parking standards as listed in Sections 
60.30.10.5. and 60.30.10.6. may be granted in the 
following specific cases listed below. Sites within the 
Downtown Design District that apply for one or more 
of the vehicle parking reductions listed below cannot 
exceed a combined 15% reduction from the required 
parking standards in the table found in Section 
60.30.10.6  [ORD 4471; February 2008] [ORD 4584; 
June 2012] 

 
  A.  Vehicle Parking Reduction for Transit 

Amenities. [ORD 3965; November 1996]  For 
sites outside of the Downtown District, any 
Any existing use or proposed use on an 
existing transit route may apply for and the 
City may reduce the number of required 
vehicle parking spaces by either five percent or 
ten percent through provision of a pedestrian 
plaza.  The property owner shall initiate the 
request for parking space reduction through 
the City application process. 

    *** 
  B.  Vehicle Parking Reduction for Rail Stop 

Proximity in Downtown. For sites within the 
Downtown District, any existing use or 
proposed use within one‐eighth mile of an 
existing rail transit stop may apply for and the 
City may reduce the minimum number of 
required vehicle parking spaces by twelve (12) 
percent.  

Staff proposes to offer an 
automatic parking 
requirement reduction to 
strategic areas of 
Downtown to encourage 
development near transit 
stations and areas 
intended to be the most 
vibrant areas in the 
Regional Center. 
 
These automatic parking 
reductions are intended to 
align with typical traffic 
reductions 
expected with new 
development adjacent to 
TriMet rail stations, as traffic 
reductions result in similar 
reduction in parking 
demand. Typically a traffic 
reduction of 12 to 15 
percent is expected near 
rail stations. As such, staff 
proposes a 12 percent 
reduction in required 
parking from in Downtown 
within 1/8 mile of a rail 
stop, 1/8 mile within a bus 
stop with high frequency 
peak service, and within 
the eight blocks of Old 
Town between SW 
Farmington, SW Angel, SW 
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  C.  Vehicle Parking Reduction for Central Blocks in 

Old Town. For sites within the bounds of SW 
Farmington Road, SW Angel Avenue, SW 2nd 
Street, and SW Tucker Avenue may apply for 
and the City may reduce the number of 
required vehicle parking spaces by twelve (12) 
percent.  

 
  D.  Vehicle Parking Reduction for Bus Stop 

Proximity in Downtown. [ORD 3965; 
November 1996]  For sites within the 
Downtown District, any existing use or 
proposed use within one‐eighth mile of an 
existing bus transit stop that has 20 minute 
peak hour transit service may apply for and 
the City may reduce the number of required 
vehicle parking spaces by twelve (12) percent.  
Sites that apply for vehicle parking reductions 
through Section 60.30.11.B‐C may not apply 
for this reduction. 

    *** 
  H.  Vehicle Parking Reduction for Enrollment with 

a Car Share Program in Downtown 
    For sites within the Downtown District, the 

minimum number of required parking spaces 
may be reduced with the enrollment in a Car 
Sharing Program, subject to the following: 

   
1. The enrollment period shall be no less 

than ten (10) years; and 

2. The  required  vehicle  parking may  be 
reduced  by  two  (2)  spaces  for  every 
one (1) car‐share space provided, with 
a  maximum  reduction  of  ten  (10) 
spaces  or  a  twenty‐five  (25)  percent 
reduction  in  required  spaces, 
whichever is less.  

2nd,  and SW Tucker. 
 
Staff also proposes to allow 
for parking reductions for 
developments that enroll in 
a car share program to 
encourage reduce car 
ownership in Downtown 

 

Proposed Text Amendment Staff Comments 

Section 60.40 Sign Regulations 

60.40.15.  Signs not Subject to Permit but Subject to Regulation 
for Size, Dimensions, Location, Duration and 

Through public 
engagement, staff learned 
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Aesthetics.  No permit is necessary before placing, 
constructing or erecting the following signs so long as 
any such signs conform to the following regulations: 

   
1. Window Sign. As defined in Chapter 90 of 

Development Code, such signs shall not exceed twenty 
percent (20%) of interior window area per window, 
excepting sites within the Downtown District, which 
may have windows signs covering up to forty percent 
(40%) of interior window area per window. [ORD 4708; 
May 2017] 

 
*** 

 
60.40.35.          Signs in Commercial, Industrial, and Multiple Use 

Zones. In all commercial, industrial zones, and multiple 
use zones, as defined in Sections 20.10, 20.15, and 
20.20, the following regulations apply: 

   
*** 
5.      Freestanding  Sign.  Except  as  provided  in  Section 

60.40.35(5)(I), one  Freestanding  sign  shall be  allowed 
per  legal  lot of record. Contiguous  legal  lots of record 
under one ownership shall be considered one lot for the 
purposes  of  calculating  the  number  of  freestanding 
signs allowed. 

*** 
Multiple Use Zoning Districts 
 
RC‐TO RC‐BC, RC‐MU, RC‐DT, RC‐OT, RC‐E, OI‐WS, C‐WS TC‐MU, 

TC‐HDR,SC‐MU, SC‐HDR, SC‐E, SC‐S, SC‐E1,2,3  
E. Number 1  
F. Size (Maximum sq. ft. for all faces combined) 64 
 G. Size (Maximum for any one face) 32  
H. Height Maximum 15’ 
 
*** 
5.     Downtown Regional Center Design and Material Standards 

In addition to the standards for sign number, size, height 
and placement  identified  in this section, signs  located  in 
Regional  Center  –  Beaverton  Central  (RC‐BC),  Regional 
Center  –  Mixed  Use  (RC‐MU),  Regional  Center  – 
Downtown Transition (RC‐DT), and Regional Center – Old 
Town (RC‐OT) and Regional Center – Transit Oriented (RC‐
TO)  zones  are  subject  to  the  following  design  and 
materials standards: 

that certain cultures rely 
heavily on window signs for 
advertisement, and the 
current 20% limitation on 
window signage can act 
as a obstacle to achieving 
Design Principle No. 1 
Design Places for People, 
which calls for the code to 
“Ensure Downtown is a 
place for everyone, 
including racially and 
ethnically diverse 
populations as well as 
historically 
underrepresented and 
underserved populations. 
To reduce that barrier, staff 
proposes to allow window 
signs to cover up to 40% of 
windows. 
 
Additional modifications to 
Section 60.40 are minor 
edits, acknowledging new 
language in Chapter 70, 
and new downtown zones.  
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*** 
   

60.40.45.  Temporary  Signs.  Temporary  signs  may  be  erected  and 
maintained  in  the  City  only  in  compliance  with  the 
regulations  in  this  Code,  and  with  the  following  specific 
provisions: 

 
*** 
4.   Temporary Portable Signs in Public Right‐of‐Way. Signs on 

the ground within the public right‐of‐way, shall be permitted 
in accordance with the following standards: 

*** 

 
B. Number of Portable Signs allowed in Public Right‐of‐way: 

*** 
2.  In all Commercial,  Industrial and Multiple Use zones 

except for RC‐OT, RC‐TO, RC‐BC, RC‐MU, RC‐DT, and 
RC‐E, only one (1) temporary portable sign is allowed 
for every one hundred  (100)  linear  feet of property 
frontage along a street. 

3. In all Downtown Regional Center zones, including RCT, 
RC‐TO, RC‐BC, RC‐MU, RC‐DT,  and RC‐E, the number 
of  signs  on  the  ground  within  the  right‐of‐way  is 
limited  to  the  number  of  operating  and  accessible 
public entrances that face the right‐of‐way where the 
sign is located. Multiple doors at one (1) entrance are 
allowed one  (1) sign. Multiple  individuals or entities 
which share the same public entrance are allowed one 
(1) sign. 

*** 
60.40.50.  Electronic  Message  Centers  (EMCs).  Electronic  Message 

Centers may be erected and maintained only in compliance 
with the regulations in this Code. 

*** 

 
2.  Allowed  Locations  for  EMCs.  EMCs  are  allowed  in  all 

Commercial, Industrial, Residential and Multiple Use zones 
under the following circumstances and standards: 

*** 
C.  In multiple use zones  (SC‐S, SC‐HDR, SC‐E, SC‐MU, TC‐

HDR,  TCMU,  RC‐OT,  RC‐E,  RC‐TO,  RC‐BC,  RC‐MU,  RC‐
DT,,  C‐WS  and  OI‐WS)  EMCs  must  comply  with  the 
following standards: 

*** 
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Section 60.50 Special Use Regulations 

60.50.15.  Projections into Required Yards and Public Right‐of‐
Way. [ORD 3162; April 1980] 

 
  *** 
2.  Buildings within the RC‐E zone any of the Regional Center 

zoning districts (RC‐TO, RC‐OT, RC‐E zones) may have 
the following projections into the public right‐of‐way; 
[ORD 3352; January 1984] [ORD 4058; September 
1999] [ORD 4584; June 2012] 

 
                             ***   

 

Modifications are made to 
relocate setback 
encroachments for the 
Downtown District to 
Chapter 70. 

 
 
 

Section 60.70 Wireless Facilities 

60.70.30.  Permit Process.  Applicants shall refer to Chapter 20 
(Land Uses) or Chapter 70 (Downtown District) of this 
Code to determine whether a proposed WCF is a 
Permitted Use, a Conditional Use or a Prohibited Use 
within a specific underlying zoning district.  The 
different permit types and associated thresholds are 
specified in Chapter 40 (Applications).  The procedures 
for the review and approval of applications are 
contained in Chapter 50 (Procedures) of this Code.    

*** 
19.  Specific Development Standards for WCF in Public 

Road Right‐of‐Way. The following standards are 
specific to the installation of New or Collocation of 
WCF within the right‐of‐way and are in addition to the 
other applicable development standards specified in 
the Beaverton Development Code: [ORD 4702; January 
2017] 
*** 
D. Collocates  to poles  that  existed on or  before 

the date of adoption of this text amendment or 
replacement of poles, inclusive of antennas and 
any mounting devices, may extend above  the 
maximum  permitted  height  listed  under 
Sections  20.05.15,  20.10.15,  20.15.15,  and  
20.20.15, and 70.03 up to and including ten (10) 
feet above the height of the existing pole unless 

Modifications are made to 
acknowledge new 
language in Chapter 70. 
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separately  authorized  through  an  adjustment 
or variance application. 

*** 

I.  Replacement of the existing structure, tower 
or pole may be authorized, provided that the 
replacement structure fully contains antennas 
and associated equipment and no higher than 
permitted under Sections 20.05.15, 20.10.15, 
20.15.15 and 20.20.15 and 70.03. 

 
*** 
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TA 2020‐0002 

 
DRAFT 

AMENDMENTS TO CHAPTER 90 OF THE BEAVERTON DEVELOPMENT CODE 
REGARDING THE DOWNTOWN DESIGN PROJECT 

 
The Development Code is amended as follows: 

 
Proposed Text Amendment Staff Comments 

Chapter 90- Definitions 

Bulk. The physical mass of a building. 
 
*** 

Cornice. The uppermost horizontal molded projection or other 
uppermost horizontal element at the top of a building or portion 
of a building. 
 
Courtyard. For sites within the Downtown District, an open space 
partially or wholly enclosed by adjacent buildings. 
 
*** 

Curtain Wall. An outer covering of a building in which the outer 
walls are non‐structural. 
 
*** 
Datum. For sites within the Downtown District, a continuous linear 
element such as a signage band, cornice, or roof parapet that is 
maintained across the facade of a building as a visual reference point 
or continued across multiple buildings in a street wall to provide an 
architectural relationship between or among the buildings. 
 
*** 
Facade. An exterior face of a building.  
 
Facade Articulation. For sites within the Downtown District, the 
application of architectural components that gives texture, breaks 
down the scale of a building, adds visual interest, creates shadows, and 
introduces human‐scaled details on a building facade. Facade 
articulation can include projections, recesses, , datum lines, cornices, 
balconies, and other similar components. 
 
*** 

Definitions added to 
support new language in 
Chapter 70. 
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Fenestration. For sites within the Downtown District, the presence and 
arrangement of windows and doors on building elevations. 
 
*** 
Frontage Court. For sites within the Downtown District, an open area 
that provides access to a building entrance or entrances. 
   

 
*** 
Internal Accessway. For sites within the Downtown District, 
connections that provide bicycle and pedestrian passage between 
streets or a street and an on‐site destination. For the purposes of this 
definition, service and loading areas are not considered destinations. 
 
Internal Drive. For sites within the Downtown District, connections 
that provide, at minimum, motor vehicle passage between streets or a 
street and an on‐site destination. For the purposes of this definition, 
service and loading areas are not considered destinations. 
 
*** 
Landscape Screening. For sites within the Downtown District, plants, 
including but not limited to those supported by a structure such as a 
trellis, that collectively create a screen to limit the visibility through the 
plantings. 
 
*** 
Personal Services. For sites within the Downtown District, an 
establishment or place of business primarily engaged in the provision 
of frequent or recurrent needed non‐medical services of a personal 
nature. Typical uses include, but are not limited to, beauty and barber 
shops, dry cleaning establishments, shoe repair shops, tailor shops, 
tanning salons, and tattoo parlors. 
 
*** 
Primary Façade Plane. For sites within the Downtown District, the 
single most predominant vertical plane of any building elevation 
 
Primary Frontage. For sites within the Downtown District, the lot line 
abutting the right of way for an interior lot; or the primary frontage as 
determined in Section 70.03.03 Street Typology. for lots with multiple 
frontages. 
 
*** 
 
Private Open Space. For sites within the Downtown District, an area 
directly attached to a residential unit provided for private use by 
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residents of that unit. Private open space areas may include balconies, 
patios, terraces, or rooftop decks. 
 
*** 
Publicly Accessible. For sites within the Downtown District, open to 
the public. 
 
Publicly Accessible Open Space For sites within the Downtown 
District, publicly accessible spaces such as plazas, terraces, open air 
atriums, and small parks, which are provided and maintained by a 
private party. 
 
*** 
Rhythm. For sites within the Downtown District, rhythm is established 
through the use of repeated forms. In architecture, repetition refers to 
a pattern in which the same shape, size, or color is used in a sequence 
throughout the design. For example, beams and columns repeat to 
form repetitive structural bays. Repetition can be simple, such as a 
linear pattern of recurring elements, or complex, introducing points of 
emphasis or intervals into a sequence. 
 
*** 
Screening. For sites within the Downtown District, a physical barrier 
that limits or obscures the view of an object or objects. 
 
*** 
 
Shared Open Space. For sites within the Downtown District, an area 
within a development provided for the use or enjoyment of all users of 
the development. Shared Open Spaces may be but are not required to 
be open to the public. 
 
*** 
Street Wall. For sites within the Downtown District, A collective set of 
building facades, typically with no setback or a small setback from the 
right of way and limited gaps between them, that together create the 
perception of outdoor enclosure. 
 
*** 
Terrace. For sites within the Downtown District, an area raised above 
grade, often delineated by a retaining wall or slope, that is adjacent to 
a building. 

*** 
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Summary of Recent Changes to Draft Code  
This table is intended to outline significant changes to language and regulatory imagery memo made 
since August 26, 2020.  Minor typographical errors, numbering, and other scrivener’s errors, as well as 
minor wordsmithing for clarity where policy positions have not changed, are not documented. 

 

Citation Page Prior Language Updated Language Rationale 
40.27.10.6 Exhibit 

2.2 
Phased Downtown 
Development Plan 
allowed for sites over 
2 acres. 
Developments must 
provide 66% of 
required FAR in first 
phase. 

Phased Downtown 
Development Plan 
allowed for sites over 
1.5 acres.  
Sites in RC-BC:  (1.5 
FAR) 

• 1.5 -2 acres - 
75% of 
required FAR 
in first phase. 

• 2 acres or 
greater- 66% 
of required 
FAR in first 
phase. 

Sites in RC-MU & RC-
DT: (1.0 FAR0 

• 1.5 -2 acres - 
85% of 
required FAR 
in first phase. 

• 2 acres or 
greater- 75% 
of required 
FAR in first 
phase. 

Sites in RC-OT (0.5 or 
0.7 FAR) not eligible 
due to low zone 
requirements.  

See analysis in 
Exhibit 4 

40.27.10.6 Exhibit 
2.2 

Planning Commission 
may waive up to 
three guidelines 

Planning 
Commission may 
waive any number 
of guidelines 

This provides 
Planning 
Commission 
greater flexibility 
to approve 
innovative 
projects. Staff will 
provide 
recommendations 
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to Planning 
Commission 
where an 
applicant 
requests to waiver 
one or more 
guidline. 

70.04.1.6.S1 39 No minimum site 
landscaping 
percentage 

Sites under 1 acre 
have no minimum 
landscaping 
percentage.  
 
Sites one acre and 
larger must provide 
live landscaping at 
a size equal to 10% 
of the site area. Half 
of this 10% 
requirement can be 
satisfied by 
landscaping 
required by other 
code provisions, 
including usable 
open space, 
screening, rooftop 
features, etc.  

Exempting small 
sites allows for 
greater to full lot 
coverage, which 
is more likely on 
smaller sites.  
 
Larger sites are 
anticipated to 
have less lot 
coverage and 
space between 
building(s) and 
the right of way. 
This encourage 
more live 
plantings and less 
hardscape on 
larger sites.   

70.04.1.6.S2 39 Mulch rules with no 
material color 
requirement 

Mulch must be a 
natural occurring 
material and a 
natural color 

Mulch may be 
bark, cobblestone 
or other similar. 
Guideline 
provides more 
flexibility 

70.04.1.6.S4 40 Trees have no ball 
and burlap 

Trees must be balled 
and burlapped 

Balled and 
burlapped trees 
tend to more 
drought tolerant, 
while being a 
comparable price 

70.04.1.6.S5.a.1 41 Trees must meet 
height and canopy 
requirements unless 
the site cannot 
accommodate a 
canopy tree 

Trees must meet 
height and canopy 
requirements unless 
there is less than 25 
square feet of 
surface soil area or 
an existing or prosed 

Provides more 
rigorous criteria to 
evaluate the 
planting of trees 
not meeting 
minimum size 
requirements. 
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structure conflicts 
with mature canopy 

70.04.1.6.S5.a.1 41 Tree density required 
to be 1,000 square 
feet of site area not 
occupied by 
structure 

For sites under one 
acre: One tree per 
1,000 square feet of 
site not occupied by 
structures. 
 
For sites one acre 
and greater: One 
tree per 3,000 
square feet of total 
site area. 

Similar to 
minimum 
landscape 
requirements, 
rules now 
acknowledge the 
likelihood of 
greater lot 
coverage on 
small sites, leading 
to less room for 
trees, as well as 
more room on 
larger sites. 

70.04.1.6.S6 42 A minimum of 20 
percent of 
landscape plantings 
shall be drought-
resistant species. 
 

A minimum of 25 
percent of 
landscape plantings 
shall be drought-
resistant species. 
 

Minimum drought 
tolerant plants 
increased on 
recommendation 
of planning 
commission and 
landscape 
architect peer 
review. 

70.04.1.G4 49 Buildings in the RC-
BC zone may 
exceed the 120 foot 
height requirement 
by: 

• Reducing 
massing to 
limit shade 
impacts to 
abutting 
streets, 

• Provide 
visually 
interesting 
massing at 
the top of the 
buildings, 

• Providing a 
publicly 
accessible 
open space 
or creek 

Buildings in the RC-
BC zone may 
exceed the 120 foot 
height requirement 
by modifying 
massing above 120 
feet that: 

• Reduces the 
sense of 
enclosure for 
pedestrians 
along at least 
one street;  

• Increases 
access to 
light or sky 
views for 
people on 
abutting 
streets; and  

• Increases 
access to 

See analysis in 
Exhibit 4. 
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access and 
enhancement 

light for 
people inside 
current or 
future 
buildings 
across the 
street from 
the proposed 
development. 

Development 
applying for this 
Design Guidelines 
also shall provide at-
grade publicly 
accessible open 
space or on-site 
creek access and 
enhancements to 
improve the 
pedestrian 
experience. 
 

70.04.1.G6 50 Rules governing a 
building’s ability to 
exceed the max 
height of 65 feet, up 
to 75 feet is massing 
was reduced, plus 
special 
considerations for 
other amenities 

In RC-OT, buildings 
may exceed the 65-
foot height limit, up 
to 75 feet, by 
reducing building 
mass on upper floors. 
Massing changes on 
upper floors shall: 
• Reduce the sense 

of enclosure for 
pedestrians along 
at least one 
street; and 

• Increase access 
to light or sky 
views for people 
on abutting 
streets. 

 

Utilizing lessons 
learned from the 
solar access study 
analyzed in Exhibit 4, 
rules for enclosure 
and sky access from 
the RC-BC zone are 
used to consider if a 
development can 
exceed 65 feet, up to 
75 feet. Given the 
scale of development 
and parcel size in the 
RC-OT zone, at grade 
amenities would not 
be roughly 
proportional to the 
additional benefit of 
an additional floor of 
development. 
Similarly the 
difference in shade 
impacts between 65 
and 75 feet are not 
significant enough to 
use impacts to 
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surrounding buildings 
as an effective 
criterion. 

70.04.1.G8 51 Rules governing a 
building’s ability to 
exceed the max 
height of 75 feet, up 
to 120 feet is massing 
was reduced, plus 
special 
considerations for 
other amenities 

In RC-MU, buildings 
may exceed the 
75-foot height 
limit, up to 120 
feet, by reducing 
building mass on 
upper floors 
Massing 
changes on 
upper floors shall: 
• Reduce the 

sense of 
enclosure for 
pedestrians 
along at least 
one street; 

• Increase 
access to light 
or sky views 
for people on 
abutting 
streets; and 

• Increase 
access to light 
for people 
inside current 
or future 
buildings 
across the 
street from the 
proposed 
development. 

 

Utilizing lessons 
learned from the 
solar access study 
analyzed in Exhibit 4, 
rules for enclosure, 
sky access, and 
impacts to 
surrounding buildings 
from the RC-BC zone 
are used to consider 
if a development can 
exceed 75 feet, up to 
120 feet. Staff is 
proposing to reserve 
the ground floor 
amenity requires for 
the RC-BC zone only, 
as there remains a 
maximum height in 
the RC-MU zone 
which limits impacts 
caused by 
development. 
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  Community Development Department / Planning Division 
 12725 SW Millikan Way / PO Box 4755 
 Beaverton, OR 97076 
 General Information: 503-526-2222 V/TDD 
 www.BeavertonOregon.gov 

 

M E M O R A N D U M  

TO:  Planning Commission  
FROM:  Steve Regner, Senior Planner  
DATE: Sept. 16, 2020 
SUBJECT: Exhibit 4: Downtown Design Project – Phased Development Regulations and 

Exceeding Maximum Height Regulations 
  

This memo in intended to supplement the staff report dated Sept. 16, 2020, for the Downtown 
Design Project hearing regarding CPA2020-0004, TA2020-0002 and ZMA2020-0004 scheduled 
for Sept. 23, 2020. It addresses proposed modifications to the rules that govern phased 
development when the first phase does not meet the minimum required floor area ratio, as 
well as rules that govern how buildings can exceed the maximum height of the zone.  

Phased Development 

At the Aug. 26 Planning Commission work session, staff introduced new language that 
specified the circumstances where a proposal would not be required to meet minimum floor 
area ratio, utilizing the Phased Downtown Development Plan (PDDP) tool. The updated 
language was intended to improve upon the city’s existing phased development approach, 
the Design Review Buildout Concept Plan (DRBCP), by adding a minimum site size requirement 
and minimum amount of first-phase development. After receiving feedback from the Planning 
Commission, staff has revised the PDDP approach, as detailed below.  

Original PDDP Results 

In the initial proposal for the PDDP, a minimum site size of 2 acres was proposed to 
acknowledge the challenges of dense development on large sites. Additionally, the proposal 
required that projects that develop under the PDDP provide 66 percent of the required floor 
area in the first phase, to ensure that minimum amount of floor area would be built to 
contribute to a more vibrant, walkable Downtown. Generally, Planning Commission agreed 
with the approach, but asked for more information to know if the proper thresholds had been 
identified.  

Staff analyzed the required outcomes of this approach, which is shown in Figure 1 below, 
when applied to the RC-BC zone. The line graph, which charts the relationship between site 
size and required floor area, shows a significant drop-off when the 2-acre site-size threshold is 
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crossed. While this captures the general intent of easing restrictions on larger sites, it highlights 
the disparity in expectations between sites just below and just above 2 acres. 

Figure 1 Original PDDP requirements when applied in the RC-BC zone (1.5 FAR) 

 

 

Revised PDDP Proposal 

To more equitably enforce the minimum FAR and phased development requirements in 
Downtown, staff proposes a zone-based, multi-tier approach. This approach intends to be 
more context sensitive by considering the minimum FAR by zone and setting two levels of 
minimum first-phase development instead of the original one level. Site sizes are broken into 
three categories: 

 sites under 1.5 acres 
 sites between 1.5 and 2 acres 
 sites greater than two acres.  

 
For sites under 1.5 acres, the minimum FAR must be met. For sites between 1.5 and two acres, 
a high percentage of the minimum FAR must be met, which varies by zone. For sites greater 
than 2 acres, a lower percentage of the minimum FAR must be met, which also varies by 
zone. The Regional Center - Old Town zone is proposed to be excluded from PDDP eligibly, as 
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the minimum required FAR of the zone, either 0.5 or 0.7, is relatively low and not difficult to 
meet. The specific requirements are summarized in Table 1 on the following page.  

The revised approach results in a smoother line graph for both the RC-BC zone, with a 
minimum 1.5 FAR, and the RC-MU and RC-DT zones, which have a minimum of 1.0 FAR. This 
smoother line represents reduced disparity between site sizes and ensures that a minimum 
amount of development is required on larger sites in the first phase, which will contribute to 
Downtown’s vibrancy. 

Table 2 Minimum FAR required by zone and by site size based on revised PDDP 
 RC-BC RC-MU RC-DT RC-OT1 

Minimum FAR set by zone 1.5 FAR 1.0 FAR 1.0 FAR 0.5 or 0.7 
Minimum FAR if site under 
1.5 acres 

1.5 FAR 
(100%) 

1.0 FAR 
(100%) 

1.0 FAR 
(100%) 

0.5 or 0.7 

Minimum FAR for sites 
between 1.5 acres and 2 
acres (Using revised PDDP) 

1.125 FAR 
(75%) 

0.85 FAR 
(85%) 
 

0.85 FAR 
(85%) 
 

0.5 or 0.7 

Minimum FAR for sites 
greater than 2 acres (Using 
revised PDDP) 

1.0 FAR 
(66%) 

0.75 FAR 
(75%) 
 

0.75 FAR 
(75%) 
 

0.5 or 0.7 

 

1 Sites in the RC-OT zone are proposed to be exclude from PDDP eligibility as minimum FAR in the zone are 
lower than other Downtown zones and present less of challenge meeting in the first phase. 
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Figure 3 Revised PDDP requirements when applied in the RC-MU and RC-DT zones (1.0 FAR) 

 

 

Figure 4 Revised PDDP requirements when applied in the RC-BC zone (1.5 FAR) 
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Recommendation 

Staff has amended the proposed PDDP language in Exhibit 2.2 Proposed Amendments to 
Existing Development Code Chapters of the staff report dated Sept. 16, 2020, to reflect 
revisions discussed in this memo. These changes are located in Section 40.27.10.6. Staff 
recommends that Planning Commission, after holding the public hearing, deliberate on the 
proposed policy revision, and approve the proposed Text Amendment TA2020-0002, including 
this memo as additional findings.  

 

Exceeding Maximum Height 

In past work sessions with decision makers, staff has introduced the policy of allowing buildings 
to exceed the maximum height of the zone in certain zones if specific design rules were met. 
These design rules focused on reducing the mass of upper floors of buildings to improve the 
pedestrian experience. This approach was well received by decision makers, but there was a 
desire to see the specific design rules refined, and supported by deeper analysis of how tall 
buildings would impact adjacent streets.  

With the help of SERA Architects, staff conducted an analysis to evaluate the impacts of tall 
buildings in Downtown Beaverton. Staff select a site at the southwest corner of SW Watson and 
SW Millikan Way to best evaluate shade impacts. 

Figure 5 Site Location 
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The study compared shade impacts on the subject site between three different building 
masses in the RC-BC zone: 

1. Buildings following height and step back rules found in the Development Code in effect 
currently. These rules limit buildings to 120 feet and require massing over 60 feet to be 
stepped back 20 feet from the property line; 

2. Buildings following height and massing reduction rules proposed in the Downtown Code 
at the Aug. 26, 2020 work session. These rules allow buildings to exceed 120 feet if upper 
floor massing is reduced limit shade impacts to the street; and 

3. Buildings allowed to be developed over 120 feet, but not reducing the massing to limit 
shade impacts to the street. 

Each massing scenario was evaluated at four different times of year, representing each 
season. Each season was evaluated at three different times of day, capturing morning, mid-
day, and late afternoon. The specific time of day varies based on the length of the day. The 
full set of results can be found at the end of this memo.  The figures 6 through 8 demonstrate 
the spectrum of shade impacts caused by each massing scenario on March 1st at 1pm. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 6 Existing Development Code on March 1 at 1pm 
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Figure 7 Proposed Code With Massing Reductions on March 1 at 1pm 
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Takeaways 

Figures 5 through 7, as well as the full solar study on the following pages, demonstrate that 
buildings 120 feet or taller will always cast shadows on streets with the width typical in 
Downtown Beaverton, at certain times of day and year. Even when massing is reduced above 
120 feet, street shading will still occur, as shown in Figures 6 and 7. What this shading study 
does present, however, is the impacts to adjacent sites and buildings. When comparing 
existing code impacts in Figure 5 and the taller but reduced mass outcome in Figure 6, the 
shading impacts the adjacent building are very similar. When comparing those outcomes to 
Figure 7, where there no massing reduction above 120 feet, it is clear that the reduced 
massing has a distinct and measurable shade impact on the lower floors of the adjacent 
building. 

Based on these findings, staff proposes to modify the rules regulating exceeding the maximum 
building height to include considering shade impacts to buildings on the opposite side of the 
street. 

Figure 8 Proposed Code Without Massing Reductions on March 1 at 1pm 
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While shading of the street at certain times of year is unavoidable, reduced massing of upper 
floors of buildings can still contribute to easing as sense of confinement or over-enclosure, 
which can improve the pedestrian experience. Directly related to that, reduced massing can 
also allow for more unobstructed views of the sky from the street. Staff proposes that these two 
considerations are also included when evaluating buildings exceeding 120 feet.  

Proposed Language 

Regional Center – Beaverton Central  

“In RC-BC, buildings may exceed the 120-foot height limit by reducing building mass on upper 
floors and providing at-grade pedestrian improvements. Massing changes on upper floors 
shall: 
 Reduce the sense of enclosure for pedestrians along at least one street; 
 Increase access to light or sky views for people on abutting streets; and 
 Increase access to light for people inside current or future buildings across the street from 

the proposed development. 

Development applying for this Design Guideline shall also provide at-grade publicly 
accessible open space or on-site creek access and enhancements to improve the 
pedestrian experience.” 

 
In addition to the building massing rule, staff proposes to maintain the ground-level public 
amenity to further improve the pedestrian experience. The combination of enclosure, sky view, 
and building impact considerations, along with ground-floor amenities, is anticipated to give 
Planning Commission an appropriate amount of guidance on when to approve or not 
approve a proposal. 

 

Regional Center – Old Town 

“In RC-OT, buildings may exceed the 65-foot height limit, up to 75 feet, by reducing building 
mass on upper floors. Massing changes on upper floors shall: 
 Reduce the sense of enclosure for pedestrians along at least one street; and 
 Increase access to light or sky views for people on abutting streets.” 

 

Staff proposes that the extra height allowed through this policy be subject to a criterion 
addressing enclosure and access to sky views. As the RC-OT zone allows considerably lower 
building heights, the shade impacts to buildings across the streets will be relatively negligible 
when comparing 65- and 75-foot building heights. Furthermore, staff does not propose to 
include ground floor-amenity requirements for this zone because the building heights are not 
overly tall and the site sizes are relatively smaller in Old Town. In addition, the ground-level 
amenities may reduce development potential/leasable space to a degree that the modest 
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height addition is not worth it financially. The code does have other provisions that encourage 
ground-floor pedestrian space. 

Regional Center – Mixed Use 

“In RC-MU, buildings may exceed the 75-foot height limit, up to 120 feet, by reducing building 
mass on upper floors Massing changes on upper floors shall: 
 Reduce the sense of enclosure for pedestrians along at least one street; 
 Increase access to light or sky views for people on abutting streets; and 
 Increase access to light for people inside current or future buildings across the street from 

the proposed development, or if the property abuts a creek, provide on-site creek access 
and enhancements that improve the pedestrian experience.” 

 

Staff proposes to subject buildings in the RC-MU zone to the same design criteria as the RC-BC 
zone, as building massing above 75 feet will begin to consistently impact buildings across the 
street at more times of the year. As Beaverton Creek travels through the RC-MU zone, staff 
proposes to include creek access and enhancement as an option instead of minimizing 
impacts to buildings.  

 
Recommendation 

Staff has amended the proposed Downtown Development Code language in Exhibit 2.1 
Proposed Amendments to Existing Development Code Chapters of the staff report dated 
September 16, 2020, to reflect revisions discussed in this memo. These changes are located in 
Section 70.04.2.1. Staff recommends that Planning Commission, after holding the public 
hearing, deliberate on the proposed policy revision, and approve the proposed Text 
Amendment TA2020-0002, including this memo as additional findings.  
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EXEC
UTIV

E SUM
M

A
RY

BEA
V

ER
TO

N
 D

O
W

N
TO

W
N

 D
ESIG

N
 PR

O
JEC

T

Project Ba
ckg

round

Recog
nized

 a
s a

 reg
iona

l center w
ithin the 

Portla
nd

 M
etro a

rea
, the C

ity of Bea
verton 

is hom
e to a

n exp
a

nsive b
usiness b

a
se, a

s 
w

e
ll a

s a
 thriving

 re
sid

e
ntia

l c
o

m
m

unity. 
D

ow
ntow

n Bea
verton ha

s existing
 p

ockets 
o

f a
ctivity, includ

ing
 sho

p
p

ing
, civic, a

nd
 

restaraunt uses, but could
 em

erge as a m
ore 

p
rom

inent reg
iona

l d
estina

tion w
ith a

 m
ore 

a
ctive street life a

nd
 a

ctivity.

The Bea
verton D

ow
ntow

n D
esig

n Project is 
a

 p
la

n to tra
nsform

 D
ow

ntow
n Bea

verton 
into

 the
 D

o
w

nto
w

n e
nvisio

ne
d

 b
y the 

com
m

unity: a social, econom
ic, and cultural 

hea
rt of Bea

verton. This Project b
uild

s on a 
ro

b
ust a

na
lysis o

f e
xisting

 co
nd

itio
ns a

nd
 

o
p

p
o

rtunitie
s a

nd
 c

o
nstra

ints to
 p

ro
vid

e
: 

a
n Urb

a
n D

esig
n Fra

m
ew

ork tha
t w

ill g
uid

e 
d

evelop
m

ent of a
 vib

ra
nt a

nd
 connected

 
D

o
w

nto
w

n, up
d

a
te

s to
 the

 D
e

ve
lo

p
m

e
nt 

C
o

d
e

 
to

 
e

na
b

le
 

im
p

le
m

e
nta

tio
n, 

a
nd

 
a

n Im
p

le
m

e
nta

tio
n Stra

te
g

y to
 c

a
ta

lyze 
coord

ina
ted

 next step
s.

PRO
JECT W

O
RKPLAN &

 
SCHEDULE

O
PPO

RTUNITIES &
 CO

NSTRAINTS 
ASSESSM

ENT 

URBAN DESIG
N 

FRAM
EW

O
RK

ALTERNATIVES

O
PPO

RTUNITY 
SITE 

CO
NCEPTS

URBAN DESIG
N

FRAM
EW

O
RK PLAN

BEAVERTO
N DO

W
NTO

W
N DESIG

N 
PRO

JECT CO
M

PLETE

RESEARCH
 &

 SITE TO
URS FINAL DO

W
NTO

W
N CO

DE
&

IM
PLEM

ENTATIO
N PLAN 

NEXT PROJECT PHASE

DRAFT
DO

W
NTO

W
N 

STANDARDS &
 

G
UIDELINES 

CO
DE 

REVIEW

DRAFT
IM

PLEM
ENTATIO

N
PLAN 

EXISTING
 

CO
NDITIO

NS &
 

M
ARKET 

ANALYSIS

Project Process 

The
 Be

a
ve

rto
n D

o
w

nto
w

n D
e

sig
n Pro

je
ct 

b
eg

a
n w

ith extensive a
na

lysis a
nd

 resea
rch 

o
f the

 e
xisting

 c
o

nd
itio

ns in D
o

w
nto

w
n. 

Then, follow
ing a

 m
ulti-d

a
y w

ork session a
nd 

series of op
en houses, severa

l a
lterna

tives 
fo

r the
 U

rb
a

n D
e

sig
n Fra

m
e

w
o

rk w
e

re 

D
e

sig
n Fra

m
e

w
o

rk is the
 c

ulm
ina

tio
n o

f 
sub

seq
uent m

eeting
s w

ith the p
ub

lic, C
ity 

Le
a

d
e

rs, a
nd

 C
ity Sta

ff. A
lo

ng
sid

e
 the 

Fra
m

e
w

o
rk, the

 Te
a

m
 a

lso
 d

e
ve

lo
p

e
d

 a
 

series o
f o

p
p

o
rtunity site co

ncep
ts to

 test 
the em

erg
ing

 Urb
a

n D
esig

n Fra
m

ew
ork w

ith 
p

otentia
l d

evelop
m

ent scena
rios. 

is 
sc

he
d

ule
d

 
to

 
b

e
g

in 
in 

Se
p

te
m

b
e

r 
2018, 

fo
c

using
 

o
n 

id
e

ntifying
 

up
d

a
te

s 
to

 the
 D

o
w

nto
w

n D
e

ve
lo

p
m

e
nt C

o
d

e
. 

This w
o

rk w
ill b

e
 a

c
c

o
m

p
a

nie
d

 b
y a

n 
Im

p
lem

enta
tion Pla

n to p
rovid

e a
ctiona

b
le 

next step
s, recog

nizing
 tha

t cha
ng

es to the 
D

evelop
m

ent C
od

e a
re just one m

ethod
 to 

increa
sing

 D
ow

ntow
n vib

ra
ncy.
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U
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Existing
 C

ond
itions A

na
lysis

a
nd

 op
p

ortunities fa
cing

 D
ow

ntow
n. Som

e key cha
lleng

es a
nd

 
op

p
ortunities includ

e: 

People have different ideas about the boundaries of D
ow

ntow
n. 

a
nd

 the com
m

unity’s rela
tionship

 w
ith the a

rea
.

Existing
 a

ctivity a
re

a
s a

nd
 d

e
stina

tio
ns, such a

s the
 Lib

ra
ry, 

Bea
verton Tra

nsit C
enter, The Round

, a
nd

 va
rious resta

ura
nt 

clusters, loca
ted

 in d
ifferent a

rea
s of D

ow
ntow

n, ca
n b

e ha
rd

 

Fa
rm

ing
ton Roa

d
 a

nd
 the hea

vy ra
il line.

The C
ity’s d

evelop
m

ent rules in som
e ca

ses lim
it intense, m

ixed
-

used
 d

evelo
p

m
ent tha

t w
o

uld
 help

 m
a

ke D
o

w
nto

w
n m

o
re 

vib
ra

nt. Those rules a
lso som

etim
es fa

il to encoura
g

e q
ua

lity 

interesting
 a

nd
 w

here b
usinesses ca

n thrive.

b
eca

use o
f hig

h co
nstructio

n co
sts, so

 co
ntinuing

 a
nd

 new
 

incentives m
ig

ht b
e necessa

ry to p
rom

ote this d
evelop

m
ent 

in the short term
.

The Urb
a

n D
esign Fra

m
ew

ork is d
esigned

 to p
rovid

e a
 roa

d
 m

a
p

 for 
the C

ity a
b

out how
 to a

d
d

ress these issues a
nd

 seize op
p

ortunities 
to m

a
ke D

ow
ntow

n a
n even m

ore vib
ra

nt p
la

ce.

The m
a

p
 a

b
ove illustra

tes the d
isconnected

 na
ture of a

ctivity a
rea

s (in red
) a

nd
 

d
estina

tions (b
la

ck la
b

els)w
ithin D

ow
ntow

n Bea
verton.
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C
ULTIVA

TE A
 

C
O

M
PELLIN

G
 M

IX O
F 

USES
A

C
C

O
M

M
O

D
A

TE 
D

EVELO
PM

EN
T 

IN
TEN

SITY

PRIO
RITIZE 

PED
ESTRIA

N
   

A
C

TIVITY

PRO
VID

E SA
FE &

 
C

O
M

FO
RTA

BLE 
C

O
N

N
EC

TIVITY

O
FFER PLA

C
ES TO

 
G

A
THER &

 LIN
G

ER 
O

UTD
O

O
RS

D
ESIG

N
 PLA

C
ES 

FO
R PEO

PLE

N
URTURE A

 UN
IQ

UE 
&

 A
UTHEN

TIC
 

ID
EN

TITY

EN
C

O
URA

G
E 

HO
USIN

G
 

C
HO

IC
ES

V
ISIO

N
 

C
REA

TE A
 

VIBRA
N

T 
D

O
W

N
TO

W
N

EN
HA

N
C

E &
 

IN
TEG

RA
TE N

A
TURA

L 
ELEM

EN
TS

G
uid

ing
 Princip

les

The guiding principles of this project, evolved 
from

 b
est p

ra
ctices, the com

m
unity’s vision 

a
nd

 in coord
ina

tion w
ith C

ity Sta
ff, a

ct a
s 

hig
h-le

ve
l g

uid
a

nc
e

 fo
r re

d
e

ve
lo

p
m

e
nt 

o
c

c
uring

 
in 

the
 

future
, 

a
nd

 
p

ro
vid

e 
a

 
to

uc
hsto

ne
 

fo
r 

future
 

p
la

nning
 

a
nd

 
im

p
rovem

ents.

In a
lig

nm
ent w

ith these g
uid

ing
 p

rincip
les, 

the
 Be

a
ve

rto
n D

o
w

nto
w

n D
e

sig
n Pro

je
c

t 
re

c
o

m
m

e
nd

s 
a

 
p

a
ra

d
ig

m
 

shift 
to

 
a

 

p
ed

estria
ns throug

h a
ccoom

od
a

ting
 sa

fe, 
com

forta
b

le, convenient p
ed

estria
n tra

vel 
p

a
ired

 w
ith visua

lly eng
a

g
ing

 surround
ing

s 
sup

p
orts:

The current d
esire of Bea

verton resid
ents 

for a
 m

ore w
a

lka
b

le D
ow

ntow
n,

Successful storefronts, a
nd

 

The activity needed to catalyze vibrancy 
in D

ow
ntow

n.
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Urb
a

n D
esig

n Fra
m

ew
ork

The
 U

rb
a

n D
e

sig
n Fra

m
e

w
o

rk Pla
n is a

n 
inte

g
ra

te
d

, o
ve

ra
rc

hing
 p

la
n c

o
m

p
rise

d
 

o
f thre

e
 c

o
m

p
o

ne
nts - C

ha
ra

c
te

r A
re

a
s, 

a
 C

o
nne

c
tivity &

 M
o

b
ility N

e
tw

o
rk, a

nd
 

G
a

te
w

a
ys - e

a
c

h e
m

e
rg

ing
 o

ut o
f the 

w
ell-connected

 D
ow

ntow
n. The C

ha
ra

cter 
A

re
a

s b
uild

 o
n e

xisting
 ce

nte
rs o

f a
ctivity 

in D
o

w
nto

w
n a

nd
 fo

rm
a

lize
 the

se
 a

re
a

s 
a

s 
d

istinc
t 

p
la

c
e

s 
w

ithin 
a

 
c

o
he

sive 
D

o
w

nto
w

n. The
 C

o
nne

c
tivity &

 M
o

b
ility 

netw
ork introd

uces a
n org

a
nizing

 structure 
fo

r co
nnecting

 existing
 a

ctivity centers to 
one another w

hile m
inim

izing know
n barriers, 

p
rim

a
rily C

a
nyo

n Ro
a

d
, Fa

rm
ing

to
n Ro

a
d

 

G
atew

ays, serve as a reinforcing m
echanism

 
to

 id
e

ntify D
o

w
nto

w
n a

s a
 d

istinct p
la

ce 
w

ithin Bea
verton w

hile a
lso a

cknow
led

g
ing 

the sub
tle b

ound
a

ries a
nd

 tra
nsition a

rea
s 

The
 C

haracter A
reas a

rtic
ula

te
 a

 visio
n 

fo
r 

the
 

c
ha

ra
c

te
r 

a
nd

 
e

xp
e

rie
nc

e
 

o
f 

ea
ch d

istinct a
rea

 throug
hout D

ow
ntow

n 

the
se

 a
re

a
s ha

ve
 o

r w
ill ha

ve
 the

ir o
w

n 
cha

ra
cter, style, a

nd
 sca

le of d
evelop

m
ent 

a
nd

 w
ill inform

 d
evelop

m
ent a

s D
ow

ntow
n 

Bea
verton continues to g

row
 a

nd
 evolve. 

c
o

m
p

rising
 the

 he
a

rt o
f D

o
w

nto
w

n. Fo
ur 

ke
y c

o
rrid

o
rs fra

m
e

 the
se

 c
o

re
 a

re
a

s; 
ro

a
d

w
a

ys w
ith the

ir o
w

n d
istinc

t id
e

ntity 
a

nd
 c

ha
ra

c
te

ristic
s. A

nd
 thre

e
 tra

nsitio
n 

a
rea

s on D
ow

ntow
n’s p

erip
hery function a

s 
a

 b
uffer b

etw
een the D

ow
ntow

n core a
nd

 
surround

ing
 neig

hb
orhood

s. 

A
n 

e
nha

nc
e

d
 C

onnectivity &
 M

obility
netw

ork in D
ow

ntow
n Bea

verton form
a

lizes 
a

n 
o

rg
a

nizing
 

struc
ture

 
fo

r 
D

o
w

nto
w

n 
stre

e
ts tha

t p
rio

ritize
 p

e
o

p
le

, p
ro

vid
e

s a
 

se
nse

 o
f d

e
stina

tio
n to

 D
o

w
nto

w
n tha

t is 
e

a
sy to

 na
vig

a
te

 a
nd

 re
info

rc
e

s inte
rna

l 
connectivity. 

The centra
l fea

ture a
nd

 org
a

nizing
 structure 

o
f the C

o
nnectivity a

nd
 M

o
b

ility N
etw

o
rk 

is The
 Lo

o
p

. The
 Lo

o
p

 w
ill d

isting
uish the 

c
o

re
 

o
f 

D
o

w
nto

w
n 

thro
ug

h 
p

ro
m

ine
nt 

b
ike

 
a

nd
 

p
e

d
e

stria
n 

e
nha

nc
e

m
e

nts, 
im

p
ro

ve
d

 
inte

rse
c

tio
ns 

a
nd

 
c

ro
ssing

s, 
a

nd
 

a
 

d
istinc

t 
p

a
le

tte
 

o
f 

fixture
s 

a
nd

 
m

a
teria

ls tha
t help

 id
entify D

ow
ntow

n. Key 
c

o
nne

c
to

r stre
e

tssup
p

o
rt The

 Lo
o

p
 a

nd
 

the m
ovem

ent of p
eop

le insid
e D

ow
ntow

n 
a

nd
 to

 p
o

te
ntia

l future
 d

e
stina

tio
n a

re
a

s 
o

utsid
e o

f d
o

w
nto

w
n. A

 sup
p

o
rting

 street 
netw

ork, consisting
 of existing

 streets, tra
ils, 

a
nd

 m
id

-b
lo

c
k c

o
nne

c
tio

ns, c
o

m
p

le
te

s 
the D

ow
ntow

n street g
rid

 a
nd

 reinforces a 
system

 of w
a

lka
b

le, b
ikea

b
le b

locks. 

La
stly, a

 coord
ina

ted
 system

 of G
atew

ays
he

lp
s 

re
info

rc
e

 
a

nd
 

a
c

kno
w

le
d

g
e

 
the 

p
rim

a
ry a

rriva
l a

nd
 d

e
p

a
rture

 p
o

ints o
f 

D
o

w
nto

w
n. A

s b
o

th p
ub

lic
 a

nd
 p

riva
te 

im
p

ro
ve

m
e

nts 
o

c
c

ur 
thro

ug
ho

ut 
the 

D
ow

ntow
n a

rea
, g

a
tew

a
ys further id

entify 

sig
na

g
e, p

ub
lic a

rt, d
istinctive a

rchitecture, 
a

nd
 la

nd
sca

p
e fea

tures.
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N
ext Step

s

The D
ow

ntow
n D

esign Project presents a set of strategies to realize the 
long

-term
 vision of D

ow
ntow

n vib
ra

ncy. This vision w
ill b

e a
chieved

 
thro

ug
h fo

c
use

d
 p

ub
lic

 inve
stm

e
nts a

nd
 p

riva
te

 d
e

ve
lo

p
m

e
nt 

sp
a

nning
 m

ultip
le

 re
a

l e
sta

te
 m

a
rke

t cycle
s. C

o
lla

b
o

ra
tio

n w
ith 

p
a

rtne
r a

g
e

ncie
s a

nd
 sta

ke
ho

ld
e

r g
ro

up
s w

ill b
e

 critica
l to

 the 
success of these efforts. C

ontinued
 eng

a
g

em
ent throug

h a
d

visory 
com

m
ittees, p

ub
lic m

eeting
s, a

nd
 sta

kehold
er interview

s w
ill ensure 

the p
ub

lic’s vision is b
eing

 a
chieved

.

Follow
ing

 the a
d

op
tion of the Urb

a
n D

esig
n Fra

m
ew

ork, Bea
verton 

w
ill crea

te new
 D

evelop
m

ent C
od

e la
ng

ua
g

e to im
p

lem
ent the 

stra
te

g
ie

s re
la

te
d

 to
 d

e
ve

lo
p

m
e

nt inte
nsity a

nd
 q

ua
lity o

f site 
a

nd
 b

uild
ing

 d
esig

n. The new
 D

ow
ntow

n d
evelop

m
ent rules a

re 
a

nticip
a

ted
 to g

o into effect in la
te 2019.

A
d

d
itio

na
lly, the

 C
ity w

ill p
re

p
a

re
 a

n im
p

le
m

e
nta

tio
n p

la
n tha

t 
includ

es a
 va

riety of w
a

ys p
rom

ote g
rea

ter vib
ra

ncy consistent w
ith 

the Urb
a

n D
esig

n Fra
m

ew
ork. This p

la
n w

ill includ
e short-term

 a
nd

 
long

-term
 stra

teg
ies to a

chieve the C
om

m
unity V

ision of a
 vib

ra
nt 

D
ow

ntow
n consistent w

ith the urb
a

n d
esig

n p
rincip

les d
escrib

ed
 a

t 
the beginning of this d

ocum
ent. The im

plem
entation plan w

ill id
entify 

p
otentia

l p
a

rtnership
s, fund

ing
 sources a

nd
 p

ha
sing

.



PRO
JEC

T 
BA

C
KG

RO
UN

D

01“PLA
C

E O
F THE BEA

VER” 
07

W
HA

T M
A

KES A
 VIBRA

N
T 

DO
W

N
TO

W
N

?
10

DO
W

N
TO

W
N

 DESIG
N

 PRO
JEC

T 
O

VERVIEW
03

W
HY N

O
W

? 
05





Beaverton D
ow

ntow
n D

esign Project
33333

D
O

W
N

TO
W

N
 D

ESIG
N

 PRO
JEC

T O
V

ERV
IEW

PR
O

JEC
T BA

C
KG

R
O

U
N

D

PRO
JECT W

O
RKPLAN &

 
SCHEDULE

O
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O
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CO
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W
N DESIG
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M
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DE
&

IM
PLEM

ENTATIO
N PLAN 

NEXT PROJECT PHASE

DRAFT
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The
 C

ity o
f Be

a
ve

rto
n sits in a

 p
ro

m
ine

nt 
a

nd
 centra

l loca
tion w

ithin the reg
ion a

nd
 

is hom
e to severa

l m
a

jor em
p

loyers, such a
s 

Intel a
nd

 N
ike, a

s w
ell a

s a
 thriving resid

entia
l 

com
m

unity. Bea
verton’s D

ow
ntow

n is in a
 

p
rim

e p
osition to b

ecom
e the hea

rt of this 
g

ro
w

ing
 co

m
m

unity, b
ut ha

s strug
g

led
 to 

d
evelop

 in w
a

ys tha
t p

rom
ote w

a
lka

b
ility, 

b
ikea

b
ility, a

nd
 a

ctivity seven d
a

ys a
 w

eek, 
18 hours a

 d
a

y. 

The
 D

o
w

nto
w

n D
e

sig
n Pro

je
c

t se
e

ks to 
g

uid
e

 this tra
nsfo

rm
a

tio
n into

 the
 typ

e
 o

f 
d

o
w

nto
w

n envisio
ned

 b
y the co

m
m

unity: 
the

 so
cia

l, e
co

no
m

ic, a
nd

 cultura
l he

a
rt 

of Bea
verton. This p

roject  consists of three 
p

rim
a

ry com
p

onents, sup
p

orted
 b

y a
 rob

ust 
e

xisting
 

c
o

nd
itio

ns, 
o

p
p

o
rtunitie

s, 
a

nd
 

constra
ints a

ssessm
ent: 

1.
A

 g
uid

ing
 Urb

a
n D

esig
n Fra

m
ew

ork for 
a

 vib
ra

nt a
nd

 connected
 D

ow
ntow

n; 

2.
A

n up
d

a
ted

 D
evelop

m
ent C

od
e tha

t 
ena

b
les im

p
lem

enta
tion; a

nd
 

3.
A

n Im
plem

entation Strategy to catalyze 
next step

s.

The d
ia

g
ra

m
 show

n on the rig
ht outlines the 

p
rocess tha

t the D
ow

ntow
n D

esig
n Project 

ha
s fo

llo
w

e
d

, b
e

g
inning

 w
ith a

n a
na

lysis 
of existing

 cond
itions a

nd
 a

 review
 of the 

current d
evelop

m
ent cod

e, p
a

ired
 w

ith a
n 

a
ssessm

ent of op
p

ortunities a
nd

 constra
ints 

for the site a
rea

.  

In Feb
rua

ry 2018, a
 m

ulti-d
a

y w
ork-session 

a
nd

 se
rie

s o
f o

p
e

n ho
use

s kicke
d

 o
ff the 

g
e

ne
ra

tio
n o

f U
rb

a
n D

e
sig

n Fra
m

e
w

o
rk 

A
lterna

tives. Sub
seq

uent m
eeting

s w
ith the 

p
ub

lic, C
ity lea

d
ers, a

nd
 C

ity sta
ff led

 to the 
Preferred

 Fra
m

ew
ork illustra

ted
 in C

ha
p

ter 
4 o

f this d
o

c
um

e
nt. The

 U
rb

a
n D

e
sig

n 
Fra

m
ew

ork further a
rticula

tes the vision of 
a

 “V
ib

ra
nt D

o
w

nto
w

n,” e
sta

b
lishing

 hig
h-

level guid
a

nce for the cha
ra

cter of d
ifferent 

a
re

a
s, 

ke
y 

c
o

nne
c

tivity 
a

nd
 

m
o

b
ility 

a
rriva

l into D
ow

ntow
n Bea

verton. 

A
lo

ng
sid

e
 the

 Fra
m

e
w

o
rk, the

 te
a

m
 a

lso 
d

e
ve

lo
p

e
d

 a
 se

rie
s o

f o
p

p
o

rtunity site 
concep

ts to test the em
erging Urb

a
n D

esign 
Fra

m
e

w
o

rk w
ith p

o
te

ntia
l d

e
ve

lo
p

m
e

nt 
scena

rios. 

sc
he

d
ule

d
 to

 b
e

g
in in Se

p
te

m
b

e
r 2018, 

fo
c

use
d

 
o

n 
d

e
ve

lo
p

ing
 

a
 

D
o

w
nto

w
n 

D
e

ve
lo

p
m

e
nt 

C
o

d
e

. 
This 

w
o

rk 
w

ill 
b

e 
a

ccom
p

a
nied

 b
y a

n Im
p

lem
enta

tion Pla
n 

to p
rovid

e ta
ng

ib
le next step

s. 
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DO
W

NTO
W

N SERVES AS THE ECO
NO

M
IC, SO

CIAL AND CULTURAL HEART O
F BEAVERTO

N. A CLEARLY-DEFINED CITY CENTER 
HAS BEEN ESTABLISHED... W

ITHIN THE CITY CENTER, SEVERAL UNIQ
UE M

INI-DISTRIC
TS PRO

VIDE DESTINATIO
N RETAIL AND 

ENTERTAINM
ENT, BO

UTIQ
UE BUSINESS O

PPO
RTUNITIES AND A M

IX O
F CO

M
M

UNITY G
ATHERING

 PLACES.  EACH DISTRIC
T IS 

LINKED TO
 THE O

THER THRO
UG

H CO
NSISTENT DESIG

N, STREET SIG
NS AND ART; AND TO

 SURRO
UNDING

 RESIDENTIAL AREAS 
BY PRO

TEC
TED PATHW

AYS, PO
CKET PARKS AND O

PEN SPACES.  

- CO
M

M
UNITY VISIO

N PLAN 2010

“
”
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The
 C

ity o
f Be

a
ve

rto
n ha

s und
e

rta
ke

n a
 

efforts over the la
st tw

o d
eca

d
es. M

uch of 
the

 co
nte

nt in the
se

 p
la

ns re
m

a
ins va

lid
, 

a
nd

 form
s the found

a
tion of the D

ow
ntow

n 
D

esig
n Project. 

So w
hy a

nother D
ow

ntow
n-focused

 p
roject,  

a
nd

 w
hy no

w
? Re

c
e

nt c
ha

ng
e

s in the 
m

a
rke

t, inc
lud

ing
 re

g
io

na
lly-c

o
nne

c
te

d
 

p
ub

lic
 tra

nsit, m
a

rke
t d

e
m

a
nd

 fo
r urb

a
n 

lifestyles a
nd

 a
m

enities, a
nd

 em
p

lo
ym

ent 
g

ro
w

th ha
ve m

a
d

e red
evelo

p
m

ent m
o

re 
fea

sib
le. Tra

nsform
a

tion is a
lrea

d
y b

eginning 
to

 o
c

c
ur in D

o
w

nto
w

n. The
 D

o
w

nto
w

n 
D

e
sig

n Pro
je

ct w
ill p

ro
vid

e
 the

 g
uid

a
nce 

a
nd

 to
o

ls to
 e

na
b

le
 this re

vita
liza

tio
n to 

ha
p

p
en in a

 w
a

y tha
t is consistent w

ith the 
C

om
m

unity V
ision. 

The
 C

o
m

m
unity V

isio
n Pla

n, d
ra

fte
d

 in 
2010 a

nd
 up

d
a

ted
 m

o
st recently in 2017, 

a
rticula

tes a
 clea

r a
sp

ira
tion for a

 vibrant 
Dow

ntow
n a

s the socia
l a

nd
 cultura

l hea
rt of 

the com
m

unity. W
hile m

any steps have been 
ta

ken to
w

a
rd

 this visio
n, m

a
ny a

d
d

itio
na

l 
step

s still rem
a

in to truly m
a

ke this vision a
 

rea
lity. 

M
a

ny of the other recently com
p

leted
 a

nd
 

a
d

op
ted

 p
la

ns ha
ve looked

 a
t p

ortions of 
the D

ow
ntow

n a
rea

. The D
ow

ntow
n D

esign 
Project w

ill look com
prehensively at the 

entirety of D
ow

ntow
n’s tw

o zoning districts, 
creating a new

 and up-to-date Urban Design 
Fram

ew
ork to guide redevelopm

ent, as w
ell 

as an update to the D
evelopm

ent C
ode to 

create a m
ore urban, vibrant D

ow
ntow

n.

2009 Bea
verton Pub

lic A
rt M

a
ster Pla

n 

2010 Bea
verton C

om
m

unity V
ision Pla

n 

2011 C
ivic Pla

n 

2014 C
reeksid

e D
istrict M

a
ster Pla

n a
nd

 
Im

p
lem

enta
tion Stra

teg
y

2015 W
estg

a
te Fra

m
ew

ork Pla
n

2016 D
evelop

m
ent C

od
e A

ud
it

2016 ULI Technica
l A

ssista
nce Pa

nel 
Recom

m
end

a
tions 

2016 Bea
verton C

om
m

unity V
ision Pla

n 
A

nnua
l Rep

ort 

2016/2017 BURA
 Five Yea

r A
ction Pla

n 

2017 Bea
verton C

om
m

unity V
ision 

A
nnua

l Rep
ort

PLA
N

N
IN

G
 C

O
N

TEXT 

W
H

Y N
O

W
?

PR
O

JEC
T BA

C
KG

R
O

U
N

D



Bea
verton a

t the b
eginning of the 20th 

Source: USG
S
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“PLA
C

E O
F TH

E BEA
V

ER”
PR

O
JEC

T BA
C

KG
R

O
U

N
D

C
re

a
ting

 
a

n 
a

uthe
ntic

 
c

ha
ra

c
te

r 
a

nd
 

id
entity b

eg
ins b

y und
ersta

nd
ing

 a
n a

rea
’s 

origin and
 evolution. The follow

ing traces the 
linea

ge of Bea
verton, “Pla

ce of the Bea
ver.”

Pre
-Euro

p
e

a
n se

ttle
m

e
nt, the

 a
re

a
 w

a
s 

inha
b

ite
d

 b
y the

 A
tfa

la
ti trib

e
, hunte

r-
g

a
the

re
rs w

ith a
 villa

g
e

 lo
c

a
te

d
 a

lo
ng

 
the

 Be
a

ve
rto

n a
nd

 Fa
nno

 C
re

e
ks (ca

lle
d

 
C

ha
keip

i, m
ea

ning
 “Pla

ce of the Bea
ver”). 

A
s Europ

ea
n settlers m

oved
 into the a

rea
, 

they ca
lled

 the villa
g

e “Bea
verd

a
m

” a
nd

 
la

ter “Bea
verton.” 

m
a

d
e in w

ha
t w

ould
 b

ecom
e Bea

verton b
y 

La
w

rence H
a

ll, a
 fa

rm
er w

ho b
uilt a

 g
rist m

ill 
nea

r p
resent-d

a
y W

a
lker Roa

d
 to sup

p
ort 

e
a

rly a
g

ric
ultura

l a
c

tivitie
s. Lo

g
g

ing
 a

nd
 

w
o

o
d

 p
ro

d
ucts q

uickly b
e

ca
m

e
 a

no
the

r 
m

a
jor ind

ustry in ea
rly Bea

verton, w
ith the 

Ro
a

d
 fro

m
 Po

rtla
nd

 to
 Be

a
ve

rto
n w

a
s 

form
a

lized
 b

y the Portla
nd

-Tua
la

tin V
a

lley 
Pla

nk Roa
d

 C
om

p
a

ny b
y 1860.

Follow
ing

 the construction of the ra
ilroa

d
 in 

1868, the sm
a

ll fa
rm

ing
 com

m
unity b

eg
a

n 
to

 e
xp

a
nd

. G
ro

w
th re

m
a

ine
d

 ce
ntra

lize
d

 
a

ro
und

 the
 ra

il line
, ho

w
e

ve
r, a

nd
 the 

d
evelop

m
ent tha

t occurred
 w

a
s a

t a
 loca

l 
sca

le a
nd

 w
a

lka
b

le b
y necessity. 

Bea
verton c. 1920

Bea
verton c. 1920

Bea
verton c. 1939, Source: USG

S 

Bea
verton c. 1950
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PR
O

JEC
T BA

C
KG

R
O

U
N

D
“PLA

C
E O

F TH
E BEA

V
ER

”

Thro
ug

h the
 1930s a

nd
 1940s, Be

a
ve

rto
n 

continued
 to g

row
 a

round
 its historic core, 

e
xp

a
nd

ing
, b

ut still m
a

inta
ining

 w
a

lka
b

le 
a

nd
 concentra

ted
 d

evelop
m

ent a
round

 its 
core: Fa

rm
ing

ton Roa
d

 (form
erly know

n a
s 

“Front Street”), Broa
d

w
a

y Street, a
nd

 w
ha

t 
is now

 O
ld

 Tow
n. 

Beginning in the 1960s, sub
urb

a
n-era

 grow
th 

b
e

ca
m

e
 co

m
m

o
np

la
ce

 in Be
a

ve
rto

n, a
s 

it d
id

 a
cross m

ost cities in the na
tion. W

ith 
p

riva
te ca

rs a
llow

ing p
eop

le to m
ove a

cross 
g

rea
ter d

ista
nces q

uickly a
nd

 conveniently, 
a

 w
a

lka
b

le
 urb

a
n d

e
ve

lo
p

m
e

nt p
a

tte
rn 

w
a

s rep
la

ced
 b

y a
 low

er d
ensity p

a
ttern of 

a
nd

 a
uto

m
o

b
ile

 o
rie

nta
tio

n. D
uring

 this 
tim

e
, D

o
w

nto
w

n Be
a

ve
rto

n’s g
ro

w
th a

nd
 

d
evelop

m
ent slow

ed
 a

s new
 d

evelop
m

ent, 
services, a

nd
 a

m
enities b

eg
a

n to d
evelop 

in other a
rea

s of the city. 

D
ow

ntow
n Bea

verton’s p
rom

inent loca
tion 

in the
 re

g
io

n is visib
ly e

vid
e

nt, w
ith b

o
th 

C
a

nyo
n Ro

a
d

  a
nd

 Fa
rm

ing
to

n Ro
a

d
, 

tw
o sta

te hig
hw

a
ys, b

isecting
 Bea

verton’s 

D
o

w
nto

w
n. 

W
hile

 
e

ffe
c

tive
 

a
t 

m
o

ving
 

ve
hic

le
s thro

ug
h Be

a
ve

rto
n, the

se
 m

a
jo

r 

the p
ed

estria
n exp

erience of D
ow

ntow
n. 

The
 la

te
 1990s sp

a
rke

d
 a

 ne
w

 e
ra

 o
f 

urb
a

nism
 in Bea

verton’s D
ow

ntow
n w

ith the 
introd

uction of lig
ht ra

il, the construction of 
the m

ixed
-use d

evelop
m

ent a
t The Round

, 
a

nd
 the introd

uction of the W
ES C

om
m

uter 
Ra

il (in 2009). W
hile

 the
se

 d
e

ve
lo

p
m

e
nts 

sig
na

led
 a

 shift tow
a

rd
 a

 m
ore urb

a
n form

, 
furthe

r re
d

e
ve

lo
p

m
e

nt ha
s b

e
e

n slo
w

 to 
m

a
teria

lize. C
ha

ng
ing

 trend
s, red

iscovering 
the

 p
o

te
ntia

l o
f vib

ra
nt d

o
w

nto
w

ns to 
e

nha
nc

e
 q

ua
lity o

f life
, a

nd
 a

 g
ro

w
ing

 
m

a
rket d

em
a

nd
 ha

ve since a
d

va
nced

 (or 
re

sto
re

d
) o

ur e
xp

e
cta

tio
ns fo

r the
 ro

le
 o

f 
d

ow
ntow

ns in our com
m

unities. 

W
ith the investm

ents in tra
nsit, Bea

verton’s 
g

ro
w

ing
 ro

le
 a

s a
 re

g
io

na
l c

e
nte

r, a
nd

 
streng

thening
 m

a
rket cond

itions, the tim
e 

is rig
ht fo

r re
vita

liza
tio

n o
f Be

a
ve

rto
n’s 

D
ow

ntow
n, and a return to its w

alkable roots. 

Fa
rm

ington Rd
 Tod

a
y 

Fa
rm

ington Rd
 c. 1910



V
iew

 of D
ow

ntow
n Bea

verton Tod
a

y (looking from
 the southea

st). 

C
anyon Road

Farm
ington Road

Hall Boulevard
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PR
O

JEC
T BA

C
KG

R
O

U
N

D

W
H

A
T M

A
KES A

 V
IBRA

N
T D

O
W

N
TO

W
N

?
W

he
n 

yo
u 

think 
a

b
o

ut 
yo

ur 
fa

vo
rite 

ne
ig

hb
o

rho
o

d
s a

nd
 c

itie
s, the

 b
uild

ing
s 

a
nd

 streets them
selves m

a
y d

iffer, b
ut there 

a
re a

 com
m

on set of elem
ents tha

t m
a

ke 
those places m

em
orable. Understanding the 

elem
ents that m

ake for a vibrant dow
ntow

n is 
essential to providing the planning guidance 
a

nd
 co

d
e reg

ula
tio

ns to
 fa

cilita
te a

 vita
l, 

energetic, a
nd

 urb
a

n D
ow

ntow
n Bea

verton. 

The
 fo

llo
w

ing
 e

le
m

e
nts a

re
 c

o
m

m
o

n to 
ne

ig
hb

o
rho

o
d

s a
nd

 d
o

w
nto

w
ns tha

t a
re 

b
uzzing

 w
ith energ

y: 

C
oncentrated services and am

enities: 
H

isto
ric

a
lly, d

o
w

nto
w

ns ha
ve

 b
e

e
n 

the cultura
l hea

rt of our cities, a
nd

 the 
p

la
c

e
s w

he
re

 w
e

 c
o

m
e

 to
g

e
the

r to 

M
a

ny of these services tha
t w

ere once 
concentra

ted
 ha

ve b
een d

isp
ersed

 or 
rep

la
ced

 in our m
od

ern cities. Throug
h 

zoning, incentives, p
a

rtnership
s, a

nd
 b

y 
cre

a
ting

 a
n e

nviro
nm

e
nt co

nd
ucive 

to these a
ctivities, vib

ra
nt d

ow
ntow

ns 
b

ring
 the

se
 se

rvic
e

s a
nd

 a
m

e
nitie

s 
b

a
ck to the com

m
unity core. 

Safe and com
fortable connectivity: 

Pe
o

p
le

 a
re

 a
b

le
 to

 m
o

ve
 a

ro
und

 o
n 

foot, on b
ike, a

nd
 on tra

nsit - w
ith ea

se. 

a
nd

 
sid

ew
a

lks: 
Build

ing
s 

fro
nt 

o
n 

p
ub

lic streets a
nd

 p
a

ths w
ith freq

uent 
e

ntra
nc

e
s a

nd
 w

ind
o

w
s tha

t a
llo

w
 

p
eop

le to keep
 eyes on the street for 

sa
fety a

nd
 a

llow
 p

a
ssersb

y to view
 into 

or und
er the b

uild
ing

. 

Room
 to bike, w

alk, linger, and gather 
outdoors: Sidew

alks are large enough to 
a

ccom
m

od
a

te g
roup

s of p
ed

estria
ns 

a
nd

 a
llow

 for outd
oor sea

ting
. 

A
 diverse and dense m

ix of residential, 
o

ffic
e

, 
a

nd
 

c
o

m
m

e
rc

ia
l 

use
s: 

D
o

w
nto

w
ns w

he
re

 p
e

o
p

le
 c

a
n live

, 
w

o
rk, sho

p
, a

nd
 re

cre
a

te
 - a

ll w
ithin 

w
a

lking
 d

ista
nc

e
 - a

re
 typ

ic
a

lly the 
m

ost vib
ra

nt. 

A
uthentic sense of place and identity: 

The
 histo

ry a
nd

 na
tura

l fe
a

ture
s o

f a
 

p
la

ce a
re celeb

ra
ted

 a
nd

 enha
nced

 
even a

s red
evelop

m
ent ta

kes p
la

ce. 



Exa
m

p
les of vib

ra
nt d

ow
ntow

ns a
cross the na

tion. 



TH
IS PA

G
E IS IN

TEN
TIO

N
A

LLY LEFT BLA
N

K.



EXISTIN
G

 
C

O
N

D
ITIO

N
S

02C
URREN

T C
O

N
DITIO

N
S 

15
O

PPO
RTUN
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O

N
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Tod
a

y D
ow

ntow
n Bea

verton is exp
erienced

 
a

s m
a

ny d
ifferent a

rea
s, ea

ch p
o

ssessing
 

netw
ork, b

lock a
nd

 p
a

rcel size, a
nd

 b
uild

ing 
typ

e. For the p
urp

oses of this a
na

lysis, w
e 

ha
ve

 g
ro

up
e

d
 the

 D
o

w
nto

w
n a

re
a

 into 
thre

e
 m

a
jo

r a
re

a
s o

r d
istric

ts: Be
a

ve
rto

n 
C

entra
l, Broa

d
w

a
y, a

nd
 O

ld
 Tow

n.  

Bea
verton C

entra
l, north of C

a
nyon Roa

d
, 

is ho
m

e
 to

 C
ity H

a
ll a

nd
 ric

h in re
g

io
na

l 
tra

nsit o
p

tio
ns. It is a

lso
 ho

m
e to

 m
a

ny o
f 

D
ow

ntow
n’s la

rg
e lot b

usinesses. The street 
ne

tw
o

rk in this a
re

a
 is irre

g
ula

r, the
re

 a
re 

m
a

ny la
rg

e, va
ca

nt p
a

rcels, a
nd

 surfa
ce 

p
a

rking
 is extensive. Portions of Bea

verton 
a

nd
 H

a
ll C

reeks a
re still visib

le in this a
rea

, 

The Broa
d

w
a

y a
rea

, b
ound

ed
 b

y C
a

nyon 
Ro

a
d

 o
n the

 no
rth a

nd
 Fa

rm
ing

to
n Ro

a
d

 
on the south, is hom

e to a
 vib

ra
nt strip

 of 
sm

a
ll, loca

l b
usinesses a

nd
 ha

s the p
otentia

l 
to

 b
e

co
m

e
 a

 ce
ntra

l hub
 in Be

a
ve

rto
n’s 

D
o

w
nto

w
n. 

It 
is 

the
 

c
o

nne
c

ting
 

se
a

m
 

b
etw

een Bea
verton C

entra
l a

nd
 O

ld
 Tow

n, 
a

nd
 is rich in histo

ric cha
ra

cter. Bo
und

ed
 

b
y tw

o sta
te hig

hw
a

ys, how
ever, the a

rea 

und
erutilized

 p
a

rcels. 

O
ld

 Tow
n ha

s p
reserved

 the C
ity’s historic 

b
lo

c
k struc

ture
 a

nd
 o

ffe
rs a

 va
rie

ty o
f 

c
o

m
m

e
rc

ia
l, re

sid
e

ntia
l, a

nd
 m

unic
ip

a
l 

se
rvic

e
s, inc

lud
ing

 the
 lib

ra
ry a

nd
 the 

Be
a

ve
rto

n Fa
rm

e
r’s M

a
rke

t. O
ld

 To
w

n is 

a
lso

 ho
m

e to
 the em

erg
ing

 Resta
ura

nt Ro
w

, 
loca

ted
 in O

ld
 Tow

n’s historic core. O
ld

 Tow
n 

is a
lso

 the
 site

 o
f re

c
e

nt, full-b
lo

c
k, m

ixe
d

-
use

 d
e

ve
lo

p
m

e
nts, suc

h a
s The

 Rise
 O

ld
 

To
w

n, Ba
rc

e
lo

na
, a

nd
 La

Sc
a

la
, tha

t is o
ne 

d
evelo

p
m

ent typ
e the C

ity ha
s enco

ura
g

ed
 

to
 a

c
hie

ve
 a

 m
o

re
 vib

ra
nt D

o
w

nto
w

n. Like 
other a

rea
s of D

ow
ntow

n, how
ever, O

ld
 Tow

n 
curre

ntly ho
use

s m
a

ny und
e

rutilize
d

 p
a

rce
ls, 

a
nd

 c
e

nte
rs o

f a
c

tivity a
re

 d
isc

o
nne

c
te

d
, 

on foot.

BUILT FO
RM

A
n analysis of block and parcel size in D

ow
ntow

n 
sho

w
s striking

ly d
iffe

re
nt p

a
tte

rns a
cro

ss the 
thre

e
 m

a
jo

r d
istric

ts. W
he

re
 la

rg
e

 sw
a

ths o
f 

Bea
verton C

entra
l a

re com
p

rised
 of b

locks in 

is m
a

d
e up

 of b
locks of less tha

n one (1) a
cre. 

w
ith a

n a
ve

ra
g

e
 p

a
rce

l size
 o

f 0.86 a
cre

s in 
Bea

verton C
entra

l, 0.32 a
cres in Broa

d
w

a
y, a

nd 
0.25 a

cres in O
ld

 Tow
n. 

The
se

 d
iffe

re
nc

e
s a

re
 im

p
o

rta
nt b

e
c

a
use 

p
e

d
e

stria
n e

xp
e

rie
nc

e
 a

nd
 re

d
e

ve
lo

p
m

e
nt 

p
o

te
ntia

l a
cro

ss D
o

w
nto

w
n. It a

lso
 ind

ica
te

s 
tha

t re
d

e
ve

lo
p

m
e

nt in the
se

 a
re

a
s w

ill fa
ce 

d
iffe

re
nt c

ha
lle

ng
e

s in o
rd

e
r fo

r p
ro

je
c

ts to 
contrib

ute to a
 m

ore vib
ra

nt D
ow

ntow
n. W

hile 
Bea

verton C
entra

l m
a

y a
llow

 for la
rg

er sca
le, 

transform
ative projects, developm

ents w
ill need 

to ta
ke extra

 m
ea

sures to ensure w
a

lka
b

ility. In 

Block Size 

Pa
rcel Size 

O
ld

 To
w

n, la
rg

e red
evelo

p
m

ents m
a

y b
e 
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Intersection D
ensity 

A
rea

s of O
n-Street a

nd
 Surfa

ce Pa
rking 

Tw
o additional indicators of how

 built form
 can contribute to dow

ntow
n vitality 

a
re intersection d

ensity a
nd

 how
 m

uch a
rea

 is d
evoted

 to surfa
ce p

a
rking 

versus on street parking. 

A
reas w

ith a high level of intersection density have m
ore frequent opportunities 

for ped
estrian crossings and

 therefore tend
 to be m

ore ped
estrian-oriented

. 
Looking at the core activity areas for the three D

ow
ntow

n Beaverton districts, it 
is evid

ent that O
ld

 Tow
n has a high level of intersection d

ensity (28 w
ithin a 1/8 

m
ile rad

ius), w
hereas Beaverton C

entral suffers a lack of internal connectivity 
w

ith only 12 intersections in a 1/8 m
ile radius. Broadw

ay, having 18 intersections 
in a 1/8 m

ile rad
ius, w

ould
 suggest a m

od
erate level of connectivity; how

ever 
intersection locations suggest greater connectivity in areas closer to O

ld Tow
n. 

O
n-street parking contributes to w

alkable, active dow
ntow

n areas by providing 
a buffer betw

een ped
estrians and

 m
oving vehicles on the street, as w

ell as 
visual cues to drivers to slow

 their driving speed. It also helps m
eet the short-term

 

given area. A
lternatively, surface parking lots create an unpleasant pedestrian 

environm
ent. They d

o not provid
e any visual interest for people w

alking by, 
nor d

o they contribute to “eyes on the street,” a key elem
ent to provid

ing a 
sense of safety for ped

estrians. 

In the centers of activity for the three d
istricts of D

ow
ntow

n Beaverton, there 
a

re d
ifferent ra

tios of on-street vs. surfa
ce p

a
rking

, b
ut overa

ll the a
rea

 of 
surface parking is quite high. C

alculated
 as a percentage of total land

 area, 
in Beaverton C

entral there is 1%
 on-street parking com

pared
 w

ith 33%
 surface 

parking. In the Broadw
ay district there 2%

 on-street parking com
pared w

ith 35%
 

surface parking area. A
nd

 in O
ld

 Tow
n there is 8%

 on-street parking com
pared

 
w

ith 21%
 surface parking area. 
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Ease of m
obility - enabling people to m

ove freely on foot, bike, and
 transit - is 

essential to creating a vibrant D
ow

ntow
n. W

hile the stud
y area for D

ow
ntow

n 
Bea

verton feels very la
rge in its current sta

te, this ha
s m

ore to d
o w

ith the 
pedestrian experience than the physical distance. Long blocks w

ith narrow
, or 

no sidew
alks, large expanses of surface parking, long w

ait tim
es at intersection, 

m
aking D

ow
ntow

n feel m
uch larger than it is. 

0
.2

5
 m

ile
 ra

d
iu

s

0
.5

0
 m

ile
 ra

d
iu

s

0
.7

5
 m

ile
 ra

d
iu

s

road
s running through it, and

 those connecting D
ow

ntow
n w

ith the rest of the 
city. The key road

s running north-south are W
atson A

venue, Hall Boulevard
, 

Lom
bard A

venue, and  C
edar Hills Boulevard. Running east-w

est the key roads 
are C

anyon Road
, Broad

w
ay Street, and

 Farm
ington Road

.

D
ista

nces a
nd

 W
a

lking
 Tim

es w
ithin D

ow
ntow

n 
Prim

a
ry V

ehicula
r Routes 

M
O

BILITY 

SW Lombard
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The diagram
 above illustrates the existing bike netw

ork in D
ow

ntow
n Beaverton 

w
hich consists of strip

ed
 b

ike la
nes a

nd
 d

esig
na

ted
 b

ike routes. It is w
orth 

noting that these are largely the sam
e routes that function as prim

ary vehicular 
routes through D

ow
ntow

n as w
ell. This com

petition betw
een d

ifferent m
od

es 
is occurring w

ithin a
 lim

ited
 sp

a
ce, a

nd
 in m

a
ny ca

ses Bea
verton’s current 

given to the car. Pedestrian facilities are narrow
 and bike facilities run alongside 

sw
iftly m

oving vehicles w
ith few

, if any, buffers. 

Prim
a

ry Bicycle Routes 
Tra

nsit Routes 

D
ow

ntow
n Beaverton is served by M

A
X Red and Blue Lines at Beaverton Transit 

C
enter a

nd
 the Blue line a

t Bea
verton C

entra
l. The M

A
X runs in Bea

verton 
approxim

ately from
 4 am

 to 1 am
 (except Sund

ay w
hen service end

s at 11 
pm

) and
 runs frequently (every 15 m

inutes or less) from
 5 am

 to 9 pm
.

A
ll of the b

us lines tha
t p

rovid
e a

ccess to D
ow

ntow
n sta

rt, end
, or stop

 a
t 

Bea
verton Tra

nsit C
enter. O

f the b
us lines tha

t go through D
ow

ntow
n, only 

tw
o of them

 a
re freq

uent. Som
eone visiting

 D
ow

ntow
n Bea

verton could
 

catch a frequent bus on either C
anyon Road

 or Farm
ington Road

. The other 
bus lines that provid

e access to D
ow

ntow
n typically run every 30 m

inutes or 
m

ore and
 can be located

 on Hall Boulevard
, W

atson A
venue, and

 Lom
bard

 
A

venue. Frequency of buses to/w
ithin Beaverton could be increased to provide 

resid
ents and

 visitors better access to D
ow

ntow
n. C

U
R

R
EN

T C
O

N
D

ITIO
N

S
EX

ISTIN
G

 C
O

N
D

ITIO
N

S
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M
om

entum
 for d

evelop
m

ent in D
ow

ntow
n 

Bea
verton ha

s b
een g

row
ing

, a
nd

 p
ub

lic/
p

riva
te p

a
rtnership

s ha
ve p

la
yed

 a
 b

ig
 role. 

M
o

st new
 a

p
a

rtm
ents in D

o
w

nto
w

n ha
ve 

b
een b

uilt since 2015 a
nd

 ha
ve received

 
p

ub
lic fund

ing
 (w

ith the excep
tio

n o
f the 

Fra
nklin a

nd
 Tucker A

p
a

rtm
ents).

The
 e

a
rlie

st p
ro

je
ct, the

 Ro
und

, re
ce

ive
d

 
d

eed
ed

 la
nd

 a
nd

 $3.8 m
illio

n in sub
sid

ies 
to

 the
 p

ro
je

c
t in the

 fo
rm

 o
f fo

rg
iva

b
le 

d
e

ve
lo

p
m

e
nt 

fe
e

s, 
a

s 
w

e
ll 

a
s 

site 
infra

structure, includ
ing

 three roa
d

s, sew
er, 

w
a

te
r, sto

rm
 d

ra
ina

g
e

, a
nd

 p
e

d
e

stria
n 

im
p

rovem
ents.

A
s of N

ovem
b

er 2017, the m
ost recent new

 
d

e
ve

lo
p

m
e

nt in D
o

w
nto

w
n, The

 Rise
 O

ld
 

Tow
n, w

as 95%
 occupied

 and
 w

as achieving 
$2.05 p

er sq
ua

re foot rents. This exceed
s the 

p
roject’s p

roform
a

 estim
a

tes for rents. 

The Rise O
ld

 Tow
n 

EX
ISTIN

G
 C

O
N

D
ITIO

N
S

C
U

R
R

EN
T C

O
N

D
ITIO

N
S

M
A

RKET A
N

A
LYSIS
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D
ow

ntow
n Bea

verton’s g
row

th ha
s outp

a
ced

 the 
reg

ion. 

The prem
ium

 rents in new
 developm

ents have started to shift the average 
m

ulti-fa
m

ily rents in D
ow

ntow
n Bea

verton, w
hich ha

d
 historica

lly b
een 

b
elow

 the reg
ion a

nd
 com

p
a

ra
tor cities’ ra

tes. This crea
tes a

 tra
ck 

record
 of rents that show

s other d
evelopers w

hat rents they can expect 
to achieve w

ith sim
ilar projects. This sets the stage for future d

evelopm
ent 

in D
ow

ntow
n.

W
hile increased

 rents m
ay m

ake red
evelopm

ent m
ore feasible, the C

ity 
of Beaverton recognizes the im

portance of affordable housing in creating 
a vibrant neighborhood

 for everyone. The C
ity em

ploys several program
s 

to prom
ote access to afford

able housing in D
ow

ntow
n and

 throughout 
the city.

Reta
il rents in D

ow
ntow

n a
re hig

her tha
n reg

iona
l 

a
vera

g
es.  

Reta
il rents a

re hig
her tha

n reg
iona

l a
vera

g
es, a

round
 $20/foot. This 

is likely to sup
p

ort new
 reta

il sp
a

ces in m
ixed

-use b
uild

ing
s in a

rea
s 

w
ith g

ood
 a

m
enities, like the D

ow
ntow

n g
rid

. 

A
no

the
r ve

ry p
ro

m
ising

 ind
ic

a
to

r o
f the

 m
a

rke
t in D

o
w

nto
w

n 
Bea

verton is the g
row

ing
 num

b
er of new

 resta
ura

nts. D
ow

ntow
n’s 

resta
ura

nt scene is a
lso fa

irly d
iverse, w

ith a
 m

ix of long
tim

e b
usiness 

like A
va

 Roa
steria

, D
eC

a
rli, N

a
k W

on, a
nd

 Bea
verton Ba

kery, a
s w

ell 
as  new

 businesses like the m
icrorestaurants at LaScala, Big’s C

hicken, 
Ex-N

ovo, a
nd

 M
a

ia
le Rosa

 Pizzeria
. This g

row
ing

 concentra
tion of 

resta
ura

nts sta
rts to m

a
ke D

ow
ntow

n a
 d

estina
tion a

nd
 p

la
ce w

here 
p

eop
le w

ill w
a

nt to ling
er. 
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R
C

-E

R
egional C

enter-
Transit O

riented

R
egional C

enter-
O

ld Tow
n

C
S

R
5

G
C

R
5

R
10

R
2

IN
D

R
7

R
1

R
2

R
7

R
2

G
C

R
1

R
1

R
7

SC
-H

D
R

R
1

R
5

R
1

R
7

P
roject E

xtent 
B

uffer

P
roject 

E
xtent

roadw
ay

Canyon

Highw

Highway 217

Light Rail

R
C

-T
O

R
C

-O
T

M
in

 D
U

/A
c

re
2

0
1

2

M
a

x D
U

/A
c

re
6

0
4

0

M
in

 F
A

R
0

.6
0

0
.3

5

M
a

x F
A

R
N

o
n

e
N

o
n

e

M
a

x B
ld

g
 H

e
ig

h
t 

1
2

0
7

5
/4

0

The reg
ula

tions im
p

osed
 b

y a
 city ha

ve a
 

Ultim
ately, it is the policy that enables certain 

typ
e

s o
f d

e
ve

lo
p

m
e

nt to
 o

c
c

ur, w
hile 

p
rohib

iting or d
iscoura

ging others. 

is com
p

rised
 of the Regiona

l C
enter Tra

nsit 
O

riented
 (RC

-TO
) a

nd
 Regiona

l C
enter O

ld
 

To
w

n (RC
-O

T) zo
ne

s. The
 co

d
e

 fo
r the

se 
zones d

escrib
e the goa

l of a
 d

ense, urb
a

n 
environm

ent b
ut on initia

l review
, som

e of 
the sta

nd
a

rd
s w

ill p
rod

uce a
 m

ore sub
urb

a
n 

environm
ent w

ith low
 d

ensity b
uild

ing
s set 

b
a

ck fro
m

 the street. Fo
r exa

m
p

le, w
hile 

there is no m
a

xim
um

 FA
R (Floor A

rea
 Ra

tio-
the rela

tionship
 b

etw
een the tota

l a
m

ount 

a
nd

 the tota
l a

rea
 of the lot on w

hich the 
b

uild
ing

 sta
nd

s) re
g

ula
te

d
, the

 m
inim

um
 

FA
Rs a

llow
ed

 (0.60 a
nd

 0.35) a
re consistent 

w
ith a

 low
 d

ensity, sub
urb

a
n m

od
el, not a

 
m

ore d
ense urb

a
n environm

ent.   

D
EV

ELO
PM

EN
T C

O
D

E
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Stre
e

ts a
re

 a
 c

ritic
a

l e
le

m
e

nt o
f vib

ra
nt 

d
o

w
nto

w
ns. The

y a
re

 the
 p

ub
lic

 sp
a

c
e 

w
here p

eop
le com

e tog
ether a

nd
 ling

er. It 
is com

m
on for cities to d

evote m
ost of their 

street sp
a

ce to ca
rs. H

ow
ever, in truly vib

ra
nt 

d
ow

ntow
n loca

tions, m
ore p

riority is g
iven to 

p
ed

estria
ns, b

icycles, a
nd

 tra
nsit. 

Bea
verton’s existing

 street sta
nd

a
rd

s a
re not 

a
ligned

 w
ith the goa

l of a
 vib

ra
nt, p

ed
estria

n 
a

nd
 b

icycle friend
ly D

o
w

nto
w

n. Sid
ew

a
lks 

a
re

 to
o

 na
rro

w
 to

 a
c

c
o

m
m

o
d

a
te

 g
ro

up
s 

o
f p

e
d

e
stria

ns, b
ike

 la
ne

s a
re

 na
rro

w
 a

nd
 

a
nd

 fro
m

 the
 d

o
o

rs o
f p

a
rke

d
 c

a
rs, a

nd
 

w
id

e tra
vel la

nes encoura
g

e d
rivers to d

rive 
a

t hig
h sp

eed
s throug

h D
ow

ntow
n streets to 

the d
etrim

ent of p
ed

estria
ns a

nd
 loca

l reta
il 

a
like.

W
hile built conditions vary, and are not alw

ays 
co

nsiste
nt w

ith the
 sta

nd
a

rd
s, the

se
 sa

m
e 

issues a
re visib

le on the g
round

 in D
ow

ntow
n 

Be
a

ve
rto

n to
d

a
y. The

 se
g

m
e

nt o
f W

a
tso

n 
Stre

e
t b

e
tw

e
e

n Fa
rm

ing
to

n Ro
a

d
 a

nd
 1st 

Stre
e

t (d
e

p
ic

te
d

 le
ft) is o

ne
 o

f the
 m

o
re 

suc
c

e
ssful p

e
d

e
stria

n a
re

a
s in D

o
w

nto
w

n 
tod

ay, and
 still im

provem
ents could

 be m
ad

e 
to the p

ed
estria

n a
nd

 b
icycle exp

erience. 
Fo

r e
xa

m
p

le
, sid

e
w

a
lks a

re
 q

uite
 na

rro
w

 
a

nd
 b

ike la
nes rem

a
in unp

rotected
 from

 ca
r 

d
oors, a

nd
 vehicula

r tra
vel la

nes.   

A
rte

ria
l

C
o

lle
c

to
r

W
id

e
 tra

ve
l la

n
e

s

M
in

im
a

l b
ike

 la
n

e
s th

a
t in

c
lu

d
e

 g
u

tte
r

O
ve

rsize
d

  p
la

n
te

rs
M

in
im

a
l sid

e
w

a
lk w

id
th

S
o

u
rc

e
: E

n
g

in
e

e
rin

g
 D

e
sig

n
 

M
a

n
u

a
l &

 S
ta

n
d

a
rd

 D
ra

w
in

g
s 

a
s a

d
o

p
te

d
 in

 2
0

0
7

 b
y 

O
rd

in
a

n
c

e
 4

4
1

7

Source: Engineering 
D

esign M
a

nua
l &

 Sta
nd

a
rd

 
D

ra
w

ings a
s a

d
op

ted
 in 

2007 b
y O

rd
ina

nce 4417

EXISTIN
G

 STREET STA
N

D
A

RD
S

SW
 W

a
tson Street looking south 
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EX
ISTIN

G
 C

O
N

D
ITIO

N
S

The m
a

p
 a

b
ove illustra

tes the d
isconnected

 na
ture of a

ctivity a
rea

s (in red
) a

nd
 d

estina
tions (b

la
ck la

b
els)w

ithin 
D

ow
ntow

n Bea
verton.

Sum
m

a
ry

D
ow

ntow
n Bea

verton ha
s m

a
ny successful 

p
ockets of a

ctivity, such a
s Broa

d
w

a
y Street 

a
nd

 the p
op

ula
r Lib

ra
ry/C

ity Pa
rk/Fa

rm
ers 

M
a

rket, ea
ch offering

 uniq
ue exp

eriences 
a

nd
 cha

ra
cters. H

ow
ever, the d

isconnected 
a

nd
 isola

ted
 na

ture of these a
ctivity a

rea
s 

le
a

ve
s re

sid
e

nts a
nd

 visito
rs w

ith lim
ite

d
 

a
b

ility to
 tra

ve
l fro

m
 o

ne
 a

ctivity a
re

a
 to 

a
no

the
r. A

s d
e

m
o

nstra
te

d
 in the

 m
a

p
 to 

the left, the p
rim

a
ry im

p
ed

im
ents to

 a
rea

 
c

o
nne

c
tivity a

re
 the

 p
hysic

a
l, a

nd
 e

ve
n 

p
syc

ho
lo

g
ic

a
l, b

a
rrie

rs c
re

a
te

d
 b

y the 
tra

nsp
o

rta
tio

n infra
struc

ture
 tha

t d
ivid

e
s 

D
o

w
nto

w
n, inc

lud
ing

 C
a

nyo
n Ro

a
d

, the 
hea

vy ra
il line, Fa

rm
ing

ton Roa
d

, a
nd

 the 
M

A
X lig

ht ra
il Lines.
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D
O

W
N

TO
W

N
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C
O

N
STRA

IN
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ISTIN

G
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O
N

D
ITIO

N
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*For the p
urp

oses of this 
stud

y, O
p

p
ortunity Sites a

re 

loca
ted

 for d
evelop

m
ent 

revita
liza

tion.
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ISTIN

G
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O
N

D
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O
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R
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O
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A
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The
 histo

ry o
f Be

a
ve

rto
n is still d

isce
rnib

le 
in 

the
 

c
o

m
p

o
sitio

n 
o

f 
its 

D
o

w
nto

w
n 

south of Fa
rm

ing
ton Roa

d
 b

y its sm
a

ll b
lock 

structure
, w

hich p
ro

vid
e

s the
 b

o
ne

s fo
r a

 
m

o
re

 p
e

d
e

stria
n-frie

nd
ly D

o
w

nto
w

n. The 
a

re
a

 no
rth o

f C
a

nyo
n Ro

a
d

, w
ith la

rg
e 

tra
nsp

o
rta

tio
n, 

ha
s 

g
re

a
te

r 
c

ha
lle

ng
e

s 
to

 b
e

c
o

m
e

 a
n a

c
tive

 p
e

d
e

stria
n a

re
a

, 
a

ltho
ug

h p
o

ckets o
f a

ctivity a
re g

ro
w

ing
. 

O
ve

ra
ll, Be

a
ve

rto
n ha

s o
p

p
o

rtunitie
s no

t 

key a
rea

s, b
ut a

lso throug
h im

p
rovem

ents 
to its streets a

nd
 p

ub
lic sp

a
ces, to b

ecom
e 

a
 vib

ra
nt a

nd
 m

ulti-m
od

a
l D

ow
ntow

n. 

1
C

reeks in Beaverton C
entral provide connections 

to na
tura

l/historica
l fea

tures, b
ut a

re currently 

La
rg

e
 p

a
rce

ls  ne
a

r the
 Be

a
ve

rto
n Tra

nsit 
C

enter present opportunities for transit-oriented
 

d
evelopm

ent.

N
ew

 W
estg

a
te Red

evelop
m

ent a
nd

 Pa
tricia

 
Reser C

enter for the A
rts could transform

 the area 
a

round
 Bea

verton C
entra

l M
A

X Sta
tion into a

n 
arts and

 entertainm
ent d

istrict.

C
reek fra

g
m

enta
tion is a

 rem
ind

er of p
ip

ed
 

und
erg

ro
und

 strea
m

 co
rrid

o
rs. This p

resents 
op

p
ortunities to d

a
ylight na

tura
l w

a
ter system

s 
w

hen properties red
evelop.

A
n irreg

ula
r a

nd
 sp

a
rse street netw

ork m
a

ke 
na

vig
a

tio
n in Be

a
ve

rto
n C

e
ntra

l e
xtre

m
e

ly 
challenging for cars and discourages w

alkability. 
The one-w

a
y H

a
ll Bouleva

rd
/W

a
tson A

venue 
couplet ad

d
s to this issue.

Rose Biggi A
venue is transform

ing into an active 
p

ed
estria

n street. This w
ill b

e further reinforced
 

w
ith a

 p
ed

estria
n a

ctiva
ted

 sig
na

l cro
ssing

 
C

anyon Road in the future. C
ontinuing to extend 

this connection into O
ld

 Tow
n w

ould
 provid

e a 
w

elcom
e ad

d
itional D

ow
ntow

n N
-S connection. 

C
a

nyon Roa
d

 a
nd

 Fa
rm

ing
ton Roa

d
 p

rovid
e 

regional connections, but present physical and
 

psychological barriers to D
ow

ntow
n connectivity 

and
 coherence.

A
rriva

l a
nd

 d
ep

a
rture p

oints into a
nd

 out of 
D

ow
ntow

n a
re num

erous, b
ut a

re nond
escrip

t 
w

ith no sense of arrival into a D
ow

ntow
n core.

A
uto-oriented businesses along arterials present a 

suburban character that challenges the notion of 
“d

ow
ntow

n” in a  m
ore trad

itionally urban sense.

H
e

a
vy 

ra
il 

c
re

a
te

s 
a

 
so

und
 

c
o

nstra
int 

fo
r 

resid
ential and

 outd
oor seating.

Broad
w

ay Street offers a segm
ent of local retail/

restaurants w
ith outd

oor seating and
 ped

estrian 
im

provem
ents in the heart of historic Beaverton.

Ba
cks of b

uild
ing

s includ
ing

 tra
sh recep

ta
cles, 

load
ing m

aterials, and
 m

echanical system
s face 

Farm
ington Road

.

A
 num

ber of existing and
 em

erging restaurants 
a

lo
ng

 W
a

tso
n A

venue w
ill esta

b
lish a

 new
 

“Restaurant Row
” in O

ld
 Tow

n.

Sm
a

ll b
locks a

nd
 strong street grid

, p
a

ired
 w

ith 
historic b

uild
ing

s w
ith street fronta

g
e, p

rovid
e 

a
 strong fra

m
ew

ork for w
a

lka
b

ility in O
ld

 Tow
n; 

m
issing

 
b

uild
ing

s 
a

nd
 

surfa
c

e
 

p
a

rking
 

lo
ts 

challenge the ped
estrian experience.

H
a

ll Bouleva
rd

/W
a

tson A
venue site furnishing

s, 
p

la
nters, sig

na
g

e, a
nd

 p
a

vers a
t intersections 

help establish a unique character for O
ld

 Tow
n 

high and
 fast, and

 sid
ew

alks are too narrow
 for 

O
n non-m

a
rket d

a
ys, the often und

erutilized
 

p
a

rking
 

lo
t 

d
e

tra
c

ts 
fro

m
 

the
 

p
e

d
e

stria
n 

experience D
ow

ntow
n.

The Library, C
ity Park, and Farm

er’s M
arket create 

a strong civic anchor and
 hub of activity in O

ld
 

Tow
n, but rem

ains disconnected from
 other areas 

of D
ow

ntow
n. Potential to increase activities and 

program
m

ed
 events.

Superblocks w
ith large underutilized parcels offer 

5th Street is a natural transition in the N
-S direction, 

w
hile p

rovid
ing a

n im
p

orta
nt E-W

 loca
l a

ccess 
and

 bike route.
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N
W

 D
ow

ntow
n (H

ocken A
venue to W

a
tson A

venue; C
enter Street to C

a
nyon Roa

d
)

C
ity Hall

Patricia Reser 
C

enter for the Arts

BG
 Food 

C
artel

24 Hour 
Fitness

1

2
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7
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15
*For the p

urp
oses of this stud

y, 

stra
tegica

lly loca
ted

 for d
evelop

m
ent 
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The a
rea

 to the north of C
a

nyon Roa
d

 a
nd

 
w

est of W
a

tson A
venue ha

s m
a

ny g
row

ing  
a

re
a

s 
o

f 
c

o
nc

e
ntra

te
d

 
urb

a
n 

a
c

tivity. 
D

e
ve

lo
p

m
e

nt a
ro

und
 the

 re
g

io
na

l lig
ht 

ra
il sto

p
, Be

a
ve

rto
n C

e
ntra

l M
A

X Sta
tio

n, 
encoura

g
es p

ub
lic tra

nsit use a
nd

 ca
n b

e 
levera

g
ed

 a
s a

 ca
ta

lyst to p
rom

ote g
rea

ter 
a

ctivity in D
ow

ntow
n Bea

verton. H
ow

ever, 
la

rge b
locks in this a

rea
 p

resent a
 cha

llenge 
to crea

ting
 a

 w
a

lka
b

le neig
hb

orhood
 tha

t 
is hum

a
n sca

led
. 

1
C

edar Hills Boulevard is currently nondescript, but 
has the potential to becom

e a signature street 
and

 d
istinctive ed

ge of D
ow

ntow
n.

piped
 und

erground
; restoration of these natural 

features offers the opportunity to highlight unique 
land

m
ark features w

ithin D
ow

ntow
n.

The M
A

X tra
cks p

resent a
 p

hysica
l b

a
rrier for 

w
alking/bike connectivity.

O
pportunity to form

alize the existing parking lot 
aisle as a “com

plete street” to extend
 the street 

netw
ork.

C
onnectivity betw

een the Round, W
estgate and 

Patricia Reser A
rts C

enter and the Transit C
enter is 

poor; new
 pedestrian paths have the opportunity 

to link a central transit hub to this em
erging center 

of activity.

friend
ly experience.

M
illika

n W
a

y ha
s the p

otentia
l to b

ecom
e a

 
pedestrian- and bike-friendly streetscape to offer 
a strong E-W

 route alternative to C
anyon Road

 
and

 Farm
ington Boulevard

.

THE RO
UN

D/A
RTS O

PPO
RTUN

ITY DISTRIC
T

W
ith the new

 W
estga

te d
evelop

m
ent, 

a
nd

 Pa
tricia

 Reser A
rts C

enter, a
d

ja
cent 

to the Round
, this a

rea
 is em

erging a
s 

a
 center of a

ctivity in D
ow

ntow
n, a

nd
 

ha
s the p

otentia
l to a

nchor a
 new

 a
nd

 
vib

ra
nt a

rts/enterta
inm

ent d
istrict. 

Build
ings a

t the Round
 enga

ge the 
centra

l p
la

za
, b

ut d
o not enga

ge 
surround

ing streets; continued
 

im
p

rovem
ents to streets/p

a
ths, a

nd
 

im
p

rovem
ents to the sp

a
ces b

etw
een 

streets a
nd

 b
uild

ings, w
ill help

 reinforce 
this a

s a
 p

ed
estria

n friend
ly d

istrict, 
in sup

p
ort recent d

evelop
m

ent a
nd

 
structured

 p
a

rking investm
ents.

uses, p
a

rticula
rly a

long m
a

jor N
-S connections, 

w
ill esta

b
lish p

ed
estria

n friend
ly connections to 

Broad
w

ay and
 O

ld
 Tow

n.

BEA
VERDA

M
 O

PPO
RTUN

ITY DISTRIC
T

Bea
verd

a
m

 ha
s the op

p
ortunity to 

b
ecom

e a
 critica

l ga
tew

a
y a

nd
 tra

nsition 
p

oint b
etw

een Bea
verton C

entra
l a

nd
 

Broa
d

w
a

y/O
ld

 Tow
n d

ue to its loca
tion.  

Existing sca
le of Bea

verd
a

m
 Roa

d
 a

nd
 

slow
 sp

eed
s p

resent op
p

ortunities for 
a

 p
ed

estria
n friend

ly environm
ent, b

ut 
it currently la

cks sid
ew

a
lks a

nd
 other 

p
ed

estria
n a

m
enities. 

O
p

p
ortunities to extend

 p
ed

estria
n 

connections from
 the Round

 south to 
C

a
nyon Roa

d
.

D
evelop

m
ent a

long
 C

a
nyon Roa

d
 is currently 

to w
alking and

 biking through this corrid
or.

Redevelopm
ent w

ith active street frontages (and 
rem

ova
l/reloca

tion of surfa
ce p

a
rking

) a
long

 
C

anyon Road
 has the opportunity to establish a 

stronger connection to Broadw
ay and O

ld Tow
n, 

and
 a m

ore visible presence for D
ow

tow
n on a 

m
ajor regional route. 

There is an opportunity to create an enhanced
 

g
a

te
w

a
y 

a
t 

the
 

c
o

nve
rg

e
nc

e
 

o
f 

m
a

jo
r 

transportation routes: C
anyon Road

, Broad
w

ay 
Street, Farm

ington Road
, and

 the rail line.

C
a

nyon Roa
d

, a
 sta

te hig
hw

a
y, ca

rries hig
h 

C
a

nyon Roa
d

 ha
s few

 crossing
s, a

nd
 those 

tha
t a

re p
resent involve long

 w
a

it tim
es in a

n 
environm

ent unpleasant for ped
estrians.

2345

678910

1112131415
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N
E D

ow
ntow

n (W
a

tson A
venue to 117th A

venue; C
enter Street to C

a
nyon Roa

d
)

1

2
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4
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9
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*For the p

urp
oses of this stud

y, 

stra
tegica

lly loca
ted

 for d
evelop

m
ent 

Dam
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Beaverton 
Transit 
C
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G
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The
 a

re
a

 to
 the

 no
rth o

f C
a

nyo
n Ro

a
d

 
a

nd
 e

a
st o

f W
a

tso
n A

ve
nue

 ha
s se

ve
ra

l 
o

f 
the

 
sa

m
e

 
c

ha
lle

ng
e

s 
no

te
d

 
in 

N
W

 
D

ow
ntow

n, m
ost nota

b
ly the la

rg
e existing 

b
lo

c
k 

p
a

tte
rn 

tha
t 

m
a

ke
s 

w
a

lka
b

ility 

this a
re

a
 inc

lud
e

 intro
d

uc
ing

 m
id

-b
lo

c
k 

connections a
nd

 d
ensifying

 d
evelop

m
ent 

a
ro

und
 the

 Be
a

ve
rto

n Tra
nsit C

e
nte

r to 

red
evelop

m
ent op

p
ortunities w

ill a
lso b

e a
n 

op
p

ortunity to rep
osition b

uild
ing

s to fa
ce 

streets, instea
d

 of p
a

rking lots, to encoura
ge 

a
nd

 enha
nce a

rea
 w

a
lka

b
ility. 

1
C

enter could provide retail/services that engage 
transit users, paired w

ith transit supported housing.

Bea
verton Tra

nsit C
enter is w

ell utilized
, b

ut 
constra

ined
 a

s a
n a

ctivity a
rea

 b
y the la

ck of 
ad

jacent retail/services.

C
urrently under construction, the C

rescent trail w
ill 

offer a need
ed

 ped
estrian connection betw

een 
Beaverton Transit C

enter and
 the Round

.

Future red
evelop

m
ent of surfa

ce p
a

rking
 lots 

p
resents the op

p
ortunity to introd

uce a
ctive 

build
ing  ed

ges that engage the street. 

A
reas ad

jacent to the creek offer opportunities 
to create passive parks and

 recreation areas. 

Restoration of the creek w
ould

 provid
e a public 

am
enity and

 restore a historic, natural land
m

ark 
feature in Beaverton C

entral. 

Existing
 la

rg
e b

lo
cks p

resent cha
lleng

es to 
connectivity. Potential connections w

ithin these 
large blocks w

ould
 establish a m

ore pred
ictable 

street system
, and

 enhance w
alkability. 

M
ILLIKA

N
 O

PPO
RTUN

ITY DISTRIC
T

M
illika

n currently consists of la
rge, 

und
erutilized

 p
a

rcels a
nd

 extensive 
surfa

ce p
a

rking lots.

Encoura
ging red

evelop
m

ent in this a
rea 

w
ith b

uild
ings tha

t enga
ge the street 

w
ill crea

te a
 critica

l, a
nd

 highly visib
le, 

ga
tew

a
y connection b

etw
een m

a
jor 

d
istricts in D

ow
ntow

n.

W
a

tson A
venue a

nd
 H

a
ll Bouleva

rd
 ha

ve 
the p

otentia
l to b

ecom
e key p

ed
estria

n/

volum
es/sp

eed
s m

a
ke them

 m
ore a

uto-
oriented

. D
ecoup

ling W
a

tson A
venue 

a
nd

 H
a

ll Bouleva
rd

 ha
s the op

p
ortunity to 

services. Red
esign of these streets a

s 
“com

p
lete streets” w

ould
 im

p
rove the 

exp
erience of W

a
tson A

venue/H
a

ll 
Bouleva

rd
 for a

ll m
od

es (p
ed

estria
ns, 

b
ikes, a

nd
 ca

rs).

Rea
lign M

illika
n W

a
y to increa

se visib
ility 

a
nd

 b
etter a

lign w
ith segm

ents to the 
w

est of W
a

tson A
venue a

nd
 the ea

st of 
H

a
ll Bouleva

rd
.

H
ig

h 
w

a
te

r 
ta

b
le

 
a

nd
 

flo
o

d
p

la
in 

p
re

se
nt 

constra
ints to d

evelop
m

ent a
d

ja
cent to the 

creek.

A
s one of the few

 existing
 ea

st/w
est streets 

in Bea
verto

n C
entra

l, M
illika

n W
a

y ha
s the 

op
p

ortunity to b
ecom

e a
 key connection, b

ut 
it is constra

ined
 b

y its irreg
ula

r p
a

ttern a
nd

 its 
d

ea
d

 end
 b

efore rea
ching

 Lom
b

a
rd

 A
venue. 

Reloca
ting

 a
nd

 extend
ing

 M
illika

n W
a

y w
ould

 
im

prove connectivity and
 ease of navigation. 

Im
p

roving
 p

ed
estria

n crossing
s a

long
 C

a
nyon 

Road
 w

ill greatly increase w
alkability throughout 

D
ow

ntow
n.

Lom
b

a
rd

 A
venue form

s the ea
stern ed

g
e of 

D
ow

ntow
n and a gatew

ay for those approaching 
from

 the east. C
urrently, Lom

bard A
venue is lined 

prim
arily by low

 intensity uses and surface parking. 
Future red

evelop
m

ent ha
s the op

p
ortunity to 

establish this as a visible gatew
ay and

 ed
ge to 

D
ow

ntow
n.

2345

6789

101112
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EX
ISTIN

G
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O
N

D
ITIO

N
S

O
PPO

R
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N
ITIES &

 C
O

N
STR

A
IN

TS

SW
 D

ow
ntow

n (Stott A
venue to Betts A

venue; C
a

nyon Roa
d

 to 5th Street)

*For the p
urp

oses of this stud
y, 

stra
tegica

lly loca
ted

 for d
evelop

m
ent 

1

2
3

4

6

6
7

7 5

8

9

10
11

12

The Rise 
O

ld Tow
n

C
ady 

BuildingC
ity Park

Beaverton 
C

ity Library

Beaverton 
Sw

im
 

C
enter

Beaverton High 
School
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G
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O
N

D
ITIO

N
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O
PPO

R
TU

N
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 C
O

N
STR

A
IN

TS

The a
rea

 to the south of C
a

nyon Roa
d

 a
nd

 
w

est of Betts A
venue is one of the old

est, 
m

o
st 

e
sta

b
lishe

d
 

a
re

a
s 

o
f 

D
o

w
nto

w
n. 

G
e

ne
ra

lly re
fe

rre
d

 to
 a

s “O
ld

 To
w

n,” the 
a

rea
 south of Fa

rm
ing

ton Roa
d

, ha
s severa

l 
w

e
ll-functio

ning
 a

ctive
 a

re
a

s such a
s the 

C
ity Pa

rk a
nd

 Lib
ra

ry. These sm
a

ll b
locks a

re 
ea

sy to na
vig

a
te, b

ut connections to other 
a

rea
s of D

ow
ntow

n rem
a

in cha
lleng

ing
. 

1
C

onnections betw
een Beaverton C

entral and O
ld 

Tow
n are lim

ited. A
n additional connection along 

Rose Biggi A
venue w

ould
 im

prove connectivity.

W
EST BRO

A
DW

A
Y O

PPO
RTUN

ITY DISTRIC
T

Existing d
evelop

m
ent (low

 d
ensity w

ith 
exp

a
nsive surfa

ce p
a

rking) d
oes not 

form
 a

 d
istinct ga

tew
a

y to D
ow

ntow
n. 

W
est Broa

d
w

a
y ha

s the op
p

ortunity to 
form

 a
 visib

le w
estern ga

tew
a

y through 
red

evelop
m

ent tha
t a

ctively enga
ges 

the street.

EA
ST BRO

A
DW

A
Y O

PPO
RTUN

ITY DISTRIC
T

The south sid
e of Broa

d
w

a
y Street in this 

a
rea

 ha
s a

 lively street p
resence a

nd
 

vib
ra

nt loca
l b

usinesses. The north sid
e 

of this d
istrict ha

s the op
p

ortunity to 
ca

p
ita

lize on this energy a
nd

 form
 a

 hub 
of a

ctivity in the center of D
ow

ntow
n. 

The b
a

ck a
lley b

etw
een Broa

d
w

a
y Street 

a
nd

 Fa
rm

ington Roa
d

 ha
s a

 uniq
ue 

cha
ra

cter, w
ith its m

ix of historic b
uild

ings 
a

nd
 a

rt m
ura

ls.

Fa
rm

ington Roa
d

 (historica
lly  know

n a
s “Front 

Street”) is currently a
uto-oriented

 a
nd

 ca
rries 

to b
ecom

e a
 p

lea
sa

nt b
ouleva

rd
 w

ith w
id

er 
sid

ew
alks, large trees, etc. 

O
pportunity to provid

e an expand
ed

 ped
estrian 

and
 bike path ad

jacent to the high school.

RESTA
URA

N
T RO

W
 O

PPO
RTUN

ITY DISTRIC
T

The historic C
a

d
y b

uild
ing is a

 loca
l 

la
nd

m
a

rk tha
t enga

ges the street, 
a

nd
 ha

s the op
p

ortunity to a
nchor this 

ga
tew

a
y d

istrict. 

to crea
te a

 consistent street fronta
ge, 

p
a

ired
 w

ith streetsca
p

e im
p

rovem
ents to 

enha
nce w

a
lka

b
ility, w

ill em
p

ha
size the 

entra
nce to O

ld
 Tow

n a
nd

 help
 b

ra
nd

 
this a

rea
 of D

ow
ntow

n. 

W
ith m

ultip
le loca

l resta
ura

nts in this 
a

rea
, a

 uniq
ue historic cha

ra
cter, a

nd
 

sm
a

ll w
a

lka
b

le b
locks, this a

rea
 ha

s 
the op

p
ortunity to b

ecom
e a

 vib
ra

nt 
resta

ura
nt row

. Existing surfa
ce p

a
rking 

help
 further a

ctiva
te this a

rea
.

The hig
h school a

nd
 sw

im
 center p

rovid
e key 

d
estina

tions a
nd

 la
nd

m
a

rks on the w
est ed

g
e 

of D
ow

ntow
n. 

Surfa
ce p

a
rking

 lots p
resent op

p
ortunities to 

and
 engages w

ith, the street. 

The continuity of 1st Street through O
ld Tow

n, from
 

the high school to Lom
bard A

venue, presents the 
op

p
ortunity to d

isting
uish it a

s a
 key ea

st-w
est 

connector. 

LIBRA
RY O

PPO
RTUN

ITY DISTRIC
T

A
lrea

d
y one of the m

ost a
ctive a

rea
s in 

O
ld

 Tow
n, this a

rea
 ha

s the op
p

ortunity 
to ca

p
ita

lize on the energy a
round

 the 
Lib

ra
ry, Pa

rk a
nd

 Fa
rm

er’s M
a

rket yea
r-

round
. 

A
venue p

resent a
n op

p
ortunity to m

a
ke 

it a
 p

ed
estria

n/b
icycle oriented

 loca
l 

connection b
etw

een Resta
ura

nt Row
 

a
nd

 the Lib
ra

ry.  

Existing surfa
ce p

a
rking p

resents a
n 

op
p

ortunity for new
 d

evelop
m

ent to 
further a

ctiva
te this civic a

nchor of O
ld

 
Tow

n.

Existing
 resid

entia
l a

rea
s ha

ve a
n esta

b
lished

 
character and

 m
any large m

ature trees.

5th Street has a pleasant neighborhood character 
w

ith m
any m

ature trees. W
ith additional bike and 

p
ed

estria
n im

p
rovem

ents, this street ha
s the 

op
p

ortunity to b
ecom

e a
 key ea

st-w
est b

ike/
ped

estrian connection.  

23

45678

9101112
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SE D
ow

ntow
n (W

a
tson A

venue to 117th A
venue; C

enter Street to C
a

nyon Roa
d

)

*For the p
urp

oses of this stud
y, 

stra
tegica

lly loca
ted

 for d
evelop

m
ent 
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EX
ISTIN

G
 C

O
N

D
ITIO

N
S

O
PPO

R
TU

N
ITIES &

 C
O

N
STR

A
IN

TS

The
 a

re
a

 to
 the

 so
uth o

f C
a

nyo
n Ro

a
d

 
a

nd
 ea

st o
f Betts A

venue is a
ncho

red
 b

y 
Lo

m
b

a
rd

 a
nd

 a
 d

irect co
nnectio

n to
 the 

Tra
nsit C

enter. W
hile this a

rea
 conta

ins som
e 

new
 m

ixed
-use d

evelop
m

ents tha
t a

ctively 
eng

a
g

e streets a
nd

 encoura
g

e p
ed

estria
n-

a
ctivity, m

a
ny e

xisting
 d

e
ve

lo
p

m
e

nts a
re 

set b
a

ck from
 the street a

nd
 m

a
inta

in la
rg

e 
surfa

ce p
a

rking
 lots tha

t d
etra

ct from
 the 

w
a

lka
b

ility in D
ow

ntow
n.

1
C

a
nyon Roa

d
, a

 sta
te hig

hw
a

y, ca
rries hig

h 

A
n abund

ance of surface parking lots presents 
cha

llenges to p
ed

estria
n connectivity.  Sha

red
 

d
istrict parking solutions could

 offer opportunities 
to red

uce surface parking areas.  

Im
p

orta
nt resid

entia
l services in p

la
ce tod

a
y, 

such a
s the b

a
kery a

nd
 grocery store, a

re key 
assets and

 could
 be strengthened

 by im
proved

 
ped

estrian connections. 

Large blocks present a constraint to w
alkability, 

but offer an opportunity to introd
uce m

id
-block 

ped
estrian pathw

ays to enhance connectivity. 

The W
ES Line acts as a barrier, lim

iting vehicular 
access to ad

jacent parcels.

The rail line acts as a physical and
 psychological 

barrier to connectivity, w
ith only four established

 
crossing areas w

ithin D
ow

ntow
n. This presents a 

W
EST BRO

A
D

W
A

Y/PO
ST O

FFIC
E O

PPO
RTUN

ITY 
DISTRIC

T
Existing b

uild
ings a

rea
 set b

a
ck from

 
the street, a

nd
 ha

ve exp
a

nsive surfa
ce 

p
a

rking lots, crea
ting  a

n unp
lea

sa
nt 

environm
ent for p

ed
estria

ns. 

Lom
b

a
rd

 form
s the ea

stern ed
ge 

of D
ow

ntow
n, b

ut currently looks 
nond

escrip
t. There is a

n op
p

ortunity to 
form

a
lize the Lom

b
a

rd
 ga

tew
a

y, w
ith 

p
otentia

l red
evelop

m
ent on b

oth sid
es of 

Fa
rm

ington Roa
d

. 

La
rge surfa

ce p
a

rking lots p
resent 

Extensive surfa
ce p

a
rking a

rea
s, som

e fenced
, 

p
resent a

 cha
lleng

e to w
a

lka
b

ility, b
ut a

llow
s 

The continuity of 1st Street presents the opportunity 
to d

istinguish it as a key east-w
est connector. 

The Barcelona/LaScala present a strong exam
ple 

of m
ixed

 use d
evelop

m
ent w

ith a
ctive ground

 

units. 

East of Lom
bard, narrow

 streets and few
 sidew

alks 
offer a poor ped

estrian experience and
 present 

a challenge to connectivity. There are currently 
few

 d
irect ea

st-w
est connections to O

ld
 Tow

n, 
isolating this area. 

Existing
 b

uild
ing

s a
lo

ng
 H

a
ll Bo

ule
va

rd
 a

re 
set b

a
ck from

 the street, a
nd

 ha
ve exp

a
nsive 

surfa
ce p

a
rking

 lots, crea
ting

  a
n unp

lea
sa

nt 
environm

ent for ped
estrians. Hall Boulevard

 has 
the opportunity to function as a key north-south 
connection for a

ll m
od

es. Existing
 surfa

ce lots 

that engages the street. 

Large blocks present a challenge to w
alkability, 

but offer the opportunity to ad
d

 new
 m

id
-block 

connections. 

A
s the eastern edge of O

ld Tow
n and D

ow
ntow

n, 
Lom

bard A
venue has the opportunity to becom

e 
a

  d
istinct D

ow
ntow

n streetsca
p

e w
ith tra

nsit, 

sid
ew

alks, etc.

C
ity-o

w
ne

d
 

surfa
c

e
 

p
a

rking
 

lo
ts 

p
re

se
nt 

5th Street has a pleasant neighborhood character 
w

ith m
any m

ature trees. W
ith additional bike and 

p
ed

estria
n im

p
rovem

ents, this street ha
s the 

op
p

ortunity to b
ecom

e a
 key ea

st-w
est b

ike/
ped

estrian connection. 

2345
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A
C

TIV
E LISTEN
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G

C
O

M
M

U
N

ITY EN
G

A
G

EM
EN

T

“Pa
rk o

nc
e

 a
nd

 w
a

lk”: the
 id

e
a

 
o

f d
e

ve
lo

p
ing

 a
 ro

b
ust, co

he
re

nt, 
a

nd
 connected

 p
ed

estria
n netw

ork 
w

here p
eop

le op
t to w

a
lk b

etw
een 

d
estina

tions instea
d

 of d
rive

Restore the a
rea

’s na
tura

l creeks a
s a 

p
ub

lic a
m

enity a
nd

 la
nd

m
a

rk fea
ture 

of Bea
verton

Inte
g

ra
te

 m
o

re
 o

p
e

n sp
a

c
e

s a
nd

 
p

la
za

s into the fa
b

ric of D
ow

ntow
n

Intro
d

uc
e

 a
 c

o
nne

c
tio

n tha
t links 

a
ctivity a

rea
s in D

ow
ntow

n

Re
info

rc
e

 e
m

e
rg

ing
 a

c
tivity a

re
a

s 
suc

h 
a

s 
Re

sta
ura

nt 
Ro

w
 

a
nd

 
Be

a
ve

rto
n C

e
ntra

l, w
hich includ

e
s 

The Round
, BG

 Food
 C

a
rtel, a

nd
 the 

Pa
tricia

 Reser C
enter for the A

rts

BIG
 ID

EA
S TH

A
T 

EM
ERG

ED
 TH

RO
UG

H 
PUBLIC

 EN
G

A
G

EM
EN

T

The
 

D
o

w
nto

w
n 

D
e

sig
n 

Pro
je

c
t 

w
a

s 
conceived

 throug
h the com

m
unity’s vision 

o
f a

 “vib
ra

nt D
o

w
nto

w
n” a

rtic
ula

te
d

 in 
the

 
2010 

Be
a

ve
rto

n 
C

o
m

m
unity 

V
isio

n 
A

ction Pla
n. This p

roject ha
s continued

 to 
eng

a
g

e a
nd

 p
a

rtner w
ith the com

m
unity to 

d
evelop

  a
 com

m
unity-d

riven Urb
a

n D
esig

n 
Fra

m
ew

ork for D
ow

ntow
n.

Engagem
ent efforts by the Project Team

 and 
C

ity Sta
ff soug

ht to crea
te a

n environm
ent 

tha
t w

a
s inc

lusive
 a

nd
 re

sp
o

nsive
 to

 the 
inte

re
sts a

nd
 c

o
nc

e
rns o

f re
sid

e
nts. A

t 
ea

ch event, a
ttend

ees w
ere encoura

g
ed

 
to w

eig
h in, offer inp

ut, a
nd

 sha
re their ow

n 
insig

hts. These com
m

ents d
irectly inform

ed
 

the Urb
a

n D
esig

n Fra
m

ew
ork. 

Throug
hout the va

rious p
ub

lic eng
a

g
em

ent 
e

ve
nts, 

the
re

 
w

e
re

 
a

 
fe

w
 

c
o

nc
e

rns 
consistently ra

ised
 b

y com
m

unity m
em

b
ers. 

M
a

ny exp
ressed

 frustra
tion over the b

a
rriers 

c
re

a
te

d
 b

y C
a

nyo
n Ro

a
d

, Fa
rm

ing
to

n 
Ro

a
d

, 
a

nd
 

the
 

he
a

vy 
ra

il 
line

, 
w

hic
h 

hind
e

r p
e

d
e

stria
n c

o
nne

c
tivity a

nd
 the 

a
b

ility to tra
vel ea

sily b
etw

een D
ow

ntow
n 

d
estina

tions. A
 la

ck of urb
a

n op
en sp

a
ces 

a
nd

 recrea
tion a

rea
s w

a
s a

lso a
 concern for 

m
a

ny p
a

rticip
a

nts.

C
ity Sta

ff a
nd

 Project Tea
m

 m
em

b
ers listen a

nd
 

resp
ond

 to q
uestions from

 com
m

unity m
em

b
ers a

t a
n 

O
p

en H
ouse event a

t the Bea
verton C

ity Lib
ra

ry.

A
ttend

ees d
iscuss a

nd
 w

eigh op
tions a

b
out the future 

orga
niza

tion a
nd

 cha
ra

cteristics of a
rea

s in D
ow

ntow
n 

Bea
verton.
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PUBLIC
 FO

RUM
S

O
p

en H
ouse #

1 (O
p

p
ortunities &

 C
onstra

ints)
O

p
en H

ouse #
2 (C

ha
ra

cter A
rea

 V
isioning

)
O

p
e

n 
H

o
use

 
#

3 
(Pre

lim
ina

ry 
Fra

m
e

w
o

rk 
C

oncep
ts)

O
p

en H
ouse #

4 (Fra
m

ew
ork A

lterna
tives) 

O
p

en H
ouse #

5 (Preferred
 A

p
p

roa
ch)

A
D

V
ISO

RY O
R D

EC
ISIO

N
-M

A
KIN

G
 BO

D
Y

BC
C

I M
eeting

 #
1

URA
C

D
iversity A

d
visory Boa

rd
C

ity C
ouncil

Pla
nning

 C
om

m
ission M

eeting
 #

1
BURA

TA
C

 M
eeting

 #
1

V
A

C
BC

C
I M

eeting
 #

2
Bea

verton A
rts C

om
m

ission
Pla

nning
 C

om
m

ission M
eeting

 #
2

TH
PRD

 Boa
rd

 of D
irectors

Pla
nning

 C
om

m
ission M

eeting
 #

3
Joint C

ity C
ouncil/Pla

nning
 C

om
m

ission W
ork 

Session

STA
KEH

O
LD

ER G
RO

UPS
C

entra
l Bea

verton N
A

C
 M

eeting
 #

1
Bea

verton D
ow

ntow
n A

ssocia
tion M

eeting
 #

1
D

evelop
er Interview

s
Urb

a
n D

esig
n A

ca
d

em
y

Fa
rm

ers M
a

rket Booth
Bea

verton H
ig

h School La
tino Fa

m
ily N

ig
ht

C
entra

l Bea
verton N

A
C

 M
eeting

 #
2

C
entra

l Bea
verton N

A
C

 M
eeting

 #
3

Bea
verton D

ow
ntow

n A
ssocia

tion M
eeting

 #
2

Prop
erty O

w
ner &

 Business O
w

ner Sum
m

it

A
C

TIV
E LISTEN

IN
G

PUBLIC
 EN

G
A

G
EM

EN
T EV

EN
TS

The follow
ing

 Urb
a

n Fra
m

ew
ork Pla

n b
uild

s 
o

n the
 tho

ug
hts, c

o
nc

e
rns, d

e
sire

s, a
nd

 
insig

hts p
rovid

ed
 b

y com
m

unity m
em

b
ers 

a
nd

 a
tte

m
p

ts to
 o

ffe
r a

 stra
te

g
ic

 p
a

th 
tow

a
rd

 a
 vib

ra
nt D

ow
ntow

n Bea
verton.

A
 com

p
rehensive list of eng

a
g

em
ent a

nd
 

o
utre

a
ch e

ffo
rts ca

n b
e

 se
e

n o
n the

 le
ft. 

M
ost nota

b
le w

ere the O
p

en H
ouse forum

s 
a

s the
se

 p
ro

vid
e

d
 d

ire
ct a

ve
nue

s fo
r the 

Tea
m

 to eng
a

g
e a

nd
 colla

b
ora

te w
ith the 

m
em

b
ers of the com

m
unity. D

eta
iled

 notes 
from

 p
ub

lic events a
re loca

ted
 in A

p
p

end
ix 

A
1 a

t the end
 of this d

ocum
ent. 

Pa
rticip

a
nts used

 p
reced

ent im
a

ges to d
ep

ict their vision(s) for the future.

C
O

M
M

U
N

ITY EN
G

A
G

EM
EN

T
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 D
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PREFERRED
 FRA

M
EW

O
RK O

V
ERV

IEW
U

R
BA

N
 D

ESIG
N

 FR
A

M
EW

O
R

K

Intent of the Urb
a

n D
esig

n Fra
m

ew
ork

The
 fo

llo
w

ing
 U

rb
a

n D
e

sig
n Fra

m
e

w
o

rk p
ro

vid
e

s the
 hig

h-le
ve

l 

centers of a
ctivity, esta

b
lish strong

 connections north/south a
nd

 
ea

st/w
est, a

nd
 reinforce p

oints of a
rriva

l a
nd

 d
ep

a
rture to a

nd
 from

 
D

ow
ntow

n. W
hile the Urba

n D
esign Fra

m
ew

ork provid
es guid

a
nce to 

inform
 future im

p
lem

enta
tion m

ea
sures a

nd
 the d

evelop
m

ent cod
e 

for D
ow

ntow
n, it is not intend

ed
 to reg

ula
te d

evelop
m

ent d
irectly. 

Ra
ther, it further a

rticula
tes a

 vision for a
 “V

ib
ra

nt D
ow

ntow
n” a

nd
 

Fra
m

ew
ork is com

p
rised

 of the follow
ing

 com
p

onents: 

Urb
a

n D
esig

n Princip
les 

The Urban D
esign Principles build on the big picture vision for D

ow
ntow

n 
a

nd
 a

ct a
s a

 touchstone for future p
la

nning
, im

p
lem

enta
tion, a

nd
 

reg
ula

tory m
ea

sures to b
e und

erta
ken for D

ow
ntow

n. 

C
ha

ra
cter A

rea
s 

existing
 centers of a

ctivity in D
ow

ntow
n b

y esta
b

lishing
 a

 series of 
C

ha
ra

cter A
rea

s. This C
ha

ra
cter A

rea
s ha

ve em
erg

ed
 d

irectly from
 

existing
 centers of a

ctivity in D
ow

ntow
n, a

nd
 a

rticula
te a

 vision for 
the cha

ra
cter a

nd
 exp

erience of these a
rea

s a
s D

ow
ntow

n g
row

s 
a

nd
 evolves.  Five d

istinct core a
rea

s a
re loca

ted
 a

t the center of 
the D

ow
ntow

n, ea
ch em

b
od

ying
 a

 uniq
ue cha

ra
cter, style, a

nd
 

sca
le of d

evelop
m

ent. Four key corrid
ors fra

m
e these core a

rea
s; 

roa
d

w
a

ys w
ith their ow

n d
istinct id

entity a
nd

 cha
ra

cteristics. A
nd

 
three tra

nsition a
rea

s on D
ow

ntow
n’s p

erip
hery function a

s a
 b

uffer 
b

etw
een the D

ow
ntow

n core a
nd

 surround
ing

 neig
hb

orhood
s. 

C
onnectivity &

 M
ob

ility  
A

n enha
nced

 connectivity netw
ork in D

ow
ntow

n Bea
verton w

ill not 
only to im

p
rove the p

ed
estria

n a
nd

 b
icycle exp

erience, b
ut a

lso to 
help

 d
isting

uish the id
entity of D

ow
ntow

n throug
h d

istinct a
nd

 ea
sily 

recog
niza

b
le streets. This Fra

m
ew

ork consists of a
 centra

l org
a

nizing 
“Loop

,” a
n enha

nced
 b

ike a
nd

 p
ed

estria
n circula

tor, in the hea
rt of 

D
ow

ntow
n, sup

p
orted

 b
y a

 netw
ork of Key C

onnections a
nd

 future 
m

id
-b

lock p
a

ths to im
p

rove circula
tion w

ithin D
ow

ntow
n.  

G
a

tew
a

ys
To help reinforce and acknow

ledge the prim
ary arrival and departure 

A
s b

o
th p

ub
lic a

nd
 p

riva
te im

p
ro

vem
ents o

ccur thro
ug

ho
ut the 

D
ow

ntow
n a

rea
, these g

a
tew

a
ys p

resent the op
p

ortunity to further 
id

entify Bea
verton’s D

ow
ntow

n, w
hether throug

h sig
na

g
e or p

ub
lic 

a
rt, d

istinct a
rchitecture, or la

nd
sca

p
e fea

tures. 
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 m
iles

FA
R

M
IN

G
TO

N
 R

D

B
E

A
V

E
R

TO
N

 H
ILLS

D
A

LE
 H

W
Y

TU
A

LA
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W
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C
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D
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R
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C
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N
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N
 R
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This rend
ering show

ca
ses D

ow
ntow

n Bea
verton’s p

roxim
ity to other com

m
unity d

estina
tions. 
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URBA
N

 D
ESIG

N
 PRIN

C
IPLES

“DO
W

NTO
W

N SERVES AS THE 
EC

O
NO

M
IC

, SO
C

IAL AND C
ULTURAL 

HEART O
F BEAVERTO

N. A C
LEARLY-

DEFINED C
ITY C

ENTER HAS BEEN
 

ESTABLISHED THRO
UG

H A PHASED
 

REDEVELO
PM

ENT EFFO
RT INVO

LVING
 

PRO
PERTY O

W
NERS, BUSINESS 

PARTNERS AND THE BRO
ADER 

C
O

M
M

UNITY. W
ITHIN THE C

ITY C
ENTER, 

SEVERAL UNIQ
UE M

INI-DISTRIC
TS 

PRO
VIDE DESTINATIO

N RETAIL AND
 

ENTERTAINM
ENT, BO

UTIQ
UE BUSINESS 

O
PPO

RTUNITIES AND A M
IX O

F 
C

O
M

M
UNITY G

ATHERING
 PLAC

ES. 
EACH DISTRIC

T IS LINKED TO
 THE O

THER 
THRO

UG
H C

O
NSISTENT DESIG

N, 
STREET SIG

NS AND ART; AND TO
 

SURRO
UNDING

 RESIDENTIAL AREAS BY 
PRO

TEC
TED PATHW

AYS, PO
C

KET PARKS 
AND O

PEN SPAC
ES...”

- C
O

M
M

UNITY VISIO
N PLAN (2010)

U
R

BA
N

 D
ESIG

N
 FR

A
M

EW
O

R
K

The p
rincip

les for the Urb
a

n D
esign Fra

m
ew

ork Pla
n a

re intend
ed

 to p
rovid

e high-level guid
a

nce 
for red

evelop
m

ent occurring
 in the future, a

nd
 a

ct a
s the touchstone for future D

ow
ntow

n 
p

la
nning

 a
nd

 im
p

rovem
ents. The p

rincip
les a

re b
uilt on the b

ig
 p

icture vision for D
ow

ntow
n 

Bea
verton a

s a
rticula

ted
 in the C

om
m

unity V
ision Pla

n a
d

op
ted

 in 2010.  

C
ULTIVA

TE A
 C

O
M

PELLIN
G

 
M

IX O
F USES

A
C

C
O

M
M

O
D

A
TE 

D
EVELO

PM
EN

T IN
TEN

SITY

PRIO
RITIZE PED

ESTRIA
N

   
A

C
TIVITY

PRO
VID

E SA
FE &

 
C

O
M

FO
RTA

BLE C
O

N
N

EC
TIVITY

O
FFER PLA

C
ES TO

 G
A

THER 
&

 LIN
G

ER O
UTD

O
O

RS

D
ESIG

N
 PLA

C
ES FO

R 
PEO

PLE

N
URTURE A

 UN
IQ

UE &
 

A
UTHEN

TIC
 ID

EN
TITY

EN
C

O
URA

G
E HO

USIN
G

 
C

HO
IC

ES

V
ISIO

N
 

C
REA

TE A
 

VIBRA
N

T 
D

O
W

N
TO

W
N

EN
HA

N
C

E &
 IN

TEG
RA

TE 
N

A
TURA

L ELEM
EN

TS
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U
R

BA
N

 D
ESIG

N
 FR

A
M

EW
O

R
K

U
R

BA
N

 D
ESIG

N
 PR

IN
C

IPLES

PRO
V

ID
E SA

FE &
 C

O
M

FO
RTA

BLE C
O

N
N

EC
TIV

ITY 

Ped
estria

n friend
ly d

ow
ntow

ns a
llow

 for ea
sy a

nd
 sa

fe m
ovem

ent reg
a

rd
less of 

tra
vel m

od
e. W

ith strong tra
nsit a

lrea
d

y in p
la

ce, reinforcing p
ed

estria
n a

nd
 b

icycle 
connectivity throug

h D
ow

ntow
n should

 b
e a

 p
riority for Bea

verton. 

C
ULTIV

A
TE A

 C
O

M
PELLIN

G
 M

IX O
F USES 

V
ib

ra
nt d

ow
ntow

ns a
ccom

od
a

te a
 w

id
e va

riety of uses in close p
roxim

ity to ea
ch 

other, d
elivering

 a
 critica

l m
a

ss of energ
y. They ha

ve a
 hea

lthy m
ix of use typ

es, 
from

 p
la

ces to w
ork, p

la
y, live, a

nd
 g

a
ther. D

ow
ntow

n Bea
verton should

 p
rom

ote 
a

 m
ix of uses to p

rom
ote vib

ra
ncy.

A
C

C
O

M
M

O
D

A
TE D

EV
ELO

PM
EN

T IN
TEN

SITY

D
ow

ntow
ns thrive w

hen there a
re hig

h concentra
tions of p

eop
le living

, w
orking

, 
a

nd
 g

a
thering

 there. Focusing
 d

evelop
m

ent intensity in stra
teg

ic loca
tions, w

hile 
re

m
a

ining
 se

nsitive
 to

 e
xisting

 d
e

ve
lo

p
m

e
nt, w

ill cre
a

te
 the

 co
nce

ntra
tio

n o
f 

a
ctivity necessa

ry to a
ctiva

te D
ow

ntow
n Bea

verton. 

PRIO
RITIZE PED

ESTRIA
N

 A
C

TIV
ITY 

Streets b
uzzing

 w
ith p

ed
estria

n a
ctivity a

re the ha
llm

a
rk of a

 vib
ra

nt d
ow

ntow
n. 

D
o

w
nto

w
n Be

a
ve

rto
n sho

uld
 strive

 fo
r a

ctive
 stre

e
ts tha

t functio
n a

s o
utd

o
o

r 
p

ed
estria

n g
a

thering
 sp

a
ces a

s w
ell a

s key d
estina

tion connections.

D
ESIG

N
 PLA

C
ES FO

R PEO
PLE 

It is the d
eta

ils of d
esig

n tha
t crea

te m
em

ora
b

le a
nd

 w
elcom

ing
 p

la
ces for p

eop
le 

to cong
reg

a
te a

nd
 w

a
lk throug

h. The ra
tio of b

uild
ing

 heig
ht to street w

id
th, the 

freq
uency of b

uild
ing

 entries tha
t eng

a
g

e a
 street, a

nd
 the visib

ility of a
ctivity on 
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U
R

BA
N

 D
ESIG

N
 FR

A
M

EW
O

R
K

U
R

BA
N

 D
ESIG

N
 PR

IN
C

IPLES

EN
H

A
N

C
E &

 IN
TEG

RA
TE N

A
TURA

L ELEM
EN

TS 

its lea
st p

rom
inent: the creek system

. Enha
ncing

 the creeks, im
p

roving
 visib

ility a
nd 

a
ccess, w

ill help
 lend

 a
 uniq

ue id
entity to D

ow
ntow

n Bea
verton. 

O
FFER PLA

C
ES TO

 G
A

TH
ER &

 LIN
G

ER O
UTD

O
O

RS 

The
 d

o
w

nto
w

n a
nd

 he
a

rt o
f a

 city p
ro

vid
e

s p
la

ce
s to

 m
e

e
t a

nd
 b

e
 a

ro
und

 
c

o
nc

e
ntra

tio
ns o

f p
e

o
p

le
. Pro

vid
ing

 w
e

lc
o

m
ing

 p
la

c
e

s to
 g

a
the

r a
nd

 ling
e

r 
outd

oors, w
hether it is throug

h p
a

rks, sm
a

ll p
la

za
s, or even street sea

ts, w
ill help 

contrib
ute to the vib

ra
ncy of D

ow
ntow

n Bea
verton.

N
URTURE A

 UN
IQ

UE &
 A

UTH
EN

TIC
 ID

EN
TITY 

M
em

ora
b

le d
ow

ntow
ns a

re those tha
t a

re a
uthentic to their culture. Bea

verton is 
uniq

ue in its d
iversity, its na

tura
l a

nd
 cultura

l history, a
nd

 its loca
tion in the reg

ion. 
D

ow
ntow

n is com
p

rised
 of m

ultip
le uniq

ue a
rea

s, ea
ch w

ith their ow
n id

entity. A
s 

D
ow

ntow
n g

row
s, it is im

p
orta

nt to celeb
ra

te a
nd

 enha
nce these cha

ra
cteristics 

in ord
er to esta

b
lish a

n overa
ll sense of p

la
ce tha

t is uniq
uely Bea

verton.

EN
C

O
URA

G
E H

O
USIN

G
 C

H
O

IC
ES

Resid
entia

l neig
hb

orhood
s b

ring
 life a

nd
 vita

lity to a
 d

ow
ntow

n, a
s w

ell a
s the 

co
nce

ntra
tio

n o
f p

e
o

p
le

 ne
e

d
e

d
 to

 sup
p

o
rt lo

ca
l b

usine
sse

s a
nd

 a
m

e
nitie

s. 
Encoura

g
ing

 a
 va

riety of housing
 choices a

t a
 va

riety of p
rice p

oints w
ill help

 
b

ring
 tha

t vita
lity to D

ow
ntow

n Bea
verton, w

hile a
lso encoura

g
ing

 a
 m

ore d
iverse 

resid
ent b

a
se. 
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C
H

A
RA

C
TER A

REA
S

U
R

BA
N

 D
ESIG

N
 FR

A
M

EW
O

R
K

...O
ne D

ow
ntow

n, 
m

a
ny exp

eriences...

W
hile D

ow
ntow

n Bea
verton tod

a
y is functiona

lly com
p

rised
 of tw

o 
zo

ning
 d

istricts, Reg
io

na
l C

enter O
ld

 To
w

n a
nd

 Reg
io

na
l C

enter 
Tra

nsit O
rie

nte
d

, the
 im

p
re

ssio
n o

f D
o

w
nto

w
n Be

a
ve

rto
n is o

ne 
o

f m
a

ny va
rie

d
 e

xp
e

rie
nc

e
s. The

 a
re

a
 surro

und
ing

 the
 Ro

und
, 

co
ntem

p
o

ra
ry a

nd
 tra

nsit o
riented

, feels d
istinctly d

ifferent fro
m

 
Broa

d
w

a
y, a

 historic reta
il a

nchor, w
hich d

iffers even still from
 O

ld
 

Tow
n or the a

rea
 surround

ing
 the Lib

ra
ry. 

This Fra
m

ew
ork, b

uild
ing

 off of this m
osa

ic of cha
ra

cters existing
 in 

D
ow

ntow
n tod

a
y, esta

b
lishes a

 series of d
ifferent C

ha
ra

cter A
rea

s. 
W

hile
 the

y m
a

y info
rm

 future
 zo

ning
, the

se
 a

re
 no

t inte
nd

e
d

 a
s 

reg
ula

to
ry b

o
und

a
ries. Ra

ther, these C
ha

ra
cter A

rea
s a

rticula
te 

d
ifferences in characteristics, experiences, and

 id
entities. C

ore areas 
are central to the activity of D

ow
ntow

n, C
orrid

ors are the connective 
tissue m

ore focused
 on m

ovem
ent to, from

 a
nd

 b
etw

een D
ow

ntow
n 

a
rea

s, a
nd

 the Tra
nsition A

rea
s serve a

s a
 b

uffer a
nd

 tra
nsition to 

a
rea

s outsid
e of D

ow
ntow

n. 

C
ore C

haracter A
reas: A

s g
row

th a
nd

 cha
ng

e com
e to D

ow
ntow

n 
Bea

verto
n, these co

re a
rea

s (Bea
verto

n C
entra

l, Tra
nsit C

enter, 
Broa

d
w

a
y, O

ld
 Tow

n, a
nd

 the Lib
ra

ry) w
ill continue to serve a

s the 
ke

y d
e

stina
tio

ns o
r ne

ig
hb

o
rho

o
d

s w
ithin D

o
w

nto
w

n, e
a

ch w
ith 

their ow
n id

entity exp
ressed

 throug
h the uses, a

s w
ell a

s the style 

core a
rea

s m
a

y b
e sub

tle, or m
a

y b
e celeb

ra
ted

 throug
h sig

na
g

e 
a

nd
 g

a
tew

a
ys. 

C
orridor C

haracter 
A

reas: C
ed

a
r H

ills, H
a

ll, C
a

nyon, a
nd

 Lom
b

a
rd

. These corrid
or a

rea
s 

constitute key connections in a
nd

 out of D
ow

ntow
n, connections to 

other m
a

jor d
estina

tion centers w
ithin the C

ity, such a
s C

ed
a

r H
ills 

Shop
p

ing
 C

enter a
nd

 Bea
verton Tow

n Sq
ua

re, a
nd

 a
re recog

nized
 

reg
iona

lly a
s d

estina
tions in their ow

n rig
ht. 

Transition C
haracter A

reas
C

ore, a
nd

 offer b
uffers b

etw
een D

ow
ntow

n a
nd

 the surround
ing 

resid
entia

l a
rea

s. 

Existing a
ctivity centers d

irectly inform
ed

 the d
evelop

m
ent of the C

ore C
ha

ra
cter 

A
rea

s for D
ow

ntow
n. 
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C
O

RE A
REA

S
U

R
BA

N
 D

ESIG
N

 FR
A

M
EW

O
R

K
C

H
A

R
A

C
TER

 A
R

EA
S

BEA
V

ERTO
N

 C
EN

TRA
L C

O
RE A

REA

Bea
verton C

entra
l C

ore A
rea

 is envisioned
 a

s a m
odern, m

ixed-use 
neighborhood and entertainm

ent destination. W
ith civic a

nd
 cultura

l 
a

nchors like the new
 Pa

tricia
 Reser C

enter for the A
rts, C

ity H
a

ll, 
a

nd
 the BG

 Food
 C

a
rtel, this core a

rea
 is a

 key d
estina

tion w
ithin 

D
o

w
nto

w
n. O

rg
a

nized
 a

ro
und

 a
 m

a
jo

r lig
ht ra

il sto
p

, Bea
verto

n 
C

entra
l is a

lso a
 key p

oint of a
rriva

l a
nd

 d
ep

a
rture for tra

nsit g
oers 

tra
ve

ling
 to

 D
o

w
nto

w
n. A

nd
 w

ith a
 hig

h inte
nsity o

f re
sid

e
ntia

l, 

a
nticip

a
ted

 in the future, it w
ill b

e a
 b

ustling
 p

o
p

ula
tio

n center. 
Resid

ents a
nd

 visitors w
ill b

e a
b

le ta
ke in a

 show
, visit a

 loca
l g

a
llery, 

g
ra

b
 d

inner or a
 d

rink a
t one of the a

rea
’s m

a
ny resta

ura
nts or b

a
rs, 

or ta
ke a

 stroll a
long

 the enha
nced

 Bea
verton C

reek tra
il.

TRA
N

SIT C
EN

TER C
O

RE A
REA

The Tra
nsit C

enter C
ore A

rea
 is envisioned

 a
s a com

m
uter crossroads 

for connectivity. Lo
ca

te
d

 just o
ve

r tw
o

 m
ile

s fro
m

 N
ike

’s W
o

rld
 

Head
quarters or a 30-m

inute M
A

X rid
e from

 D
ow

ntow
n Portland

, and 
w

ith links to Silicon Forest a
nd

 m
a

ny outlying resid
entia

l com
m

unities, 
the Tra

nsit C
enter a

rea
 is extrem

ely w
ell co

nnected
 lo

ca
lly a

nd
 

throughout the region. W
ith opportunities for high intensity residential, 

a
 vib

ra
nt neig

hb
orhood

 in its ow
n rig

ht. Resid
ents a

nd
 visitors w

ill 
b

e a
b

le to g
ra

b
 a

 sna
ck or a

 cup
 of coffee a

t one of the m
a

ny 
food

 offering
s a

round
 the Tra

nsit C
enter, or ta

ke a
 stroll a

long
 the 

enha
nced

 Bea
verton C

reek tra
il. A

 short w
a

lk to Bea
verton C

entra
l, 

d
ow

n Lom
b

a
rd

 A
venue or a

long
 the Loop

 to O
ld

 Tow
n, the Tra

nsit 
C

enter a
rea

 w
ill b

e highly connected
 to other D

ow
ntow

n a
m

enities. 

The d
escrip

tions of the C
ha

ra
cter A

rea
s tha

t follow
 a

re intend
ed

 to convey a
 hig

h-level 
vision for ea

ch a
rea

 of D
ow

ntow
n.  The la

nd
 uses a

nd
 d

evelop
m

ent intensities d
escrib

ed
 for 

ea
ch a

rea
 a

re illustra
tive in na

ture only, a
nd

 w
ill not d

irectly reg
ula

te d
evelop

m
ent.  Future 

planning efforts, inform
ed by these character area descriptions, w

ill update the developm
ent 

reg
ula

tions tha
t w

ill d
eterm

ine p
erm

itted
 la

nd
 uses a

nd
 d

evelop
m

ent intensity.
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U
R

BA
N

 D
ESIG

N
 FR

A
M

EW
O

R
K

C
H

A
R

A
C

TER
 A

R
EA

S

BRO
A

D
W

A
Y C

O
RE A

REA

The Broa
d

w
a

y C
ore A

rea
 is envisioned

 a
s the hidden gem

 in the 
m

iddle of D
ow

ntow
n. A

 sho
rt w

a
lk o

r rid
e

 a
lo

ng
 the

 Lo
o

p
 fro

m
 

Beaverton C
entral or from

 O
ld

 Tow
n, Broad

w
ay is Beaverton’s historic 

low
er in intensity (a

p
p

roxim
a

tely 2-4 stories) a
nd

 com
p

lem
enta

ry 
to the historic cha

ra
cter of the street, w

ith a
 focus on m

ixed
-use 

d
evelop

m
ents w

ith freq
uent entries w

ill b
e d

irectly on the street. The 
a

rea
 w

ill b
e hig

hly p
ed

estria
n in na

ture, a
nd

 a
 d

esira
b

le shop
p

ing
/

d
ining

 d
estina

tion w
ith outd

oor sea
ting

. 

O
LD

 TO
W

N
 C

O
RE A

REA

The O
ld

 Tow
n C

ore A
rea

 is envisioned
 a

s a vibrant m
ix of old and 

new
a

ll com
p

lem
enta

ry to the existing
 historic cha

ra
cter of the a

rea
, 

O
ld

 To
w

n is a
nticip

a
te

d
 a

t m
o

re
 m

o
d

e
st d

e
ve

lo
p

m
e

nt inte
nsity 

(a
p

p
roxim

a
tely 3-5 stories). The historic b

lock structure lend
s itself 

to
 w

a
lka

b
ility, a

nd
 w

ith further im
p

ro
vem

ents to
 p

ed
estria

n a
nd

 
b

icycle infra
structure, this a

rea
 w

ill b
e hig

hly p
ed

estria
n in na

ture, 

entries eng
a

g
ing

 the sid
ew

a
lks. H

om
e to Resta

ura
nt Row

, a
 m

ix of 
existing

 b
usinesses, a

nd
 w

ell a
s future resid

entia
l m

ixed
-use, live/

w
o

rk, a
nd

 a
 co

ncentra
tio

n o
f services a

nd
 a

m
enities, O

ld
 To

w
n 

the Loop
 a

t its center, O
ld

 Tow
n w

ill a
lso ha

ve strong
 connections 

to the civic a
nd

 cultura
l offering

s in Bea
verton C

entra
l a

nd
 tra

nsit 
north of C

a
nyon. 
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LIBRA
RY C

O
RE A

REA

The Lib
ra

ry C
ore A

rea
 a

lrea
d

y functions a
s the living room

 for the 
com

m
unity, a

nd
 is envisioned

 to continue in this role. The existing 
Pa

rk, Lib
ra

ry, a
nd

 Fa
rm

er’s M
a

rket could
 b

e further reinforced
 w

ith 
a

d
ja

cent resid
entia

l d
evelop

m
ent tha

t front on a
nd

 help
 to fra

m
e 

the Pa
rk. Future d

evelop
m

ent is a
nticip

a
ted

 to b
e com

p
lem

enta
ry 

in sca
le w

ith tha
t of O

ld
 Tow

n (a
p

p
roxim

a
tely 3-5 stories). W

ith the 
Loop

 running centra
l to the Lib

ra
ry C

ore A
rea

, a
nd

 d
irectly in front of 

closely connected
 to the la

rg
er D

ow
ntow

n a
rea

 a
nd

 the a
m

enities 
of O

ld
 Tow

n, Broa
d

w
a

y, a
nd

 Bea
verton C

entra
l. 

U
R

BA
N

 D
ESIG

N
 FR

A
M

EW
O

R
K

C
H

A
R

A
C

TER
 A

R
EA

S
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C
O

RRID
O

R A
REA

S
U

R
BA

N
 D

ESIG
N

 FR
A

M
EW

O
R

K
C

H
A

R
A

C
TER

 A
R

EA
S

C
ED

A
R H

ILLS C
O

RRID
O

R A
REA

D
ow

ntow
n is loca

ted
 a

 short d
ista

nce from
 other m

a
jor d

estina
tions 

w
ithin the

 co
m

m
unity to

 the
 w

e
st, such a

s C
e

d
a

r H
ills C

ro
ssing

 
Sho

p
p

ing
 C

e
nte

r o
r N

ike
’s W

o
rld

 H
e

a
d

q
ua

rte
rs. The

 C
e

d
a

r H
ills 

C
o

rrid
o

r A
rea

 is the connection to these other com
m

unity hubs, 
and form

s a key w
estern gatew

ay a
nd

 b
ound

a
ry for D

ow
ntow

n. 
A

rriva
l to D

ow
ntow

n w
ill b

e signa
led

 through a
 tra

nsition to m
ed

ium
-

sca
le d

evelop
m

ent intensity (a
p

p
roxim

a
tely 4-6 stories), a

nd
 w

ith a 
strong

 p
resence of a

ctivity a
nd

 d
evelop

m
ent fronting

 onto C
ed

a
r 

H
ills Bouleva

rd
. C

ha
ng

es in d
evelop

m
ent p

a
tterns a

long
 C

ed
a

r H
ills 

Bouleva
rd

 south of H
a

ll Bouleva
rd

 w
ill sta

rt to sig
na

l to d
rivers tha

t 
they a

re entering D
ow

ntow
n, a

nd
 a

n increa
sed

 focus on p
ed

estria
n 

a
nd

 b
icycle

 infra
structure

 in this a
re

a
 w

ill re
info

rce
 m

ulti-m
o

d
a

l 
connectivity. 

H
A

LL C
O

RRID
O

R A
REA

A
 northern gatew

ay into D
ow

ntow
n, H

a
ll Bo

ule
va

rd
 o

ffe
rs a

 
connection to C

ed
a

r H
ills C

rossing
 Shop

p
ing

 C
enter, connections 

to N
ike W

orld
 H

ea
d

q
ua

rters, a
nd

 neighb
orhood

s to the north d
irectly 

into Bea
verton C

entra
l a

nd
 Tra

nsit C
enter C

ore A
rea

s, a
s w

ell a
s 

to a
n enha

nced
 Bea

verton C
reek tra

il. Uses a
long

 this corrid
or a

re 

m
ed

ium
 sca

le of d
evelop

m
ent intensity (a

p
p

roxim
a

tely 4-6 stories).
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C
A

N
YO

N
 C

O
RRID

O
R A

REA

In a
d

d
itio

n to
 b

e
ing

 a
 m

a
jo

r re
g

io
na

l co
nne

ctio
n e

a
st to

 w
e

st, 
C

a
nyon Roa

d
 is a

lso the seam
 betw

een north and south D
ow

ntow
n. 

In its current sta
te, C

a
nyon form

s a
 b

a
rrier to connectivity. In the 

future, C
anyon Road can function as a key linkage w

ithin D
ow

ntow
n. 

Inte
rse

ctio
n im

p
ro

ve
m

e
nts a

lo
ng

 the
 Lo

o
p

, a
s w

e
ll a

s a
 shift in 

d
evelop

m
ent p

a
tterns a

long
 C

a
nyon over tim

e, ca
n tra

nsform
 the 

corrid
or into C

a
nyon Roa

d
 into a

 critica
l a

rriva
l p

oint into D
ow

ntow
n, 

a
nd

 integra
l tra

nsition m
om

ent north to south. A
s the b

uffer b
etw

een 
the hig

her intensity Bea
verton C

entra
l A

rea
 a

nd
 the low

er intensity 
Bro

a
d

w
a

y C
o

re
 A

re
a

, this a
re

a
 is a

nticip
a

te
d

 a
s m

e
d

ium
 sca

le 
in its d

evelo
p

m
ent intensity (a

p
p

ro
xim

a
tely 4-6 sto

ries) w
ith uses 

of C
a

nyon Roa
d

 m
a

y cha
nge a

long its length, w
ith a

 high d
egree of 

p
ed

estria
n a

ctivity a
nd

 d
esire for a

ctive fronta
g

es, focused
 a

round
 

the intersections a
nd

 b
etw

een seg
m

ents of the Loop
. The stretches 

from
 Lom

b
a

rd
 A

venue to H
a

ll Bouleva
rd

 a
nd

 C
ed

a
r H

ills Bouleva
rd

 
to W

a
tson A

venue m
a

y rem
a

in less p
ed

estria
n focused

, b
ut should

 
still sig

na
l to ca

rs, b
uses, a

nd
 b

ikes a
like tha

t they a
re a

p
p

roa
ching 

a
 new

 p
la

ce w
ith a

 d
ifferent m

enta
lity: D

ow
ntow

n Bea
verton is a 

p
la

ce for p
eop

le. 

LO
M

BA
RD

 G
A

TEW
A

Y C
O

RRID
O

R A
REA

Sig
na

ling
 ea

stern a
nd

 southern g
a

tew
a

ys into D
ow

ntow
n, Lom

b
a

rd
 

A
venue form

s a key corridor w
ith strong connections to the Transit 

C
enter in the north. C

lose p
roxim

ity a
lso offers the op

p
ortunity for 

strong
 connections to Bea

verton Tow
n Sq

ua
re. W

ith im
p

rovem
ents 

to the p
ed

estria
n a

nd
 b

icycle infra
structure a

long
 this corrid

or in the 
future, Lom

b
a

rd
 A

venue should
 p

rovid
e a

 short a
nd

 p
lea

sa
nt w

a
lk to 

the Transit C
enter and the Beaverton C

reek trail. Uses are anticipated 
to b

e la
rg

ely resid
entia

l, a
nd

 a
t a

 m
ed

ium
 sca

le of d
evelop

m
ent 

front on Lom
b

a
rd

 A
venue. A

s Resta
ura

nt Row
 exp

a
nd

s a
long

 1st 
Street, Lom

b
a

rd
 A

venue could
 a

lso offer a
n ea

stern a
nchor a

nd
 

g
a

tew
a

y to Resta
ura

nt Row
 in O

ld
 Tow

n. 

U
R

BA
N

 D
ESIG

N
 FR

A
M

EW
O

R
K

C
H

A
R

A
C

TER
 A

R
EA

S
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U
R

BA
N

 D
ESIG

N
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A
M

EW
O

R
K

C
H

A
R

A
C

TER
 A

R
EA

S

H
IG

H
ER-D

EN
SITY O

FFIC
E/RESID

EN
TIA

L TRA
N

SITIO
N

 
A

REA

A
 transition and buffer b

etw
een D

ow
ntow

n a
nd

 the resid
entia

l a
rea

s 
to the north of D

ow
ntow

n, this a
rea

 w
ould

 b
e com

p
rised

 of m
ed

ium
 

LO
W

ER-D
EN

SITY O
FFIC

E/RESID
EN

TIA
L TRA

N
SITIO

N
 

A
REA

A
 transition and buffer b

etw
een D

ow
ntow

n a
nd

 the resid
entia

l a
rea

s 
to the south of D

ow
ntow

n, this a
rea

 w
ould

 b
e com

p
rised

 of la
rg

ely 
low

er sca
le resid

entia
l uses (a

p
p

roxim
a

tely 1-3 stories) a
nd

 ha
ve 

m
ore of a

 q
uiet neig

hb
orhood

 cha
ra

cter.

TRA
N

SITIO
N

 A
REA

S
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U
R

BA
N

 D
ESIG

N
 FR

A
M

EW
O

R
K

...D
ow

ntow
n streets should

 

their p
ub

lic sp
a

ces. D
ow

ntow
n Bea

verton tod
a

y la
cks a

 sing
ula

r fea
ture tha

t 

a
re d

esig
ned

 to m
ove vehicles throug

h D
ow

ntow
n, ra

ther tha
n encoura

g
ing 

p
eop

le to stop
, sta

y, a
nd

 g
a

ther. 

This Fra
m

ew
ork offers a

n org
a

nizing
 structure for D

ow
ntow

n streets tha
t p

rioritizes 

a
nd

 reinforces interna
l D

ow
ntow

n connectivity to p
rom

ote a
 “p

a
rk once a

nd
 

w
a

lk” m
od

el. 

A
t the heart of the organzing structure is The Loop. The Loop w

ill distinguish the core 
of D

ow
ntow

n throug
h p

rom
inent b

ike a
nd

 p
ed

estria
n enha

ncem
ents, im

p
roved

 

help
 to b

ra
nd

 D
ow

ntow
n. 

A
cting

 a
s vita

l tra
nsit w

a
ys reg

iona
lly a

nd
 loca

lly, key connector streets sup
p

ort 
the m

ovem
ent of p

eop
le throug

h a
nd

 to d
estina

tion a
rea

s. A
 sup

p
orting

 street 
netw

ork, m
ad

e up of existing streets, trails, and
 m

id
-block connections, com

pletes 
the D

ow
ntow

n street g
rid

 b
y reinforcing

 a
 system

 of w
a

lka
b

le, b
ikea

b
le b

locks. 

C
O

N
N

EC
TIV

ITY &
 M

O
BILITYV

ib
ra

nt, urb
a

n streetsca
p

es p
rioritize p

ed
estria

n a
nd

 other a
ctive 

tra
vel op

tions a
b

ove vehicula
r tra

nsit m
od

es. D
esigning streets 

streets, a
nd

 grea
ter investm

ent in a
nd

 b
y loca

l b
usinesses w

hile still 
p

rovid
ing w

a
ys to m

ove p
eop

le into a
nd

 through D
ow

ntow
n.  
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TH
E LO

O
P

U
R

BA
N

 D
ESIG

N
 FR

A
M

EW
O

R
K

C
O

N
N

EC
TIV

ITY &
 M

O
BILITY

The Loop, the centra
l fea

ture of the Fra
m

ew
ork Pla

n, w
ill connect the 

p
eop

le a
nd

 p
la

ces of D
ow

ntow
n Bea

verton in a
 new

 a
nd

 a
ttra

ctive 
w

a
y. Tod

a
y, D

ow
ntow

n is a
 collection of em

erg
ing

 a
ctivity a

rea
s 

(Bea
verton C

entra
l, H

istoric Broa
d

w
a

y, Resta
ura

nt Row
, Bea

verton 

lig
ht ra

il c
o

rrid
o

r, a
nd

 H
ig

hw
a

ys 8 a
nd

 10 (C
a

nyo
n Ro

a
d

 a
nd

 
Fa

rm
ing

ton Roa
d

). 

In the future, D
ow

ntow
n’s a

ctivity centers w
ill b

e intentiona
lly joined 

via
 a

 d
istinct b

ike a
nd

 p
ed

estria
n Loop

, to crea
te one extend

ed
 a

nd 

a
nd

 insert a
 com

m
on set of elem

ents into the streetsca
p

e to crea
te 

a
 d

istinct id
entity, a

nd
 p

rioritize p
ed

estria
n a

nd
 b

icycle a
ccess a

nd
 

sa
fety. The p

hysica
l loca

tion of The Loop
 w

ill utilitize the existing
 Hall 

Boulevard/W
atson A

venue coup
let, centra

l to the D
ow

ntow
n core, 

term
ina

ting
 a

t C
rescent Street a

t the northern end
 a

nd
 a

long
 4th 

Street a
t the southern end

.

The
 Lo

o
p

 ha
s the

 p
o

te
ntia

l to
 b

e
c

o
m

e
 a

 re
c

o
g

nize
d

 re
g

io
na

l 
d

estina
tion a

s w
ell a

s p
rom

ote a
 loca

l sense of p
rid

e. A
s a

 core p
a

th 
w

ithout a
 b

eg
inning

 or a
n end

, it is ea
sily a

ccessib
le  from

 a
nyw

here 
w

ithin D
ow

ntow
n. A

 cohesive p
a

lette of la
nd

sca
p

ing
, sig

na
g

e, a
rt, 

m
a

teria
ls, a

nd
 colors, w

ill p
rovid

e The Loop
 w

ith a
n id

entity tha
t 

experience of pedestrian and bicycle riders in key locations, focusing 
p

ub
lic investm

ents w
here they ca

n ha
ve the b

ig
g

est im
p

a
ct o

n 
sa

fety, w
a

lka
b

ility, b
ra

nd
ing

, a
nd

 leg
ib

ility. 

Sim
ila

r Loop
 system

s 
ha

ve p
roven successful 

in other com
m

unities. 
M

a
ny com

m
unities ha

ve 
exp

erim
ented

 w
ith the 

id
ea

, w
ith the Ind

ia
na

p
olis 

C
ultura

l Tra
il p

rovid
ing a 

high b
enchm

a
rk of success 

for other com
m

unities to 
em

ula
te. 
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KEY C
O

N
N

EC
TIO

N
S

U
R
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 D
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A
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R
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C
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N
N
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O
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The
 p

o
te

ntia
l fo

r Lo
c

a
l C

o
nne

c
to

rs to 
b

ecom
e not just g

rea
t streets, b

ut a
ctive, 

energ
izing

 p
la

ces in their ow
n rig

ht ca
n b

e 
achieved by offering superior pedestrian and 
m

ulti-m
od

a
l a

ccess to existing
 or em

erg
ing 

a
ctivity a

rea
s. Below

 a
re b

rief d
escrip

tions of 
the im

p
orta

nce ea
ch of these loca

l streets 
serve in the w

id
er D

ow
ntow

n street g
rid

.

C
rescent 

Street 
w

ill 
p

ro
vid

e
 

im
p

o
rta

nt 
c

o
nne

c
tio

ns 
b

e
tw

e
e

n 
the

 
Lo

o
p

 
a

nd
 

im
p

orta
nt civic d

estina
tions such a

s the light 
ra

il sto
p

, the Pa
tricia

 Reser C
enter fo

r the 
A

rts, a
nd

 C
ed

a
r H

ills Bouleva
rd

.

M
illikan W

ay w
ill se

rve
 a

s the
 p

rim
a

ry, 

a
lte

rna
tive

 to
 C

a
nyo

n Ro
a

d
. It co

nne
cts 

existing
 a

ctivity nod
es such a

s the BG
 Food

 
C

a
rtel a

nd
 the Tra

nsit C
enter.  

Beaverdam
 Road

 is a
 na

rro
w

 stre
e

t w
ith 

a
n eclectic m

ix of b
usinesses, a

nd
 d

esp
ite 

its la
c

k o
f sid

e
w

a
lks, it is p

re
fe

rre
d

 b
y 

m
a

ny p
e

d
e

stria
ns o

ve
r C

a
nyo

n Ro
a

d
. 

Im
p

rovem
ents to this street could

 tra
nsform

 
Bea

verd
a

m
 Roa

d
 into a

 festiva
l street. 

Broadw
ay Street feels m

ost like the historic 
M

a
in Stre

e
t o

f D
o

w
nto

w
n. The

 p
re

se
nc

e 
o

f se
ve

ra
l histo

ric
 b

uild
ing

s, c
o

m
b

ine
d

 
w

ith key d
estina

tions a
nd

 recent storefront 
im

p
ro

ve
m

e
nts, m

a
ke

 this stre
e

t o
ne

 o
f 

the
 m

o
re

 a
uthe

ntic
a

lly vib
ra

nt p
la

c
e

s o
f 

D
ow

ntow
n.  C

ontinued
 street im

p
rovem

ents 
could

 further reinforce its sense of p
la

ce.  

This sep
a

ra
ted

 b
ike 

p
a

th in Bould
er, C

O
 

illustra
tes sa

fe a
nd

 

p
ed

estria
n fa

cilities 
tha

t reinforce 
connections to a

nd
 

w
ithin a

 centra
lized

 
core.

D
ense d

estina
tion 

a
rea

s p
rovid

e grea
t 

op
p

ortunities for 
curb

less, festiva
l 

streets tha
t a

llow
 

free m
ovem

ent of 
p

ed
estria

ns, b
ikes, 

a
nd

 vehicles. These 
sp

a
ces ca

n a
lso b

e 
used

 a
s p

ub
lic p

la
za

s 
a

nd
 event sp

a
ces.

W
hile the streng

th of The Loop
 is in its a

b
ility 

to
 c

o
nne

c
t D

o
w

nto
w

n d
e

stina
tio

n a
re

a
s 

a
nd

 serve a
s a

 centra
l org

a
nizing

 fea
ture - 

a
lso b

e sup
p

orted
 b

y a
 form

a
lized

 netw
ork 

of Key C
onnections. The m

a
p

 on the rig
ht 

illustra
te

s the
se

 Ke
y C

o
nne

ctio
ns tha

t w
ill 

im
p

rove p
ed

estria
n a

ccessib
lity to a

nd
 from

 
The Loop

 w
ithin D

ow
ntow

n, a
s w

ell a
s to a

nd 
fro

m
 o

utlying
 a

rea
s. These streets ca

n b
e 

org
a

nized
 into three ca

teg
ories: 

Reg
iona

l 
C

onnectors 
a

c
t 

a
s 

a
 

throughw
a

ys to sta
tew

id
e d

estina
tions, 

suc
h a

s the
 W

illa
m

e
tte

 V
a

lle
y W

ine 
C

o
untry a

nd
 the

 C
ity o

f Po
rtla

nd
. 

These streets function a
s sta

te highw
a

ys 
a

nd
 a

re
 c

o
ntro

lle
d

 b
y the

 O
re

g
o

n 
D

ep
a

rtm
ent of Tra

nsp
orta

tion (O
D

O
T).

C
ity C

onnectors p
ro

vid
e

 stro
ng

 links 
to

 
d

e
stina

tio
ns 

w
ithin 

the
 

C
ity 

o
f 

Bea
verton, such a

s C
ed

a
r H

ills C
rossing 

a
nd

 m
a

jor a
rea

 em
p

loyeers.

Local C
onnectors re

a
lize

 im
p

o
rta

nt 
routes w

ithin D
ow

ntow
n a

nd
 reinforce 

the id
ea

 of a
 strong

 interior netw
ork of 

streets b
etw

een C
ed

a
r H

ills Bouleva
rd

 
a

nd
 Lo

m
b

a
rd

 A
ve

nue
. The

se
 lo

c
a

l 
c

o
nne

c
to

rs ha
ve

 a
n o

p
p

o
rtunity to 

b
e

c
o

m
e

 sp
e

c
ia

l stre
e

ts w
ith uniq

ue 
cha

ra
cter a

nd
 a

m
enities.

First Street is p
a

rt o
f the histo

ric to
w

n p
la

t 
a

nd
 recog

nized
 for its loca

tion a
t the hea

rt 
o

f the
 e

m
e

rg
ing

 Re
sta

ura
nt D

istrict. O
ve

r 
tim

e, First Street ha
s the p

otentia
l to b

ecom
e 

one of O
ld

 Tow
n’s m

ost vib
ra

nt, p
ed

estria
n-

oriented
  urb

a
n streets.

Fourth Street, like
 First Stre

e
t, re

info
rc

e
s 

the form
a

liza
tion of a

 p
ed

estria
n-oriented

 
ne

tw
o

rk o
f stre

e
ts w

ithin O
ld

 To
w

n a
nd

 
p

ro
vid

e
s 

c
o

n
n

e
c

tio
n

s 
b

e
tw

e
e

n
 

th
e 

Bea
verto

n C
ity Lib

ra
ry a

nd
 the lo

ca
l H

ig
h 

School.
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SUPPO
RTIN

G
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O
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U

R
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M
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N
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O
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The sup
p

orting
 street netw

ork of D
ow

ntow
n 

Be
a

ve
rto

n is c
o

m
p

rise
d

 o
f a

n und
e

rlying
 

street g
rid

 tha
t a

ccuenta
tes a

nd
 sup

p
orts a 

com
plete, w

alkable D
ow

ntow
n. This netw

ork 
includ

es tra
ils, existing

 streets, a
nd

 p
ossib

le 
m

id
-b

lo
c

k 
c

o
nne

c
tio

ns, 
se

rving
 

e
ithe

r 
p

ed
estria

n or m
ulti-m

od
a

l tra
vel. 

Bre
a

king
 d

o
w

n e
xisting

 sup
e

rb
lo

c
ks w

ill 
sup

p
o

rt a
 m

o
re

 inviting
, w

a
lka

b
le

, a
nd

 
na

vig
a

b
le b

lock structure tha
t is a

p
p

ea
ling 

to
 a

ll use
rs - p

e
d

e
stria

ns, c
yc

lists, a
nd

 
d

rivers. Ultim
a

tely, this com
p

lete netw
ork of 

connectivity w
ill foster a

 m
ore a

ctive, urb
a

n 
D

ow
ntow

n.

N
ote: The future m

id
-b

lock connections on 
the page are conceptual and require further 
stud

y a
s w

ell a
s the involvem

ent of p
riva

te 
p

rop
erty ow

ners.
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M
ID

-BLO
C

K C
O

N
N

EC
TIO

N
S

U
R

BA
N

 D
ESIG

N
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A
M
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O

R
K

C
O

N
N

EC
TIV

ITY &
 M

O
BILITY

the G
reen Loop

 in M
ounta

in V
iew

, 
C

A
, tra

nsform
ed

 a
n existing surfa

ce 
p

a
rking a

nd
 d

rive a
isle to a

 p
ub

lic 
p

ed
estria

n a
nd

 b
icycle p

a
th in ord

er 
to b

rea
k d

ow
n la

rge b
locks b

efore 
red

evelop
m

ent in the a
rea

 could
 

occur. 

C
rea

ting
 a

 netw
ork of connected

, w
a

lka
b

le b
locks is a

 critica
l step

 in the crea
tion of a 

vib
ra

nt D
ow

ntow
n. Sm

a
ller b

locks red
uce the p

erceived
 d

ista
nce for p

ed
estria

ns a
nd

 
cyclists, encoura

g
ing

 p
ed

estria
n a

nd
 b

icycle a
ctivity a

long
 streets a

nd
 sid

ew
a

lks. They 
a

lso crea
te m

ore va
riety a

nd
 op

tions for m
oving

 throug
h the a

rea
, esta

b
lishing

 m
ore 

op
p

ortunities for inform
a

l g
a

thering
. 

Block size in D
ow

ntow
n Bea

verton va
ries g

rea
tly tod

a
y in the a

rea
s north a

nd
 south 

of Fa
rm

ing
ton. W

hile b
locks in O

ld
 Tow

n a
re roug

hly 200 feet a
nd

 form
 a

 reg
ula

r a
nd

 
w

a
lka

b
le g

rid
, b

locks in the northern a
rea

 of D
ow

ntow
n a

re a
s la

rg
e a

s 1000 feet. A
 

w
a

lka
b

le urb
a

n m
od

el of b
locks tend

 to a
vera

g
e 200 feet b

y 200 feet a
t the sm

a
ller end

 
to 400 feet b

y 400 feet a
t the la

rg
er end

. 

In ord
er to a

chieve a
 m

ore w
a

lka
b

le b
lock p

a
ttern in D

ow
ntow

n, it is recom
m

end
ed

 tha
t 

a
 series of m

id
-b

lock connections b
e esta

b
lished

 w
ithin la

rg
er b

locks throug
h either the 

a
d

d
ition of new

 p
ub

lic streets, or throug
h p

ub
licly a

ccessib
le p

a
thw

a
ys a

nd
 a

lleys, a
s 

red
evelop

m
ent occurs a

nd
/or w

here existing cond
itions a

llow
 the conversion of p

a
rking/

d
rive a

isle a
rea

s to p
a

thw
a

ys.  Priva
te streets m

a
y a

lso b
e consid

ered
 a

 m
ea

ns to sup
p

ort 
D

ow
ntow

n connectivity, d
ep

end
ing

 on the site a
nd

 its uses. 

M
id

-b
lock a

lleys a
nd

 
p

ed
estria

n connections ca
n 

b
ecom

e integra
l elem

ents 
of p

la
cem

a
king for a 

d
ow

ntow
n b

y p
rovid

ing 
uniq

ue sp
a

ces for outd
oor 

sea
ting, a

nd
 p

la
ces for 

p
eop

le to m
ea

nd
er a

nd
 

d
iscover. D

ow
ntow

n Sa
n 

M
a

teo, C
A

 (p
ictured

 left) 
ha

s b
ra

nd
ed

 their m
id

-b
lock 

connections w
ith d

istinct 
ga

tew
a

ys a
nd

 lighting 

uniq
ue cha

ra
cter to these 

p
ed

estria
n p

a
thw

a
ys. 

BEFO
RE

A
FTER

400ft
400ft

800ft
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The recurring
 q

uestion: “W
here is D

ow
ntow

n Bea
verton?” ca

n b
e a

nsw
ered

 throug
h the 

b
ound

a
ries of D

ow
ntow

n a
long

 p
rim

a
ry tra

vel routes w
ill, over tim

e, result in a
 collectively 

shared m
ental m

ap of the extent of D
ow

ntow
n. A

s the street netw
ork for D

ow
ntow

n becom
es 

m
ore p

ed
estria

n a
nd

 b
icycle oriented

, these g
a

tew
a

ys w
ill resona

te for a
ll m

od
es.

W
hile som

e of these tra
nsitions m

a
y b

e reinforced
 b

y sig
na

g
e or p

ub
lic a

rt, the tra
nsition 

into the core of D
ow

ntow
n w

ill la
rg

ely b
e sig

na
led

 b
y cha

ng
es in b

uild
ing

 form
 - d

enser 
d

evelop
m

ent w
ith a

ctive uses a
nd

 b
uild

ing entries tha
t front on roa

d
w

a
ys - a

nd
 in the p

ub
lic 

sp
a

ces b
etw

een b
uild

ings (i.e., the streets). O
nce insid

e the b
ound

a
ries of D

ow
ntow

n, visitors 
should

 exp
ect a

n environm
ent tha

t ca
ters to p

ed
estria

ns, b
icyclists, a

nd
 group

 tra
vel m

od
es 

such a
s lig

ht ra
il. M

otorized
 m

od
es of tra

nsp
orta

tion (i.e., ca
rs) a

re w
elcom

e, b
ut second

a
ry 

to w
a

lkers, w
heelcha

ir users, a
nd

 cyclists of a
ll a

g
es a

nd
 ca

p
a

cities. This shift in p
riority w

ill 
b

e further exp
ressed

 in the d
esig

n of D
ow

ntow
n streetsca

p
es.

A
rriva

l into the larger D
ow

ntow
n area should

 b
e a

nnounced
 b

y m
a

jor entry p
oints. These 

entries, occuring
 a

long
 C

a
nyon Roa

d
, Fa

rm
ing

ton Roa
d

, H
a

ll Bouleva
rd

, a
nd

 Lom
b

a
rd

 
A

venue, should
 sig

na
l to resid

ents a
nd

 visitors tha
t they a

re entering
 D

ow
ntow

n p
rop

er, a
nd 

a
 hig

hly p
ed

estria
n environm

ent. But the tra
nsition to tha

t p
ed

estria
n environm

ent should
 

b
eg

in even b
efore rea

ching
 those g

a
tew

a
y p

oints, send
ing

 sig
na

ls to tra
velers tha

t they 
a

re a
p

p
roa

ching
 a

 d
ifferent a

tm
osp

here a
nd

 p
la

ce. 

The m
a

p
 to the rig

ht illustra
tes a focused D

ow
ntow

n b
y em

p
ha

sizing
 the p

hysica
l center of 

the d
ia

g
ra

m
, reinforced

 b
y g

a
tew

a
ys a

long
 the Loop

. These m
a

y ta
ke the form

 of rob
ust 

onto the Loop
 a

nd
 onto those key intersections. The Loop

 m
a

y a
lso p

rovid
e a

n op
p

ortunity 

A
d

d
itiona

lly, the Fra
m

ew
ork Pla

n recog
nizes tha

t tra
nsit nod

es a
re a

lso g
a

tew
a

ys a
nd

 very 
im

p
orta

nt sources of p
ed

estria
n energ

y. In resp
onse, it p

rop
oses to em

b
ed

 them
 in a

 hig
h 

q
ua

lity a
nd

 w
ell-connected

 p
ed

estria
n netw

ork, so the entirety of D
ow

ntow
n b

ecom
es 

ea
sily a

nd
 sea

m
lessly a

ccessib
le to the tra

nsit user. Instea
d

 of a
 second

-cla
ss p

la
ce tha

t 

w
a

lka
b

le d
estina

tion: W
elcom

e to Bea
verton! 

O
ne b

lock north of D
ow

ntow
n M

ounta
in V

iew
, 

C
A

’s m
a

in street (top
) roa

d
w

a
ys a

re w
id

e a
nd

 
d

evelop
m

ent is set b
a

ck from
 the roa

d
. The ga

tew
a

y 
to m

a
in street (b

ottom
) is signa

led
 not b

y a
rches 

the environm
ent. Roa

d
w

a
ys na

rrow
, crossings a

re 
freq

uent, outd
oor sea

ting is p
lentiful, a

nd
 a

 series of 
shop

s a
nd

 b
usinesses op

en d
irectly onto the streets. 
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A
LIG

N
M
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C
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E TRA
N
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priority bicycle and pedestrian im
provem

ents 
a

long
 H

a
ll Bouleva

rd
 a

nd
 W

a
tson A

venue, 
consistent w

ith the loca
tion of the Loop

 in 
this U

rb
a

n D
e

sig
n Fra

m
e

w
o

rk. The
 A

ctive 

fo
r b

icycle a
nd

 p
ed

estria
n im

p
ro

vem
ents 

a
lo

ng
 

C
a

nyo
n 

Ro
a

d
 

a
nd

 
Fa

rm
ing

to
n 

Ro
a

d
 to

 sup
p

o
rt e

a
st-w

e
st c

o
nne

c
tivity. 

The
se

 
im

p
ro

ve
m

e
nts 

w
ill 

he
lp

 
sup

p
o

rt 
o

ve
ra

ll c
o

nne
c

tivity thro
ug

h D
o

w
nto

w
n; 

ho
w

e
ve

r, a
s p

a
rt o

f this Fra
m

e
w

o
rk, a

 
series of a

d
d

itiona
l p

rim
a

ry  (M
illika

n W
a

y, 
Bea

verd
a

m
 Ro

a
d

, Bro
a

d
w

a
y  Street, a

nd
 

1st Street) a
nd

 second
a

ry (W
estg

a
te D

rive 
to

 C
e

d
a

r H
ills Bo

ule
va

rd
 a

nd
 Bro

a
d

w
a

y 
Stre

e
t to

 To
w

n Sq
ua

re
 Sho

p
p

ing
 C

e
nte

r) 

a
s stro

ng
 lo

ca
tio

ns fo
r interna

l D
o

w
nto

w
n 

c
o

nne
c

tivity a
nd

 fo
r c

re
a

ting
 a

n a
c

tive 
p

ed
estria

n friend
ly D

ow
ntow

n core. 

PRIO
RITIZED

 BIC
YC

LE N
ETW

O
RK IM

PRO
V

EM
EN

TS 

PRIO
RITIZED

 PED
ESTRIA

N
 N

ETW
O

RK IM
PRO

V
EM

EN
TS 
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PA
RKS &

 O
PEN

 SPA
C

E

W
ith lim

ited parks and open spaces in D
ow

ntow
n Beaverton currently, 

this section exp
lores op

tions for d
ifferent typ

es of outd
oor a

rea
s the 

Beaverton com
m

unity m
ay w

ant to consid
er as D

ow
ntow

n continues 
to d

evelop
. These typ

olog
ies a

re coord
ina

ted
 in p

a
rtnership

 w
ith 

the Tua
la

tin H
ills Pa

rk &
 Recrea

tion D
istrict (TH

PRD
) a

s they w
ork to 

ca
teg

orize op
en sp

a
ces in urb

a
n setting

s.

U
R

BA
N

 D
ESIG

N
 FR

A
M

EW
O

R
K

C
om

m
unity Events &

 Festiva
ls

C
o

m
m

unity 
e

ve
nts 

a
nd

 
fe

stiva
ls 

b
ring

 
c

ha
ra

c
te

r a
nd

 vib
ra

nc
y to

 urb
a

n p
a

rks. 
They req

uire m
ed

ium
-to-la

rg
e op

en a
rea

s 
tha

t a
c

c
o

m
m

o
d

a
te

 g
ro

up
s o

f p
e

o
p

le
, 

insta
lla

tio
ns, 

a
nd

 
e

q
uip

m
e

nt. 
Id

e
a

lly, 

va
rio

us need
s/a

ctivities. Po
ssib

le a
ctivities 

fa
rm

er’s m
a

rkets, a
nd

 cultura
l events.

D
og

 Pa
rks

D
og

s p
a

rks serve a
s socia

l hub
s a

nd
 b

ring 
energy to a park setting. They are designated 
a

rea
s w

here p
ets ca

n run a
nd

 p
la

y off-lea
sh 

w
hile b

eing
 sup

ervised
 b

y their ow
ners. D

og 
p

a
rks typ

ic
a

lly inc
lud

e
 fe

nc
ing

, se
a

ting
 

a
re

a
s, w

a
te

r, sha
d

e
, a

nd
 w

a
ste

 d
isp

o
sa

l 

dog parks is their ability to draw
 activity aw

ay 
from

 p
riva

te la
nd

sca
p

ing
, w

hich ca
n ha

ve 
costly im

p
a

cts, a
nd

 instea
d

 focus a
ctivity in 

uniq
ue com

m
unity g

a
thering

 sp
a

ces.

of increa
sed

 urb
a

n op
en sp

a
ce throug

hout D
ow

ntow
n a

nd
 show

 
p

reference for a
 connected

 netw
ork of severa

l sm
a

ll-to-m
ed

ium
 

p
a

rk a
rea

s tha
t tog

ether offer a
 m

ix of a
ctivities a

nd
 p

rog
ra

m
m

ing
, 

includ
ing

 concerts, outd
oor ea

ting
 a

rea
s, com

m
unity g

a
rd

ens, etc.

C
hild

ren’s Pla
y A

rea
s

C
hild

re
n’s 

p
la

y 
a

re
a

s 
o

ffe
r 

sa
fe

 
a

nd
 

encoura
g

ing
 environm

ents for child
ren a

nd
 

fa
m

ilies to m
eet a

nd
 recrea

te. They often 
encoura

g
e a

ctive p
la

y, d
iscovery, lea

rning
, 

a
nd

 a
re socia

l in a
tm

osp
here. These sp

a
ces 

are usually accom
panied by other am

enities 
such as seating, restroom

s, eating areas, etc.

...A
 connected

 netw
ork of new

 op
en sp

a
ce typ

es is a 
com

m
unity w

ish...
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G
a

rd
ens

G
a

rd
e

ns inte
g

ra
te

 na
ture

 a
nd

 p
e

o
p

le 
in urb

a
n se

tting
s. G

a
rd

e
n typ

e
s inc

lud
e 

ha
b

ita
t, b

ota
nica

l, hea
ling

/m
ed

ita
tion a

nd
 

c
o

m
m

unity. The
y ra

ng
e

 in m
a

inte
na

nc
e 

intensity a
nd

 p
urp

ose. For exa
m

p
le, urb

a
n 

ha
b

ita
t-oriented

 g
a

rd
ens typ

ica
lly req

uire 
occasional care, w

hile educational botanical 
ga

rd
ens, or hea

ling a
nd

 m
ed

ita
tive ga

rd
ens 

a
re m

ore hig
hly cura

ted
 g

a
rd

en typ
es. A

n 
exa

m
p

le of a
 g

a
rd

en typ
e w

ith a
 ra

ng
e of 

m
a

intena
nce includ

es com
m

unity g
a

rd
ens, 

w
hich a

llow
 g

roup
s a

nd
 resid

ents the a
b

ility 
to rent a

nd
 ca

re for ind
ivid

ua
l g

a
rd

en p
lots.

U
R

BA
N

 D
ESIG

N
 FR

A
M

EW
O

R
K

Inform
a

l Sea
ting

 / C
a

sua
l D

ining

O
utd

o
o

r se
a

ting
 a

re
a

s a
re

 a
 sub

tle
 b

ut 
e

ffe
c

tive
 w

a
y to

 a
c

tiva
te

 urb
a

n sp
a

c
e

s, 
stre

e
ts/c

o
rrid

o
rs a

nd
 sm

a
ll p

la
za

s.  The
y 

a
re

 inhe
re

ntly p
e

d
e

stria
n-o

rie
nte

d
 a

nd
 

offer p
la

ces for visitors to rest, g
a

ther, a
nd

 
ling

er. O
utd

oor sea
ting

, in com
b

ina
tion w

ith 
reta

il a
nd

 com
m

ercia
l b

usinesses, ca
n b

e 
p

a
rticula

rly effective a
t increa

sing sa
les a

nd 
p

rom
oting

 b
usiness.

PA
R

KS &
 O

PEN
 SPA

C
E

H
a

b
ita

t / N
a

tura
l A

rea

H
a

b
ita

t a
nd

 na
tura

l a
re

a
s a

re
 d

e
sig

ne
d

 

fea
tures, includ

ing
 trees, rivers, a

nd
 w

ild
life 

ha
b

ita
ts. A

s a
 re

sult, the
 size

, sha
p

e
, a

nd
 

se
rvic

e
 a

re
a

 o
f na

tura
l a

re
a

s w
ill va

ry 
d

ep
end

ing
 on the intend

ed
 functions a

nd
 

uses. In cities, these a
rea

s a
lso offer g

rea
t 

outd
oor a

m
enities for resid

ents a
nd

 visitors, 
b

y crea
ting uniq

ue op
p

ortunities to enga
ge 

w
ith nature. Successful habitat/natural areas 

ca
n b

e
 ico

nic d
e

stina
tio

ns tha
t inte

g
ra

te 
a

nd
 celeb

ra
te loca

l history.



Beaverton D
ow

ntow
n D

esign Project
6767676767

U
R

BA
N

 D
ESIG

N
 FR

A
M

EW
O

R
K

M
ulti-Purp

ose G
reen

M
ulti-p

urp
o

se
 g

re
e

n sp
a

c
e

s c
re

a
te

 c
ivic 

m
ultiple program

 types in one location.  These 
la

w
n a

rea
s req

uire m
inim

a
l im

p
rovem

ents 
a

nd
 ha

ve p
otentia

l to host m
a

ny a
ctivities 

yea
r round

 such a
s la

rge com
m

unity events, 
info

rm
a

l a
ctivities a

nd
 sp

o
rts, p

icnics a
nd

 
info

rm
a

l g
a

thering
s. M

ulti-Purp
o

se G
reens 

often require m
ore m

aintenance depending 
on intensity a

nd
 freq

uency of use.

Tra
ils / M

ulti-Use Pa
ths

Tra
ils a

nd
 m

ulti-use
 p

a
ths in urb

a
n a

re
a

s 
he

lp
 c

itie
s inte

g
ra

te
 sa

fe
, no

n-m
o

to
rize

d
 

tra
nsp

o
rta

tio
n, 

w
hile

 
a

lso
 

p
ro

m
o

ting
 

increa
sed

 integ
ra

tio
n o

f na
tura

l elem
ents 

in the urb
a

n fa
b

ric. These sp
a

ces ca
n b

e 
use

d
 to

 p
ro

m
o

te
 c

o
nne

c
tivity b

e
tw

e
e

n 
d

estina
tion a

rea
s a

s w
ell a

s for exercise a
nd

 
com

m
unity events.

PA
R

KS &
 O

PEN
 SPA

C
E

Pop
-up

 Pa
rks

U
nd

e
rutilize

d
 d

rive
 a

isle
s, stre

e
ts, surfa

c
e 

p
a

rking
, 

a
nd

 
p

la
za

 
sp

a
c

e
s 

ha
ve

 
the 

o
p

p
o

rtunity to
 b

e
co

m
e

 live
ly, te

m
p

o
ra

ry 
sp

a
ces thro

ug
h p

o
p

-up
 p

a
rk insta

lla
tio

ns. 
Using

 som
e p

a
int, turf, a

nd
 la

w
n furnishing

s, 
a

 d
e

a
d

 zo
ne

 w
ithin D

o
w

nto
w

n c
a

n b
e 

tra
nsfo

rm
e

d
 into

 a
 vib

ra
nt p

ub
lic

 sp
a

c
e 

nea
rly overnig

ht. 
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U
R

BA
N

 D
ESIG

N
 FR

A
M

EW
O

R
K

PA
R

KS &
 O

PEN
 SPA

C
E

Yea
r-Round

 Protected
 Sp

a
ce

W
ith a

n a
nnua

l a
vera

g
e ra

infa
ll o

f nea
rly 

fo
rty inc

he
s, ha

ving
 c

o
ve

re
d

 sp
a

c
e

s fo
r 

outd
oor a

ctivities w
ill m

a
ke the p

a
rks a

nd
 

op
en sp

a
ces in D

ow
ntow

n Bea
verton m

ore 
use

a
b

le
 ye

a
r-ro

und
. C

o
ve

re
d

 p
la

y a
re

a
s 

a
nd

 m
ulti-p

urp
o

se
 re

c
re

a
tio

n a
re

a
s no

t 
only offer cover d

uring
 the ra

iny sea
son, b

ut 
ca

n a
lso p

rovid
e sha

d
e d

uring
 the sum

m
er 

m
onths. 

Urb
a

n Recrea
tion

U
rb

a
n Re

c
re

a
tio

n a
re

a
s o

ffe
r a

re
a

s fo
r 

sp
e

c
ia

lize
d

 re
c

re
a

tio
n fo

r c
hild

re
n a

nd
 

fa
m

ilies. This ca
n includ

e ska
te p

a
rks, tennis/

b
a

sketb
a

ll co
urts, clim

b
ing

 w
a

lls etc. Like 
C

hild
re

n’s Pla
y A

re
a

s, the
y o

fte
n includ

e 
sea

ting
 a

rea
s, restro

o
m

s, a
nd

 o
ther p

a
rk-

like a
m

enities.
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This Urb
a

n D
esig

n Fra
m

ew
ork envisions a

 m
ore urb

a
n style of d

evelop
m

ent for D
ow

ntow
n 

Be
a

ve
rto

n. In o
rd

e
r to

 te
st the

 via
b

ility o
f urb

a
n d

e
ve

lo
p

m
e

nt typ
e

s in the
 D

o
w

nto
w

n 

then d
eveloped

 to und
ersta

nd
 how

 ea
ch site could

 a
ccom

m
od

a
te a

 ra
nge of d

evelopm
ent 

typ
es a

nd
 their co

rresp
o

nd
ing

 p
a

rking
, a

nd
 p

ro
 fo

rm
a

s w
ere g

enera
ted

 to
 a

ssess their 
econom

ic via
b

ility. 

D
evelop

m
ent C

od
e for D

ow
ntow

n, a
s w

ell a
s p

otentia
l p

olicies a
nd

 sub
sid

ies und
erta

ken 
b

y the C
ity in ord

er to a
chieve the typ

e of d
evelop

m
ent d

esired
 for D

ow
ntow

n Bea
verton. 

The p
rim

a
ry ta

sks for these stud
ies w

ere a
s follow

s: 

Id
entify three sites tha

t typ
ify the d

evelop
m

ent cha
lleng

es in D
ow

ntow
n

G
enera

te hig
h-level d

evelop
m

ent concep
ts to test the d

evelop
m

ent fea
sib

ility

Provide a pro form
a for each site concept to estim

ate costs/revenues for the developm
ent 

concep
ts. 

O
verview

 of Sites Stud
ied

   

For the p
urp

oses of this stud
y, it w

a
s im

p
orta

nt to a
ssess loca

tions in ea
ch of the tw

o zones 
tha

t com
p

rise D
ow

ntow
n (Regiona

l C
enter Tra

nsit O
riented

 a
nd

 Regiona
l C

enter O
ld

 Tow
n), 

a
s w

ell a
s to exa

m
ine a

 va
riety of p

a
rcel sizes in ord

er a
ssess the cha

lleng
es inherent to 

d
evelop

m
ent a

t d
ifferent sca

les. A
s p

ictured
 left, tw

o of the sites selected
 a

re loca
ted

 in O
ld 

Tow
n, w

ithin the Reg
iona

l C
enter O

ld
 Tow

n zone; one is a
 q

ua
rter-b

lock site a
nd

 the other is 
a

 ha
lf-b

lock site. The third
 site selected

 is a
 la

rger p
a

rcel a
rea

, m
ore eq

uiva
lent to a

 full-b
lock 

site a
rea

, loca
ted

 in Bea
verton C

entra
l, w

ithin the Reg
iona

l C
enter - Tra

nsit O
riented

 zone.

O
PPO

R
TU

N
ITY SITE STU

D
IES

Pa
rticula

rly for the sm
a

ller sites, it is cha
llenging to 

d
enser, urb

a
n style of d

evelop
m

ent (4-6 stories). 

H
e

ig
ht re

strictio
ns w

e
re

 no
t the

 lim
iting

 fa
cto

r 
for d

evelop
m

ent p
otentia

l; on-site p
a

rking
 is the 

w
ithin the site a

rea
. 

The current D
evelop

m
ent C

od
e a

llow
s for low

 
-d

ensity d
evelop

m
ent a

nd
 surfa

ce p
a

rking, w
hile 

not p
rovid

ing
 g

uid
a

nce/reg
ula

tions a
p

p
lica

b
le 

to m
ore urb

a
n style d

evelop
m

ents:

M
inim

um
 Floor A

rea
 Ra

tios of 0.6 in the RC
-

TO
 a

nd
 0.35 in the RC

-O
T zones a

re low
 for 

a
 D

ow
ntow

n a
rea

; 

The D
evelop

m
ent Sta

nd
a

rd
s in C

ha
p

ter 20 
o

f the
 D

e
ve

lo
p

m
e

nt C
o

d
e

, sum
m

a
rizing

 
the uses a

nd
 d

ensities a
llo

w
ed

, reg
ula

tes 
resid

entia
l-only b

uild
ings b

ut d
o not a

d
d

ress 
m

ixed
 use d

evelop
m

ents;

The current p
a

rking
 req

uirem
ents in tod

a
y’s 

m
a

rke
t c

o
nd

itio
ns m

a
ke

 lo
w

e
r d

e
nsity 

d
evelopm

ents w
ith surfa

ce pa
rking the m

ost 

SUM
M

A
RY O

F D
ESIG

N
 C

O
N

C
EPT 

FIN
D

IN
G

S

STUD
Y O

V
ERV

IEW
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1/4 BLO
C

K SITE: O
LD

 TO
W

N
 

The quarter-block site selected
 for this stud

y is located
 at the intersection of 1st Street and

 
M

ain Street in the O
ld

 Tow
n D

istrict, currently w
ithin the Regional C

enter O
ld

 Tow
n zone. 

The m
axim

um
 height allow

ed
 is 40’, and

 w
hile there are set m

axim
um

s and
 m

inim
um

s for 
d

w
elling units per acre for resid

ential-only projects, no d
ensity regulations exist for m

ixed
-

use d
evelopm

ents. The parking required
 is 0.75 stalls/d

w
elling unit for resid

ential uses, w
ith 

parking accessed
 from

 M
ain Street. D

ue to the sm
all size of the site, this stud

y looked
 at 

an array of potential developm
ent types ranging from

 tow
nhom

es to six-story apartm
ents.  

The tow
nhom

e and six-plex developm
ent types w

ere able to m
eet or exceed the required 

parking on site. Higher intensity developm
ents such as a four or six-story apartm

ent building 
w

ere stud
ied

 to eva
lua

te d
enser op

tions; how
ever, they w

ere not a
b

le to p
rovid

e the 
required parking on-site. A

s found in this study, increasing allow
ed height lim

its alone w
ill not 

m
ake redevelopm

ent possible for higher intensity developm
ents. These projects w

ill require 
creative parking solutions, such as d

istrict, shared
, or red

uced
 parking, bike parking, etc. 

¼
 BLO

C
K O

PPO
RTUN

ITY SITE 

Zoning - RC
-O

T (O
ld

-Tow
n)

for resid
entia

l only p
roject

M
in FA

R (no m
a

x) - 0.35 FA
R

M
a

x H
eight Lim

it - 40ft

Pa
rking D

istrict - 1

D
evelop

m
ent Typ

e: Sixp
lex, 3 Story

Units: 6
Pa

rking O
n-Site: 6

Pa
rking Ra

tio: 1/DU* 

Tota
l SF: 7,300 SF 

*Exceed
s p

a
rking ra

tio req
uirem

ent.

Tow
nhom

es 

Ma Ma Ma Ma Ma Ma Ma Ma Ma Ma Ma Ma Maa Ma Ma Ma Ma MMa Ma Ma Ma Ma Ma Ma Ma Ma Ma Ma Ma Ma Ma Ma MMMMMaainiininininininii AAAAAAAAAAAAAAAAAAAAAAAAvevvvvevveveveveveeveevevvevevevve

Ma Ma Ma Ma Ma Ma Ma Ma Ma MMMMMa MMMMMa Ma MMa Ma Ma MMMMMa Ma Ma Ma MMMMM
i

Ma Ma Ma Ma Ma Ma Ma Ma Ma Ma Ma Ma Ma Ma Ma Ma Ma Ma Maaaaaainiiininiinii
Ma Ma MaaaaininininiinA
aaaaininininininnAAAAAAnAAAAAAAAAAAAAAAAAAAAAvevvvvvevevevevevvveveveve
nAAAAAAAAAAAAAAAAAAAAAvevvvvvvvvvvAAAAAAAAAAveveveveveveveveveveveveveveveveveveeveevee

St St St St St St St St St SSt St Stt St Stt St St Stttot ot ot ot ot oooot ot ot ott ot oot oot ot ott ott ott tttttttttt ttt tAvAvAvAvAvAvAveeeeeee
St St St St St St St St St St St St St St SSt St St St St St St Stt St St St St Sttoooooooooooootttttttttttttttot oot ot ot ot ooot oot ot ot ot oot ot ot otttt ot ot ot ottt ott ott ot otttttttttttttt otttttt ot ot ot ott ot otttttttttttttttAAAtAvAvAvAvAvAAvAvAvAvAvAvAveeeeevvvvveeeee 1s1s1s1s1s1s111 t t t t ttt StStStStStStSStSSSStSStSStSStSS

1s1s1s1s1s1s111 t1s1s1s1s1sstttttt S
1sssssstttttttt SSSSSSttttt StSSSSStStStStStStStSSStStSStSStSttStStStStStSttttStSttStStStStStStStttt

2nn2n2n2nn2 d dddd StStSt
2n2n22n2 dd
2n2nnnnddddnnddddd SSddd StStStStSttStStStStSt

1st Street

Main Avenue

O
PPO

R
TU

N
ITY SITE STU

D
IES

C
O

N
C

EPT D
ESIG

N
S
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D
evelop

m
ent Typ

e: Six-p
lex, 3 Story

Units: 6
Pa

rking O
n-Site: 6

Pa
rking Ra

tio: 1/DU*

Tota
l SF: 7,300 SF 

*Exceed
s p

a
rking ra

tio req
uirem

ent.

Six-p
lex w

ith G
a

ra
g

es 

Tow
nhom

es w
ith A

D
Us 

Pa
rking Ra

tio: 1.6/DU* 

*Exceed
s p

a
rking ra

tio req
uirem

ent.

1st Street

1st Street

Main AvenueMain Avenue

O
PPO

R
TU

N
ITY SITE STU

D
IES

C
O

N
C

EPT D
ESIG

N
S

The 1/4 block site is the ideal scale for incoporating 
to

w
nho

m
e

 a
nd

 six-p
le

x style
 ho

using
 w

ith the 
current p

a
rking

 ra
tios req

uired
. 

For the higher d
ensity uses on the 1/4 b

lock site, it 

ra
tios req

uired
 b

y the D
evelop

m
ent C

od
e.  

1/4 BLO
C

K FIN
D

IN
G

S 
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4 Story A
p

a
rtm

ent w
ith Tuck-Und

er Pa
rking 

D
evelop

m
ent Typ

e: A
p

a
rtm

ents 
Units: 39
Pa

rking O
n-Site: 17

Pa
rking Ra

tio:0.43/DU* 
Unit Typ

e(s): Stud
io - 1BR

Tota
l SF: 27,734 SF 

*D
oes not m

eet p
a

rking ra
tio req

uirem
ent.

6 Story A
p

a
rtm

ent w
ith Tuck-Und

er Pa
rking 

D
evelop

m
ent Typ

e: A
p

a
rtm

ents 
Units: 55
Pa

rking O
n-Site: 20*

Pa
rking Ra

tio (w
ith sta

ckers): 0.36/DU** 
Unit Typ

e(s): Stud
io - 2BR

Tota
l SF: 47,600 SF 

 *20 sp
a

ces w
ith sta

ckers, 12 w
ithout

**Pa
rking Ra

tio (w
ithout sta

ckers): 0.21/DU

Level 1 Floorp
la

n

Level 1 Floorp
la

n

Level 2 Floorp
la

n

Levels 2-6 Floorp
la

n

1st Street

1st Street

Main Avenue

Main Avenue

O
PPO

R
TU

N
ITY SITE STU

D
IES

C
O

N
C

EPT D
ESIG

N
S
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1/2 BLO
C

K SITE: O
LD

 TO
W

N
 

The ha
lf-b

lock site selected
 for this stud

y is loca
ted

 b
etw

een 2nd
 Street a

nd
 3rd

 
Street a

long
 H

a
ll Bouleva

rd
 in the O

ld
 Tow

n D
istrict, currently w

ithin the Reg
iona

l 
C

enter O
ld

 Tow
n zone. The m

a
xim

um
 heig

ht a
llow

ed
 is 75’. M

inim
um

/m
a

xim
um

 
d

w
elling

 units p
er a

cre a
re reg

ula
ted

 for resid
entia

l only p
rojects, a

nd
 d

ensity for 
m

ixed
-use d

evelop
m

ents is reg
ula

ted
 only throug

h FA
R (Floor A

rea
 Ra

tio), b
ut is 

reta
il or resta

ura
nt uses.

a
long

 the Loop
. Pa

rking
 is a

ccessed
 m

id
-b

lock a
long

 3rd
 Street a

nd
/or 2nd

 Street. 
G

iven the size o
f this site, la

rg
er d

evelo
p

m
ent co

ncep
ts w

ere tested
, b

ut the 
sm

a
ller tow

nhom
e/sixp

lex style d
evelop

m
ents tested

 for the q
ua

rter-b
lock could

 

of com
p

a
rison to resid

entia
l m

ixed
-use.  

A
t the

 ha
lf-b

lo
ck sca

le
, b

e
lo

w
-g

ra
d

e
 o

r p
o

d
ium

 p
a

rking
 co

uld
 b

e
 p

ro
vid

e
d

, 

lot extend
s into the rig

ht-of-w
a

y, und
er the sid

ew
a

lk a
rea

 (show
n in the M

ixed
-

Use Resid
entia

l 6 Story concep
t). W

hile tuck-und
er p

a
rking

 is the lea
st costly for 

cod
e req

uirem
ents, a

nd
 w

ould
 likely need

 to b
e sup

p
lem

ented
 b

y a
n off-site 

d
istrict or sha

red
 p

a
rking

 solution. 

This loca
tion w

a
s selected

 a
s a

n exa
m

p
le site to exa

m
ine a

 typ
ica

l ha
lf-b

lock 
red

evelop
m

ent scena
rio. The p

rop
erty ow

ner w
ill ultim

a
tely ha

ve to d
ecid

e if they 
w

ould
 like to red

evelop
 the p

rop
erty in the future.

Zoning - RC
-O

T (O
ld

-Tow
n)

for resid
entia

l only p
roject

M
in FA

R (no m
a

x) - 0.35 FA
R

M
a

x H
eight Lim

it - 75ft

Pa
rking D

istrict - 2

Wa Wa Wa Wa Wa Wa Wa Wa Wa WWa WWa Wa Wa Wa Wa Wa Wa Wa Wa Wa Wa Wa WWWa Wa Wa Wa Wa W
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1/2 b
lo

ck site sca
le o

p
ens up

 o
p

p
o

rtunities to 
inc

o
rp

o
ra

te
 p

o
d

ium
 o

r b
e

lo
w

-g
ra

d
e

 p
a

rking
 

solutions. Even these a
re cha

lleng
ed

 to p
a

rk a
t 

the currently req
uired

 ra
tios. 

1/2 BLO
C

K FIN
D

IN
G

S 
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76767676

D
evelop

m
ent Typ

e: M
ixed

-Use 
Resid

entia
l, 4 Story 

Units: 60
Pa

rking O
n-Site: 20

Pa
rking Ra

tio:0.33/DU* 
Unit Typ

e(s): Stud
io - 2BR 

Reta
il SF: 8,100 SF 

Tota
l SF: 58,200 SF 

*D
oes not m

eet p
a

rking ra
tio req

uirem
ent.

M
ixed

-Use Resid
entia

l (4 Story) w
ith Tuck-Und

er Pa
rking

Level 1
Levels 2-4

H
a

ll Bouleva
rd

3rd Street

2nd Street

O
PPO

R
TU

N
ITY SITE STU

D
IES

C
O

N
C

EPT D
ESIG

N
S



Beaverton D
ow

ntow
n D

esign Project
7777777777

D
evelop

m
ent Typ

e: M
ixed

-Use 
Resid

entia
l, 6 Story 

Units: 100
Pa

rking O
n-Site: 70*

Pa
rking Ra

tio: 0.7/DU** 
Unit Typ

e(s): Stud
io - 2BR 

Reta
il SF: 11,900 SF 

Tota
l SF: 115,800 SF 

*Pa
rking encroa

ches und
er 

the Right of W
a

y in ord
er to 

sta
ll count. This is not consistent 

w
ith current city sta

nd
a

rd
s, b

ut 
ha

s b
een im

p
lem

ented
 in other 

urb
a

n a
rea

s in the region

**D
oes not m

eet p
a

rking ra
tio req

uirem
ent.

M
ixed

-Use Resid
entia

l (6 Story) w
ith Below

-G
ra

d
e Pa

rking

Level 1
Levels 2-6

Below
 G

ra
d

e Pa
rking

H
a

ll Bouleva
rd

3rd Street

2nd Street

O
PPO

R
TU

N
ITY SITE STU

D
IES

C
O

N
C

EPT D
ESIG

N
S
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Beaverton D

ow
ntow

n D
esign Project

78787878

D
evelop

m
ent Typ

e: M
ixed

-Use 

Pa
rking O

n-Site: 54
Pa

rking Ra
tio: 

*
Reta

il SF: 11,600 SF 
Tota

l SF: 121,200 SF 

reta
il, or resta

ura
nt uses. This 

d
evelop

m
ent therefore exceed

s the 
p

a
rking req

uirem
ent.

Levels 2-6

Below
 G

ra
d

e Pa
rking

Level 1
H

a
ll Bouleva

rd

3rd Street

2nd Street

O
PPO

R
TU

N
ITY SITE STU

D
IES

C
O

N
C

EPT D
ESIG

N
S
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7979797979

LA
RG

E SITE/FULL BLO
C

K: 
BEA

V
ERTO

N
 C

EN
TRA

L 
The la

rg
e site selected

 for this stud
y is loca

ted
 in Bea

verton C
entra

l, a
long 

Bea
verd

a
m

 Roa
d

. The site w
a

s selected
 b

eca
use of its loca

tion w
ithin the 

Reg
iona

l C
enter Tra

nsit O
riented

 zone, b
eca

use of its p
roxim

ity to the BG
 Food 

C
a

rtel, the Round
, a

nd
 lig

ht ra
il, a

nd
 b

eca
use the la

rg
e p

a
rcel size p

rovid
es 

a
n interesting

 com
p

a
rison to b

oth the q
ua

rter a
nd

 ha
lf-b

lock sites. 

W
hile the p

a
rcel size is la

rg
er tha

n those stud
ied

 in O
ld

 Tow
n, this site p

resents 
its ow

n uniq
ue cha

llenges. Bea
verd

a
m

 Roa
d

 b
isects the p

a
rcel a

t the southern 
end

, lea
ving

 a
 sm

a
ll a

nd
 irreg

ula
rly sha

p
ed

 p
iece a

long
 C

a
nyon Roa

d
. For 

the p
urp

oses of this stud
y, w

e ha
ve a

ssum
ed

 tha
t tha

t seg
m

ent of the site 
w

ill b
e

 utilize
d

 a
s a

n o
p

e
n sp

a
ce

 b
uffe

r a
lo

ng
 C

a
nyo

n Ro
a

d
, b

ut co
uld

 
a

lso b
e d

evelop
ed

 a
s tow

nhom
es or a

 uniq
ue, thoug

h costly, com
m

ercia
l 

C
onnectors, ea

ch w
ith their ow

n uniq
ue cha

ra
cter, a

nd
 b

oth highly p
ed

estria
n 

a
nd

 b
icycle oriented

. The concep
t d

esig
n for this stud

y a
ssum

es tha
t p

a
rking 

w
ill b

e a
ccessed

 from
 M

illika
n W

a
y in a

 p
od

ium
 structure on levels 2-3 in ord

er 

D
ed

ica
ting

 tw
o stories of the structure, either throug

h p
od

ium
 or b

elow
 g

ra
d

e, 
w

ould
 b

e a
b

le to p
rovid

e a
 p

a
rking

 ra
tio of 0.5 sta

lls/D
U, w

here the current 
cod

e req
uires 0.75 sta

lls/D
U. 

Zoning - RC
-TO

 (Tra
nsit O

riented
)

for resid
entia

l only p
roject

M
in FA

R (no m
a

x) - 0.60 FA
R

M
a

x H
eight Lim

it - 120 ft

Pa
rking D

istrict - 2

RoRoRoRoRoRoRooRoRoRoRoRRoRoRoRoRoRoRoRoRoRoRoRoRoRoRoRoRoRoRoRoRoRoRoRoseseseseseseeeseseseeseseseseseeeeeeeeee BBBBBBBBBBBBBBBBBBBBBBBBBBBBBBigigigigigigigigigigigigigigigigigigigigigigigigigigigigigigigiggggggi gi gi gi gi gi gi gi gi gi gi gi gi gi gi gi gi ggi gi gi gi gi gi gi gi gi gi gi gi gi gi AAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAvevevevevevevevevevevevevevvevvvvevevevvv

RoRoRRoRoRoRoRoRoRoRoRRoRoRoRoRoRoRoRoRoRRoRoRoRoRoRoRoRoRoRoRoRos RoRoRoRoRoRoRoRoRoRoRosesesesese oooooosesesesesess ooseseseseseeseeeeeeeeeeBBBBBBBBBBB seeeeeeeBBBBBBBBBBBBBBBBBBBBBBBBBBigigigigigigigiigiigigigigigigiggiigiigig eBBBBBBBBBBBBBBBBBBBBigigigigigigigiigigigiigigigigigigigigigigigigg BBBBBigggigigigigiggigigggiggggiggggi gggi gi ggggggi ggggggggggggggggggggi gi gi ggi gi gi gi gi ggi gi gi gi gi gi gi gi gi ggggi gi gi gAAA ggi gi gi gi giiiii gii gi gi gi gi gi gi gi gi gi gi gi gi gi gi AAAAAAAAAAAAAAA giiiAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAvevevevevevevvevevevevevvevevveveveve
gi gi giiiiiAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAvevvvvvvvvvvvvvAAAAAAAAAAAAAAAAvevevevevevevevevevevevevvvevevevveveveveveveeveveveveveveveeve

WaWWa Wa Wa Wa Wa Wa Wa WWa Wa Wa Wa Wa Wa Wa Wa Wa Wa Wa Wa Wa Wa Waatsttsttststtststststststststttsttststststststststsonononononononononononononnonononnoooonnnnn AAAAAAAAAAAAAAAAAAAAAAAAAAAAAveveveveevevevevevevevevevvvevvevveeve

Wa Wa Wa Wa Wa WWa Wa Wa WWa WWa Wa Wa Wa Wa Wa Watstt
Wa Wa Wa Wa Wa Wa Wa Wa Wa Wa Wa Wa Wa Wa Wa Wa Wa Wa Wa Wa Wa Wa Watsttststtttttststststtttststttststso
Waa Wa Waaa Wa Waaa Wa Waaaaaaatstststtststststststststststtststststststsoooo
Waaaaaaatststststststststststststststststststststsonoonooooooonooooooo
atststststststsstsssononononooononononononononnnnnn AAAAAAAAAAAAAvvvvvvv
atstststststststststssonononoononononononoonononA
tsononononononononononnononononononnnonnnn AAAAAAAAAAAA onnnnAAAAAAAAAAAAAAAAAAAAAAAAAAvevvvevvvvevvvvvvAAAAAAAAAvevevevevevevevvevveveve AAAAAAAAAAAAAAAAAvevvevevvvevvevevvevevveevevvvvAAAAAveveveveveveveveeveeveveveveeeee

CaCaCaCaCaCaCaCaCaCaCaCaaCaCaCaC
nynynynynynynynynynynynyynyynynynyononononononononononononononoooo  RRRRRRRRRRRRRRddddddd

CaCaCCCaCaCaCaCCCaCaCaCaaCaCaCaCaCaaCaCanynynynnynnnnn
Caaaaaaaaaanynynynynynynnynynynnnanynynynynynyynyynyyyoooooooyyyyyyyyyyyyyononononononoooonoooooonononononononnnn RRRRRRRRRRRddddd

ononononononononnnon RRRn RRRRRRRRRRRRRRddddddRRRRRRRRddddddddddddRRRRRRRRddddddddddddd
MMMMMMMiMiMiMiMiMiMMMMMMiMiMMMMM lllllllllllllllllllllllllllllllllllllllikikikikikikikikkikikikikikikikikkikikikikikiikikkkkkkkikkkkananaananananananananananananananananananananaanananaannannnnaannna WWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWayayaayayayayayayayayayaayayayayayayayayayayayaya
MMMMiMiMiMiMMMMMMMMMMMillll
MiiMiMiMilllllli
MiMiMiMilllllllllllllllllllllllikiii
Miiii llllllllllllllllllllllllliiikikiiikikiiiii lllllllllllllllllllllllllllliikikikikikikikikikikikikikikikikikikilllllllllllikikikikikikikikikikkikikikikkkikkkkkkkikkaaaaaaaaaaaaaakkkkkkkkkkkkkkkkkkkkkaaananananananaanaanananaaananaanaaanaaaaaanannannannananananananananananannnnnnn WWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWWaaaaaaaaWWWWWWWWWWaaayayayayayayayayaayayayayayayayayayyyyyyyyayayayayyyayyyyyyyyyyyayayayayayayayyyyayyayyayayayayyyyyyyyy

BeeBeBBeBeBeBeBeBeBeBeB avavavavvavavavavavvvavavavaavereererererrerererererrereerrererdadddadddaddadadaddadadadddddammmmmmmmmmmmmmmmmm
RdRdRdRdRdRdRdRdRdRRRdRdRdRdRRRdR

BBeBBBeBeBBBBeBBBBeBeBeBeBeaaaaeeeeeeavavaavaavavavavavaavavavavavavavavavavvvavveeeeevvvvvvvvveeeererereeeereere ddddrererererrerrrererddddddddderrrererdddadadadadddddaddaddadadadadadadaadammmmmaaaaaammmmmmmmmmmmmmmm
RRRRRdRdRdRdRRRRRRdRRRdRRdRdRddRddRdddddRdRdRdRdRdRdRdRdRdRdddRdRdRdRddRdd

O
PPO

R
TU

N
ITY SITE STU

D
IES

C
O

N
C

EPT D
ESIG

N
S

The
 la

rg
e

 site
 a

re
a

 is a
b

le
 to

 m
o

re
 e

a
sily a

nd
 

p
o

d
ium

 p
a

rking
, b

ut w
o

uld
 re

q
uire

 3-4 le
ve

ls 
of p

a
rking

 to m
eet the p

a
rking

 ra
tios currently 

req
uired

 b
y the D

evelop
m

ent C
od

e. 

LA
RG

E SITE FIN
D

IN
G

S 
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Beaverton D

ow
ntow

n D
esign Project

80808080

D
evelop

m
ent Typ

e: M
ixed

-Use 

Resid
entia

l Units: 85

Resid
entia

l Pa
rking Ra

tio: .5/DU*

Reta
il SF: 23,900 SF 

Tota
l SF: 304,100 SF 

*D
oes not m

eet p
a

rking ra
tio 

req
uirem

ent.

Level 1 
Level 2-3

Level 4-8

O
PPO

R
TU

N
ITY SITE STU

D
IES

C
O

N
C

EPT D
ESIG

N
S

Bea
verd

a
m

 Roa
d

M
illikan W

ay

Watson Avenue



Beaverton D
ow

ntow
n D

esign Project
8181818181

To com
pa

re d
evelopm

ent fea
sibility a

cross d
ifferent prototypes, EC

O
N

orthw
est used

 a
 com

m
on 

m
ethod

 ca
lled

 a
 resid

ua
l la

nd
 va

lue a
na

lysis. Resid
ua

l la
nd

 va
lue is a

 m
ea

sure of w
ha

t a
 

d
evelop

er w
ould

 b
e a

b
le to p

a
y for la

nd
, g

iven exp
ected

 construction a
nd

 op
era

ting
 costs, 

a
nd

 exp
ected

 rent revenue. In other w
ord

s, it is the b
ud

g
et tha

t d
evelop

ers ha
ve rem

a
ining 

for la
nd

 a
fter a

ll the other d
evelop

m
ent constra

ints ha
ve b

een a
na

lyzed
. It is a

 useful m
etric for 

a
ssessing the im

p
a

cts of cha
nges to the d

evelop
m

ent cod
e a

nd
 a

ccom
p

a
nying d

evelop
m

ent 
incentives b

eca
use these p

olicies p
rincip

a
lly a

ffect la
nd

 va
lue, esp

ecia
lly in the short run. 

The d
ia

g
ra

m
s to the left sum

m
a

rizes the resid
ua

l la
nd

 va
lue m

ethod
 b

y illustra
ting

 tw
o exa

m
p

le 
d

evelop
m

ents (or p
rototyp

es), one w
hich is fea

sib
le a

nd
 the other likely infea

sib
le. In b

oth 
scena

rios, the rig
ht-ha

nd
 colum

n (show
n in b

lue) illustra
tes the tota

l va
lue tha

t com
es from

 the 
project (less a

ny opera
ting expenses a

nd
 va

ca
ncy costs). The left-ha

nd
 colum

n (show
n prim

a
rily 

in g
rey) show

s the tota
l costs to b

uild
 the p

roject, b
oth the ha

rd
 construction costs a

nd
 the soft 

If the b
lue colum

n is g
rea

ter tha
n the g

rey colum
n, there is b

ud
g

et leftover to b
uy the la

nd
 

(show
n in g

reen). A
 p

ositive la
nd

 b
ud

g
et m

ea
ns tha

t a
 p

rop
osed

 d
evelop

m
ent p

roject is likely 
to b

e fea
sib

le (conting
ent on the p

rice for w
hich the la

nd
 is b

eing
 offered

). If the b
lue colum

n 
is sm

a
ller tha

n the g
rey colum

n, then a
 sub

sid
y is need

ed
 to g

et the p
roject to b

e fea
sib

le 
(show

n in a
 red

 outline). A
 la

nd
 b

ud
g

et b
elow

 $0 m
ea

ns tha
t a

 p
rop

osed
 d

evelop
m

ent p
roject 

is not fea
sib

le, a
b

sent offsetting
 incentives tha

t ca
n cover the d

ifference (p
lus a

ny a
d

d
itiona

l 
sub

sid
y or incentives for the la

nd
).

W
e a

na
lyzed

 ea
ch of the d

evelop
m

ent concep
ts using

 this resid
ua

l la
nd

 va
lue a

p
p

roa
ch. The 

results for ea
ch p

rototyp
e a

re illustra
ted

 in this sa
m

e cha
rt form

a
t in A

p
p

end
ix 3. These results 

d
escrib

e a
 genera

l a
na

lysis of d
evelop

m
ent p

rod
uct typ

es in D
ow

ntow
n Bea

verton a
nd

 d
o not 

consid
er the m

a
ny p

otentia
l uniq

ue cond
itions of a

 site tha
t could

 b
e a

 fa
ctor in d

evelop
m

ent 
fea

sib
ility (e.g. increa

sed
 p

red
evelop

m
ent costs, low

 la
nd

 b
a

sis from
 longtim

e la
nd

 ow
nership

).  
For these rea

sons, a
 resid

ua
l la

nd
 va

lue a
na

lysis should
 b

e thoug
ht of a

s a
 strong

 ind
ica

tor of 
the rela

tive likelihood
 of fea

sib
ility, ra

ther tha
n a

n a
b

solute m
ea

sure of return to the investor 
or d

evelop
er.

Thoug
h m

ost of the focus of our a
na

lysis w
a

s on m
a

rket ra
te d

evelop
m

ents, w
e cond

ucted
 

som
e sensitivity testing to und

ersta
nd

 the im
p

a
ct of d

ifferent tools a
nd

 incentives (e.g. red
uced 

p
a

rking
, vertica

l housing
 ta

x a
b

a
tem

ent p
rog

ra
m

, reim
b

ursem
ent of system

 d
evelop

m
ent 

cha
rg

es) a
s w

ell a
s the fea

sib
ility of the housing

 d
evelop

m
ents if b

uilt w
ith a

fford
a

b
le housing 

fund
ing

 sources instea
d

 of m
a

rket ra
te. The results of these a

na
lyses a

re p
resented

 in the key 

(A
) Likely Fea

sib
le– D

evelop
er ha

s 
m

oney to p
a

y for la
nd

(B) Likely Infea
sib

le– D
evelop

m
ent 

req
uires sub

sid
y, even b

efore la
nd

 
p

urcha
se

O
PPO

R
TU

N
ITY SITE STU

D
IES

EC
O

N
O

M
IC

 A
N

A
LYSIS
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82828282

1/4 Block Site Pro Form
a

 C
om

p
a

rison

The cha
rts to the rig

ht sum
m

a
rize the p

ro form
a

 results 

b
lo

c
k site

, c
o

m
p

a
ring

 m
a

rke
t ra

te
 re

sid
e

ntia
l (to

p
) 

against afford
able resid

ential (bottom
). M

ultifam
ily rents 

in D
ow

ntow
n Bea

verton currently d
o not sup

p
ort higher 

d
ensity d

evelop
m

ent, given the high construction costs 
in the reg

ion. 

1/2 Block Site Pro Form
a

 C
om

p
a

rison

The cha
rts to the left sum

m
a

rize the p
ro form

a
 results 

fo
r the

 thre
e

 d
e

ve
lo

p
m

e
nt typ

e
s stud

ie
d

 fo
r the 

ha
lf-b

lock site, com
p

a
ring

 m
a

rket ra
te (top

) a
g

a
inst 

rents in D
ow

ntow
n. 

O
PPO

R
TU

N
ITY SITE STU

D
IES

EC
O

N
O

M
IC

 A
N

A
LYSIS

M
a

rket Ra
te Resid

entia
l in C

urrent M
a

rket C
ond

itions 

M
a

rket Ra
te in C

urrent M
a

rket C
ond

itions 
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EC
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La
rg

e Site/Full-Block Red
evelop

m
ent 

The cha
rt to the rig

ht illustra
tes the p

ro form
a

 results 
for the d

evelop
m

ent concep
t loca

ted
 in Bea

verton 
C

entra
l, a

long
 Bea

verd
a

m
 Roa

d
. The sa

m
e m

a
rket 

tre
nd

s visib
le

 fo
r the

 1/4 a
nd

 1/2 b
lo

ck site
s in O

ld
 

Tow
n a

re show
n for the la

rg
er site d

evelop
m

ent a
s 

w
e

ll. In m
a

rke
t c

o
nd

itio
ns w

he
re

 hig
he

r d
e

nsitie
s 

a
re

 no
t fe

a
sib

le
, a

d
d

ing
 a

d
d

itio
na

l d
e

ve
lo

p
m

e
nt 

ca
p

a
city a

nd
 b

uild
ing m

ore a
rea

 only results in a
 low

er 
d

evelop
m

ent fea
sib

ility. 
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Key Find
ing

s 

H
igher-d

ensity d
evelop

m
ent is cha

llenging in D
ow

ntow
n Bea

verton, b
ut tha

t m
a

y cha
nge in 

currently d
o not sup

p
ort hig

her d
ensity d

evelop
m

ent, g
iven the hig

h construction costs in 
the reg

ion. 

Rents are the highest that m
ultifam

ily rents have ever been in D
ow

ntow
n Beaverton, 

but rem
ain low

er than other areas of the region. EC
O

N
orthw

est g
a

thered
 a

chieva
b

le 
rents from

 d
evelop

ers a
ctive in D

ow
ntow

n Bea
verton a

nd
 found

 tha
t the m

ost recent 
d

evelop
m

ent, the Rise O
ld

 Tow
n, is a

chieving
 a

 b
lend

ed
 ra

te of $2.00 p
er sq

ua
re foot  

a
cross the d

ifferent unit typ
es. This is low

er tha
n the a

p
p

roxim
a

te a
vera

g
e of $2.50 in 

a
chieva

b
le rent for new

er, com
p

a
ra

b
le d

evelop
m

ents in C
entra

l Portla
nd

. A
ccord

ing to 
the d

a
ta

 source, C
oSta

r, rent grow
th in the region ha

s slow
ed

 d
ow

n, a
nd

 m
a

ny p
rop

erty 
m

a
na

gers (even in the m
ost a

ccessib
le, exp

ensive a
rea

s of C
entra

l Portla
nd

) a
re offering 

rent concessions to a
ttra

ct tena
nts. 

costs, w
hich are too high to justify developm

ent of high-density projects w
ithout subsidy. 

higher-d
ensity prod

uct, w
ithout a subsid

y.  Increases in construction costs have outpaced 
the g

row
th in rents for m

ost of the reg
ion outsid

e of C
entra

l Portla
nd

. This ha
s ca

used
 

new
 d

evelop
m

ent to slow
, excep

t in a
 few

 uniq
ue ca

ses: (1) a
 d

evelop
er is vertica

lly 
integ

ra
ted

, a
nd

 thus ha
s their ow

n construction tea
m

 in house, (2) a
 d

evelop
er controls 

la
nd

 a
nd

 b
oug

ht it for a
 low

 p
rice (likely m

a
ny yea

rs a
g

o), (3) a
 d

evelop
er is receiving 

offsetting
 incentives. 

W
hen developm

ent at higher densities is not feasible, adding additional developm
ent 

capacity and building m
ore area only results in even low

er developm
ent feasibility. This 

revenues d
o not cover the cost to b

uild
, esp

ecia
lly a

t tow
er construction p

rices, b
uild

ing 
m

ore only m
a

kes the p
roject less fea

sib
le. 

In the 1/4 block site, Tow
nhom

es and Sixplexes 
w

ere the m
ost fea

sib
le d

evelop
m

ent typ
es

O
n 

the
 

1/2 
b

lo
c

k 
site

, 
the

 
M

ixe
d

-U
se 

d
ue to its a

b
ility to conform

 to city p
a

rking 
re

q
uire

m
e

nts. Bo
th M

ixe
d

-U
se

 Re
sid

e
ntia

l 
d

e
ve

lo
p

m
e

nts w
e

re
 una

b
le

 to
 m

e
e

t city 
p

a
rking

 ra
tio req

uirem
ents. 

In the
 full b

lo
c

k te
st site

, the
 M

ixe
d

-U
se 

a
n a

c
c

e
p

ta
b

le
 q

ua
ntity o

f p
a

rking
 d

ue 
to

 the
 num

b
e

r o
f re

sid
e

ntia
l units b

e
ing

 
consid

ered
. 

D
EV

ELO
PM

EN
T FEA

SIBILITY

O
PPO

R
TU

N
ITY SITE STU

D
IES

EC
O

N
O

M
IC

 A
N

A
LYSIS
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D
o

w
nto

w
n Bea

verto
n fa

ces the sa
m

e cha
lleng

es fo
r new

 m
ixed

-use, m
ed

ium
- to

 hig
h- 

d
ensity d

evelop
m

ent a
s other cities in W

a
shing

ton C
ounty, includ

ing
 Forest G

rove, H
illsb

oro, 
a

nd
 Tig

a
rd

. H
ow

ever, this story is not consistent a
cross a

ll d
evelop

m
ent typ

es nor a
cross 

tim
e. Low

er d
ensity d

evelop
m

ents (renta
l tow

nhom
es a

nd
 p

lex a
p

a
rtm

ents) a
re fea

sib
le 

in D
ow

ntow
n Bea

verton, even w
ith current construction costs a

nd
 rents. There a

re m
a

ny 
long

tim
e la

nd
ow

ners in D
ow

ntow
n Bea

verton w
ho ha

ve a
 very low

 b
a

sis in their la
nd

: they 
purchased their land m

any years ago w
hen land values w

ere m
uch low

er than they are today. 
Those la

nd
ow

ners m
a

y, over tim
e, consid

er their op
tions for d

evelop
m

ent or red
evelop

m
ent 

a
nd

 a
re o

ne o
f the uniq

ue circum
sta

nces tha
t co

uld
 a

llo
w

 fo
r d

enser d
evelo

p
m

ent to 
occur a

t current p
rices. Further, over tim

e, it is likely tha
t overa

ll la
nd

 d
evelop

m
ent p

ressures 

Bea
verton, w

hich could
 result in increa

ses in d
evelop

m
ent fea

sib
ility for p

rototyp
es tha

t d
o 

not w
ork tod

a
y. 

Higher density developm
ent is currently m

ore feasible for affordable projects than m
arket 

rate projects

In a
d

d
ition to testing m

a
rket-ra

te d
evelop

m
ent fea

sib
ility, w

e eva
lua

ted
 the rela

tive fea
sib

ility 
of a

fford
a

b
le housing

 d
evelop

m
ent. For this sensitivity testing

, w
e a

ssum
ed

 tha
t a

 p
roject 

w
a

s a
b

le to
 o

b
ta

in a
 Sta

te sub
sid

y thro
ug

h the LIH
TC

 (Lo
w

-Inco
m

e H
o

using
 Ta

x C
red

it) 

p
riva

te eq
uity p

ricing
 a

t a
 ra

te of $0.95 to every $1. The LIH
TC

 is a
 com

p
etitive p

rog
ra

m
 a

nd
 

the d
olla

rs a
re in short sup

p
ly, b

ut it is the m
ost com

m
only-used

 d
evelop

m
ent sup

p
ort for 

m
ost a

fford
a

b
le p

rojects in O
reg

on a
nd

 rela
tively few

 p
rojects a

re b
uilt w

ithout cred
its. The 

p
ricing

 of ta
x cred

its is vola
tile in the current m

a
rket, g

iven p
rop

osed
 cha

ng
es to the fed

era
l 

ta
x cod

e. D
esp

ite these ca
vea

ts on the a
ssum

p
tions, this a

na
lysis a

llow
ed

 us to a
rrive a

t a 
genera

l und
ersta

nd
ing of fea

sib
ility to inform

 p
olicy conversa

tions a
b

out d
evelop

m
ent cod

e.  
For a

n a
fford

a
b

le p
roject tha

t successfully ob
ta

ined
 a

 Sta
te sub

sid
y throug

h the LIH
TC

 (Low
-

fea
sib

le a
nd

 cover the cost of construction even a
t a

fford
a

b
le rents. 

D
ue to the fa

ct tha
t ta

x cred
its a

re a
w

a
rd

ed
 b

a
sed

 on the elig
ib

le b
a

sis of the construction 
costs (hig

her construction cost lea
d

s to g
rea

ter sub
sid

y), hig
her d

ensity a
fford

a
b

le p
rojects 

a
ffo

rd
a

b
le rents a

re a
b

le to
 co

ver the co
st o

f co
nstructio

n a
nd

 tha
t d

enser a
ffo

rd
a

b
le 

p
rototyp

es p
erform

 b
etter tha

n the less d
ense typ

es (such a
s the six-p

lex).

EC
O

N
O

M
IC
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N

A
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O
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R
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N
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REC
O

M
M

EN
D

A
TIO

N
S 

consider future developm
ent. 

Even if the d
esired

 d
evelop

m
ent typ

e is not fea
sib

le und
er tod

a
y’s m

a
rket cond

itions 
a

nd
 w

itho
ut sub

sid
y, the C

ity o
f Bea

verto
n sho

uld
 esta

b
lish clea

r sta
nd

a
rd

s fo
r O

ld
 

d
evelop

er w
hile still clea

rly sp
elling

 out the req
uired

 p
a

ra
m

eters for d
evelop

m
ent in 

cod
e. The C

ity could
 a

lso reeva
lua

te the la
nd

 use review
 p

rocess to help
 strea

m
line the 

p
rocess a

nd
 fa

cilita
te d

evelop
m

ent.

for b
oth the 1/4 a

nd
 1/2 b

lock sites, (w
hich show

s the com
p

a
rison of d

evelop
er la

nd
 

p
ricing

), the La
nd

 D
evelop

m
ent C

od
e w

ill ca
rry forw

a
rd

 into future m
a

rkets. Therefore, 

functiona
l urb

a
n form

) to a
llow

 current uniq
ue circum

sta
nces (such a

s low
 la

nd
 b

a
sis 

a
nd

 a
ny sub

sid
ies) to m

ove forw
a

rd
, a

nd
 to set up

 for future successful d
evelop

m
ent if 

a
nd

 w
hen m

a
rket cond

itions cha
ng

e. 

requirem
ents could im

prove feasibility. 

Und
erg

round
 p

a
rking

 sp
a

ces cost a
p

p
roxim

a
tely $50,000 p

er sp
a

ce to b
uild

, com
p

a
red

 
w

ith $30,000 p
er sp

a
ce for tuck-und

er p
a

rking
 a

nd
 $5,000 p

er sp
a

ce for surfa
ce p

a
rking

.  
In D

ow
ntow

n Bea
verton, the current m

a
rket d

oes not sup
p

ort the p
a

rking
 rent p

rices 
need

ed
 to cover the cost of d

eveloping und
erground

 pa
rking, w

hich w
ould

 be necessa
ry 

for hig
her d

ensity p
rototyp

es. Low
er d

ensity d
evelop

m
ents like tow

nhom
es a

nd
 p

lexes 

is m
uch less exp

ensive to b
uild

 a
nd

 is m
ore likely to b

e fea
sib

le. 

tha
t p

ro
vid

e
s ce

rta
inty to

 la
nd

o
w

ne
rs a

s 
they consid

er future d
evelop

m
ent. 

Underground parking drives up developm
ent 

c
o

st 
sig

nific
a

ntly; 
d

e
c

re
a

sing
 

p
a

rking
 

req
uirem

ents a
nd

/or other crea
tive p

a
rking 

so
lutio

ns, suc
h a

s sha
re

d
 p

a
rking

, c
o

uld
 

im
p

rove fea
sib

ility.

M
a

inta
ining

 the
 C

ity’s V
e

rtic
a

l H
o

using
 

p
rog

ra
m

 w
ould

 ha
ve a

 p
ositive im

p
a

ct on 
d

evelop
m

ent.

O
ther incentives, like SD

C
 reim

b
ursem

ents, 
could

 b
e used

 in certa
in ca

ses. 

SUM
M

A
RY O

F REC
O

M
M
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D

A
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N
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O
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N
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R
EC

O
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M
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D
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S
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R
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D
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For illustration, w
e tested feasibility w

hen parking is rem
oved entirely as 

a
 d

evelop
m

ent exp
ense. This ha

s a
 p

ositive im
p

a
ct on d

evelop
m

ent 
fe

a
sib

ility, a
s sho

w
n in the

 e
xa

m
p

le
 o

f la
ye

re
d

 d
e

ve
lo

p
m

e
nt 

incentives seen on the rig
ht. H

ow
ever, even w

ith a
 hyp

othetica
l 

low
er p

a
rking

 m
inim

um
 (or no m

inim
um

), d
evelop

ers m
a

y continue 
to b

uild
 a

 certa
in num

b
er of p

a
rking

 sta
lls to m

eet the req
uirem

ents 
of their lend

ers, w
ho m

a
y still b

elieve tha
t a

 p
roject w

ithout on-site 
p

a
rking

 w
ill not b

e renta
b

le. In p
ra

ctice, other a
p

p
roa

ches, such a
s 

sha
red

 p
a

rking
 or tra

nsp
orta

tion d
em

a
nd

 m
a

na
g

em
ent w

ould
 b

e 
need

ed
 to effectively a

ccom
m

od
a

te the p
a

rking
 a

ssocia
ted

 w
ith 

new
 d

evelop
m

ent w
hile still red

ucing
 the a

m
ount req

uired
 in a

ny 
p

a
rticula

r b
uild

ing
. 

Retain the C
ity’s V

ertical Housing Tax A
batem

ent Program

The
 O

ld
 To

w
n a

re
a

 is lo
ca

te
d

 w
ithin the

 C
ity’s curre

nt V
e

rtica
l 

H
ousing

 D
evelop

m
ent Zone, w

hich offers a
 p

a
rtia

l ta
x a

b
a

tem
ent 

for m
ulti-use d

evelop
m

ents tha
t m

eet certa
in req

uirem
ents. This tool 

p
roves to b

e a
 useful incentive for d

evelop
ers – it increa

ses the la
nd

 

p
rod

uct typ
e.  H

ow
ever, the d

enser p
roject typ

es tha
t a

re eligib
le for 

this p
rog

ra
m

 a
re currently not fea

sib
le (d

o not ha
ve a

 p
ositive la

nd
 

b
ud

g
et), even w

ith the a
b

a
tem

ent, a
nd

 w
ould

 req
uire a

d
d

itiona
l 

sub
sid

y to p
encil.

O
ther incentives, such as SD

C
 reim

bursem
ents, or other subsidies 

could be used in certain cases. 

It is likely tha
t m

a
ny new

 d
evelop

m
ents a

t higher d
ensities w

ill req
uire 

hig
her offsetting

 incentives into the foreseea
b

le future. Since this 
a

rea
 is a

lso loca
ted

 in the C
ity’s urb

a
n renew

a
l a

rea
, the urb

a
n 

renew
a

l a
g

ency ca
n offer ind

ivid
ua

l incentives to d
evelop

m
ents 

tha
t m

eet the urb
a

n renew
a

l a
rea

’s g
oa

ls. These incentives could
 

includ
e

 full o
r p

a
rtia

l SD
C

 re
im

b
urse

m
e

nts, w
hich ha

s a
 p

o
sitive 

im
p

a
ct on d

evelop
m

ent fea
sib

ility.
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SUM
M

A
RY O

F N
EXT STEPS

N
EX

T STEPS

This U
rb

a
n D

esig
n Fra

m
ew

o
rk a

rticula
tes the lo

ng
 term

 visio
n fo

r 
D

o
w

nto
w

n, b
ut im

p
le

m
e

nta
tio

n o
f this visio

n w
ill no

t ha
p

p
e

n 
overnig

ht. Tra
nsform

a
tion of D

ow
ntow

n w
ill req

uire a
 com

b
ina

tion 
of p

ub
lic a

nd
 p

riva
te investm

ents, a
nd

 w
ill b

e sub
ject to m

a
rket 

Im
m

e
d

ia
te

 ne
xt ste

p
s fo

llo
w

ing
 this e

ffo
rt includ

e
 a

n up
d

a
te

 to 
the C

ity’s D
evelop

m
ent C

od
e a

s w
ell a

s the d
evelop

m
ent of a

n 
Im

p
lem

enta
tion Pla

n. These efforts w
ill help

 to continue to m
ove 

D
o

w
nto

w
n fo

rw
a

rd
 to

w
a

rd
 a

 re
a

liza
tio

n o
f the

 U
rb

a
n D

e
sig

n 
Fra

m
ew

ork. 

Beca
use im

p
lem

enta
tio

n o
f the Fra

m
ew

o
rk w

ill ta
ke p

la
ce o

ver 
d

e
ca

d
e

s, a
nd

 w
ill b

e
 sub

je
ct to

 cha
ng

ing
 m

a
rke

t re
a

litie
s, it is 

likely to ta
ke m

a
ny d

ifferent form
s. The follow

ing
 p

a
g

es outline a
 

series of hig
h-level im

p
lem

enta
tion stra

teg
ies ra

ng
ing

 from
 full site 

o
r infra

structure
 re

d
e

ve
lo

p
m

e
nt, to

 p
a

rtia
l site

 d
e

ve
lo

p
m

e
nt o

r 
a

ctiva
tion a

nd
 tem

p
ora

ry insta
lla

tion p
rojects. 
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RED
EV

ELO
PM

EN
T STRA

TEG
IES

D
ow

ntow
n Bea

verton is d
iverse, com

p
rised

 
of m

a
ny d

istinct d
istricts ea

ch p
ossessing

 its 
ow

n uniq
ue red

evelop
m

ent cha
llenges a

nd 
op

p
ortunities. Furtherm

ore, red
evelop

m
ent 

w
ill not ha

p
p

en overnig
ht. It w

ill b
e a

 slow
 

tra
nsform

a
tion, ta

king p
la

ce over the course 
of m

a
ny d

eca
d

es. 

The
 fo

llo
w

ing
 re

d
e

ve
lo

p
m

e
nt stra

te
g

ie
s 

offer a
 few

 d
ifferent “p

rototyp
es” for how

 
red

evelop
m

ent could
 occur in a

 w
a

y tha
t 

sup
p

orts the Urb
a

n D
esign Fra

m
ew

ork, w
hile 

a
lso resp

ond
ing

 to va
rying

 m
a

rket a
nd

 rea
l 

e
sta

te
 c

o
nd

itio
ns. The

se
 a

re
 a

p
p

lic
a

b
le 

thro
ug

ho
ut D

o
w

nto
w

n, b
ut the

 hig
he

st 
p

rio
rity a

re
a

 fo
r im

p
le

m
e

nta
tio

n m
a

y b
e 

a
long

 the Loop
. 

The sketch (right) illustra
tes 

how
 red

evelop
m

ent 
stra

tegies, from
 full b

lock 

im
p

rovem
ents to p

ub
lic 

sp
a

ces, streets, p
a

rks a
nd

 
p

la
za

s, ca
n b

e com
b

ined
 over 

tim
e to a

chieve a
 vib

ra
nt core 

w
ithin D

ow
ntow

n. 

IM
PLEM

EN
TA

TIO
N

 STR
A

TEG
IES 
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FULL-BLO
C

K SITE RED
EV

ELO
PM

EN
T

This scena
rio illustra

tes the red
evelop

m
ent of a

 full-b
lock site, includ

ing
 d

em
olishing

 a
ny 

existing structures in ord
er to b

uild
 a

 new
, m

ulti-story b
uild

ing a
long the sid

ew
a

lk. This schem
e 

locates parking and vehicular circulation areas to the side and rear of the building, preserving 
a

n a
ctive street fronta

g
e a

long
 key streets. D

ep
end

ing
 on the sca

le of the p
roject, p

a
rking 

illustra
ted

 in the D
evelop

m
ent O

p
p

ortunity Sites Stud
ies in C

ha
p

ter 5.  

This typ
e of new

 m
ixed

-use d
evelop

m
ent w

ill help
 to tra

nsform
 D

ow
ntow

n Bea
verton into a 

vib
ra

nt, p
ed

estria
n-oriented

 a
rea

, b
ut this typ

e of la
rg

e-sca
le d

evelop
m

ent p
roject m

a
y or 

m
a

y not b
e fea

sib
le a

s p
rop

erty a
va

ila
b

ility a
nd

 m
a

rket d
em

a
nd

 va
ries over tim

e. 

p
rojects a

re p
reced

ents for how
 red

evelop
m

ent 
p

rojects ca
n tra

nsform
 a

n a
rea

 of D
ow

ntow
n, 

increa
sing p

op
ula

tion w
hile a

lso a
ctiva

ting 

Pa
rking reloca

ted
 

b
ehind

 b
uild

ings; 
a

ccessed
 via

 d
rivew

a
y

Lot ed
ge b

uild
ings w

ith 
entra

nces oriented
 to 

street

A
FTER

BEFO
RE

UPDA
TE IM

A
G

E 
TO

 BA
RC

ELO
N

A

IM
PLEM

EN
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TIO
N
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A

TEG
IES 
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IN
FILL &

 A
D

A
PTIV

E REUSE
D

ue to p
rop

erty a
va

ila
b

ility a
nd

 m
a

rket cond
itions a

nd
 cycles, full-b

lock site red
evelop

m
ent 

op
p

ortunities to d
ra

m
a

tica
lly im

p
rove the look a

nd
 feel of d

ow
ntow

n a
rea

s on a
 sm

a
ller, 

a
d

a
p

tive reuse o
ffer the o

p
p

o
rtunity to

 revita
lize a

nd
 intensify the d

evelo
p

m
ent w

hile 
rem

a
ining

 sensitive to the existing
 cha

ra
cter a

nd
 sca

le of a
 neig

hb
orhood

. These stra
teg

ies 
m

a
y b

e p
a

rticula
rly releva

nt in the H
istoric D

istrict of D
ow

ntow
n. 

The d
ia

g
ra

m
s b

elow
 illustra

te how
 existing

, a
uto-oriented

 sites w
ith b

uild
ing

s tha
t a

re set 
b

a
ck b

ehind
 p

a
rking

 ca
n p

rovid
e new

 b
uild

ing
 a

d
d

itions tha
t extend

 into surfa
ce p

a
rking 

a
rea

s in ord
er to eng

a
g

e the sid
ew

a
lk a

nd
 crea

te a
 p

ub
lic or sem

i-p
ub

lic p
la

za
 a

rea
. W

hen 
com

b
ined

 w
ith b

uild
ing

 fa
ca

d
e im

p
rovem

ents, this stra
teg

y ca
n d

ra
m

a
tica

lly im
p

rove the 
look a

nd
 function of existing

 d
evelop

m
ents.

Kenton neighb
orhood

 w
a

s a
b

le to tra
nsform

 a
n 

a
b

a
nd

oned
 reta

il sp
a

ce into a
 new

 com
m

unity hub 
a

nd
 b

ea
con of a

ctivity. 

A
FTER

BEFO
RE

Build
ing a

d
d

ition rep
la

ced
 

p
a

rking a
nd

 crea
tes 

enclosed
 p

la
za

sea
ting a

nd
 reta

il sp
a

ce
Pa

rking in rea
r a

ccessed
 b

y 
d

rivew
a

y. O
ther p

a
rking in 

d
istrict-serving loca

tions. 

BEFO
RE

A
FTER

IM
PLEM

EN
TA

TIO
N

 STR
A

TEG
IES 
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A
C

TIV
A

TE SURFA
C

E PA
RKIN

G

p
a

rking
 still ha

ve a
n op

p
ortunity to contrib

ute to the vita
lity of D

ow
ntow

n b
y tra

nsform
ing 

surfa
ce p

a
rking

 a
rea

s into outd
oor g

a
thering

 a
nd

 sea
ting

 a
rea

s.  These im
p

rovem
ents a

re 
rela

tively low
 cost, a

nd
 a

re b
ecom

ing
 increa

sing
ly p

op
ula

r a
s a

 m
ethod

 for crea
ting

 lively, 
a

ttra
ctive b

uild
ing

 fronta
g

es on sites a
lrea

d
y d

evelop
ed

 in a
n a

uto-oriented
 m

a
nner.  

The illustra
tion b

elow
 show

s how
 d

evelop
m

ents w
ith surfa

ce p
a

rking
 w

ithin the front setb
a

ck 
ca

n p
otentia

lly m
eet p

a
rking

 d
em

a
nd

 on-street w
hile sim

ulta
neously – a

nd
 w

ith rela
tively 

low
 cost site im

p
rovem

ents – crea
ting

 outd
oor d

ining
 a

rea
s a

nd
/or sem

i-p
ub

lic g
a

thering 
sp

a
ces in a

rea
s form

erly d
ed

ica
ted

 to p
a

rking
.

Before (top
) a

nd
 a

fter (b
elow

) of 
A

PEX Brew
ery in Portla

nd
, O

R illustra
tes 

how
 surfa

ce p
a

rking a
rea

s ca
n b

e 
tra

nsform
ed

 into a
 hub

 of a
ctivity w

ith 
m

inim
a

l cost im
p

rovem
ents. In the 

ca
se of A

PEX Brew
ery, this crea

tive 
tra

nsform
a

tion w
a

s ena
b

led
 b

y a 
d

evelop
m

ent cod
e tha

t d
oes not req

uire 
the b

usiness to p
rovid

e off-street p
a

rking.

Red
uced

 tra
vel la

nes 
crea

te sp
a

ce for b
ike 

fa
cilities

Ped
estria

n-oriented
 

p
la

za
s rep

la
ce p

a
rking 

lots b
etw

een sid
ew

a
lks 

a
nd

 b
uild

ing entra
nces

A
FTER

BEFO
RE

IM
PLEM

EN
TA

TIO
N

 STR
A

TEG
IES 
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IN
TERSEC

TIO
N

 EN
H

A
N

C
EM

EN
TS

IM
PLEM

EN
TA

TIO
N

 STR
A

TEG
IES 

The Ind
ia

na
p

olis C
ultura

l 
Tra

il uses d
istinct strip

ing 
a

nd
 m

a
teria

ls to help 
b

ra
nd

 the Tra
il Loop

. 

Intersection trea
tm

ents for 
Sta

te H
ighw

a
y 20 in Sisters, 

O
R, utilize a

 com
b

ina
tion 

of curb
 extensions, strip

ing, 
p

ed
estria

n sca
le lighting, 

a
 d

istinct m
a

teria
ls 

la
nd

sca
p

ing a
rea

s to 
crea

te intersections tha
t 

a
re sa

fe, p
ed

estria
n 

friend
ly, a

nd
 help

 to b
ra

nd
 

the D
ow

ntow
n a

rea
. 

Providing frequent opportunities for pedestrian crossings, and intersections 
tha

t a
re sa

fe, p
ed

estria
n-friend

ly, a
nd

 d
esig

ned
 to p

rom
ote w

a
lka

b
ility 

w
ill g

o
 a

 lo
ng

 w
a

y to
w

a
rd

 m
a

king
 D

o
w

nto
w

n Bea
verto

n a
 w

a
lka

b
le 

la
nd

sca
p

ing
, intersections ca

n a
lso b

ecom
e key elem

ents in the id
entity 

of a
 d

ow
ntow

n, help
ing

 to b
ra

nd
 the a

rea
 a

nd
 sig

na
l you ha

ve rea
ched

 
a

 sp
ecia

l p
la

ce.  

A
s p

ub
lic rea

lm
 im

p
rovem

ents occur, p
a

rticula
rly a

long
 the Loop

, Key 

it is re
co

m
m

e
nd

e
d

 tha
t inte

rse
ctio

n e
nha

nce
m

e
nts inco

rp
o

ra
te

 the 
follow

ing
: 

M
a

rked
 C

rossing
s

Ped
estria

n-p
rioritized

 signa
l tim

ing or p
ed

estria
n a

ctiva
ted

 signa
ls, w

here 

C
urb

 extensions to shorten p
ed

estria
n crossing

 d
ista

nces a
nd

 im
p

rove 
sa

fety; 

M
a

teria
l cha

nges a
t the intersection w

ith strip
ing to signa

l slow
er sp

eed
s 

for a
p

p
roa

ching
 ca

rs; 

Sea
ting, la

nd
sca

p
ing, a

nd
 p

ed
estria

n-sca
le lighting to m

a
ke p

ed
estria

n 
w

a
iting

 a
rea

s m
ore p

lea
sa

nt. 
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PA
RKIN

G
 STRA

TEG
IES

Sha
red

 Pa
rking

In m
ixe

d
-use

 d
istric

ts, sha
re

d
 p

a
rking

 fa
c

ilitie
s c

a
n b

e
 a

n e
ffe

c
tive 

m
ea

ns of p
rovid

ing
 a

d
eq

ua
te p

a
rking

 in m
inim

um
 sp

a
ce. D

ifferent typ
es 

o
f d

evelo
p

m
ents tend

 to
 ha

ve d
ifferent p

ea
k p

a
rking

 cha
ra

cteristics, 
a

nd
 p

a
rking

 lots tha
t a

re used
 b

y m
ultip

le b
usinesses ca

n op
era

te very 

rem
a

in rela
tively full throug

hout the w
orkd

a
y a

nd
 a

re nea
rly em

p
ty a

fter 
5p

m
. In contra

st, resta
ura

nts a
nd

 loung
es often ha

ve very little usa
g

e in 
the d

a
ytim

e hours a
nd

 a
re a

t their p
ea

k som
etim

e a
fter 5p

m
. The C

ity 
should

 continue to sup
p

ort a
nd

 b
olster sha

red
 p

a
rking

 initia
tives to m

ore 

b
e p

ub
licly or p

riva
tely ow

ned
 d

ep
end

ing
 on the circum

sta
nces.

D
istrict Pa

rking
 Lots/Structures 

C
onstructing

 a
nd

/or m
a

inta
ining

 sm
a

ll, p
ub

licly-ow
ned

 p
a

rking
 lots just 

outsid
e the D

ow
ntow

n C
ore Loop

 a
rea

 could
 help

 to m
eet d

istrict p
a

rking 
d

em
a

nd
, w

hile a
llow

ing fronta
ges a

long H
a

ll a
nd

 W
a

tson to b
e p

op
ula

ted 
w

ith a
ctive uses, crea

ting
 a

 “p
a

rk o
nce a

nd
 w

a
lk” scena

rio
. In a

rea
s 

w
here sp

a
ce is a

t a
 p

rem
ium

 a
nd

 w
here m

ultip
le-story b

uild
ing heights a

re 
exp

ected
, d

evelop
m

ent d
ensities m

a
y encoura

g
e the use of structured

 
p

a
rking

. 

O
ther Tools

The C
ity can also explore other parking m

anagem
ent tools. These m

easures 
m

a
y includ

e, b
ut a

re not lim
ited

 to, re-eva
lua

ting
 p

a
rking

 req
uirem

ents 
for m

ixed
-use a

nd
/or tra

nsit-oriented
 d

evelop
m

ent, a
d

d
itiona

l p
rovision of 

long
-term

 b
icycle p

a
rking

, ca
r a

nd
 rid

e-sha
ring

 op
p

ortunities, sub
sid

ized
 

tra
nsit p

a
sses, fee-in-lieu of p

a
rking

, or a
ny a

p
p

rop
ria

te com
b

ina
tion of 

m
ea

sures.

Provid
ing p

ub
lic p

a
rking 

a
d

ja
cent to, b

ut just 
outsid

e of core D
ow

ntow
n 

a
nd

 M
a

in Street a
rea

s 
is a

 stra
tegy tha

t m
a

ny 
com

m
unities use 

effectively. D
ow

ntow
n 

M
ounta

in V
iew

 offers a 
series of p

ub
lic p

a
rking 

lots w
ith d

irect p
ed

estria
n 

connections to their “M
a

in 
Street” a

long  C
a

stro 
Street. 

IM
PLEM

EN
TA

TIO
N

 STR
A

TEG
IES 
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IN
TERIM

 STRA
TEG

IES

This exa
m

p
le of a

 tem
p

ora
ry b

ike b
uffer uses 

construction b
olla

rd
s, b

right m
a

ts, a
nd

 low
-cost 

b
a

rrica
d

es to crea
te  a

 b
uffered

 b
ike la

ne in a
n 

otherw
ise on-street p

a
rking la

ne in Portla
nd

, O
R. 

C
reating lively public streets d

oes not alw
ays 

ne
c

e
ssita

te
 

c
o

stly 
p

ub
lic

 
infra

struc
ture 

tha
t im

p
ro

ve
m

e
nts c

a
n b

e
 m

a
d

e
 o

n a
 

tem
p

ora
ry, or even p

erm
a

nent, b
a

sis w
ith 

m
inim

a
l inve

stm
e

nt. Inte
rim

 insta
lla

tio
ns 

ha
ve

 the
 o

p
p

o
rtunity to

 a
c

tiva
te

 stre
e

ts 
w

ith outd
oor sea

ting
 a

nd
 g

a
thering

 sp
a

ces 
in a

 w
a

y tha
t is c

o
st se

nsitive
. The

y c
a

n 
a

lso p
rovid

e a
n op

p
ortunity to p

ilot or test 

com
m

itting
 to full infra

structure b
uild

 out. 

The follow
ing

 a
re a

 few
 exa

m
p

les of interim
 

insta
lla

tio
ns tha

t co
uld

 b
e

 co
nsid

e
re

d
 fo

r 
Bea

verton’s D
ow

ntow
n:

Pa
rklets

Pa
rkle

ts, o
r “stre

e
t se

a
ts,” a

re
 b

e
c

o
m

ing
 

a
n 

inc
re

a
sing

ly 
c

o
m

m
o

n 
m

e
tho

d
 

fo
r 

co
m

m
unities to

 a
ctiva

te their streets w
ith 

o
utd

o
o

r se
a

ting
 a

nd
 g

a
the

ring
 sp

a
c

e
s. 

Te
m

p
o

ra
ry o

r p
e

rm
a

ne
nt struc

ture
s tha

t 
rep

la
ce on-street p

a
rking

 sp
a

ces, p
a

rklets 
are also an opportunity to infuse a street w

ith 
a

 crea
tive a

nd
 d

iverse use of m
a

teria
ls a

nd
 

la
nd

sca
p

ing
. A

s a
 result, p

a
rklets ha

ve the 
op

p
ortunity to b

ecom
e new

 foca
l p

oints of 
com

m
unity life on d

ow
ntow

n streets. 

Tem
p

ora
ry Bike Buffers

Te
m

p
o

ra
ry b

ike
 b

uffe
rs c

a
n re

a
llo

c
a

te 
vehicular space or travel lanes to expanded, 
sa

fe
r b

ike
 fa

c
ilitie

s, w
hile

 sim
ulta

ne
o

usly 
introd

ucing
 new

 m
a

teria
ls or la

nd
sca

p
ing 

into
 

a
 

stre
e

tsc
a

p
e

. 
A

t 
its 

m
o

st 
b

a
sic

, 
tem

p
ora

ry b
ike b

uffers ca
n consist of p

a
int 

a
nd

 te
m

p
o

ra
ry co

nstructio
n b

o
lla

rd
s, b

ut 
so

m
e

 c
o

m
m

unitie
s c

ho
o

se
 to

 e
m

b
ra

c
e 

the use of new
 m

a
teria

ls a
nd

 la
nd

sca
p

ing 
thro

ug
h 

te
m

p
o

ra
ry 

p
la

nte
rs 

to
 

b
uffe

r 

a
 solution for im

p
roved

 b
ikew

a
ys w

ithout the 
cost of hea

vy infra
structure investm

ents.

Events in the Street

W
hile cars typically dom

inate our streets from
 

curb
 to curb

, m
a

ny com
m

unities a
re ta

king 
b

a
c

k tha
t sp

a
c

e
, e

ve
n o

n a
 te

m
p

o
ra

ry 
b

a
sis, for p

rog
ra

m
m

ed
 events in the street. 

Te
m

p
o

ra
ry stre

e
t c

lo
sure

s c
a

n b
e

 a
 to

o
l 

fo
r ho

sting
 co

m
m

unity e
ve

nts, p
ro

m
o

ting
 

g
ro

w
ing

 b
usine

ss a
re

a
s, a

nd
 re

info
rc

ing
 

com
m

unity branding and character, such as 
La

st Thursd
a

ys in the A
lb

erta
 N

eig
hb

orhood
 

o
f Po

rtla
nd

, O
R, o

r re
info

rc
e

 b
ic

yc
ling

 
a

c
tivitie

s like
 Bo

g
a

ta
’s C

ic
lo

via
 e

ve
nt o

r 
Po

rtla
nd

’s Sund
a

y Pa
rkw

a
ys. The

y a
lso 

p
rovid

e the com
m

unity w
ith a

n op
p

ortunity 
to experience their streets through a different 
p

ersp
ective: a

s sp
a

ces for p
eop

le.

Portla
nd

’s Street Sea
ts com

p
etition cha

llenges loca
l 

d
esigners a

nd
 b

usinesses to crea
te tem

p
ora

ry p
a

rklets 
a

round
 the D

ow
ntow

n a
rea

. M
a

ny of the street sea
ts 

crea
ted

 for the one-d
a

y com
p

etition a
re rep

urp
osed

 
a

s sem
i-p

erm
a

nent outd
oor sea

ting in other loca
tions 

in the C
ity. 
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C
H

A
RA

C
TER A

REA
 V

ISIO
N

IN
G

PU
BLIC

 EN
G

A
G

EM
EN

T M
EETIN

G
S

The
 fo

llo
w

ing
 is a

 sum
m

a
ry o

f no
te

s a
nd

 
com

m
ents received

 from
 the p

ub
lic d

uring 
a

n O
p

e
n H

o
use

 a
t C

ity H
a

ll o
n Thursd

a
y, 

Fe
b

rua
ry 22nd

 fo
r the

 D
o

w
nto

w
n D

e
sig

n 
Project. 

Build
ing

 off feed
b

a
ck g

a
thered

 p
reviously 

on the tea
m

’s a
na

lysis of op
p

ortunities a
nd

 
c

o
nstra

ints fa
c

ing
 D

o
w

nto
w

n Be
a

ve
rto

n, 
p

a
rticip

a
nts a

t this O
p

en H
ouse w

ere a
sked

 
to com

m
ent on the cha

ra
cter they envision 

fo
r the

 o
p

p
o

rtunity a
re

a
s id

e
ntifie

d
 in 

D
ow

ntow
n, using precedent im

agery, voting 
d

o
ts, a

nd
 no

te
s. The

 re
sulting

 fe
e

d
b

a
c

k 
crea

ted
 a

 colla
g

e of im
a

g
ery com

m
ents to 

illustra
te a

 cha
ra

cter vision for the future of 
D

ow
ntow

n. 

G
EN

ERA
L C

O
M

M
EN

TS 

Pa
rtic

ip
a

nts re
p

e
a

te
d

ly no
te

d
 C

a
nyo

n 
Ro

a
d

 
a

nd
 

Fa
rm

ing
to

n 
ro

a
d

 
a

s 
hig

hly 

to p
ed

estria
n connectivity b

etw
een a

rea
s 

o
f D

o
w

nto
w

n. Pa
rtic

ip
a

nt re
sp

o
nse

s a
lso 

exp
ressed

 p
references for m

ore p
ed

estria
n 

a
nd

 
b

ike
-o

rie
nte

d
 

infra
struc

ture
 

w
ithin 

D
o

w
nto

w
n. 

A
d

d
itio

na
lly, 

p
a

rtic
ip

a
nts 

c
o

nsiste
ntly 

no
te

d
 

sup
p

o
rt 

fo
r 

p
a

ssive 
p

a
rks a

nd
 recrea

tion in a
rea

s a
d

ja
cent to 

the creek(s) a
s w

ell the resto
ra

tio
n o

f the 
creek(s) a

s a
 na

tura
l la

nd
m

a
rk.

V
ISIO

N
 FO

R D
O

W
N

TO
W

N
 

BEA
V

ERTO
N

M
a

ny c
o

m
m

unity m
e

m
b

e
rs e

xp
re

sse
d

 a
 

visio
n fo

r D
o

w
nto

w
n tha

t sho
w

ca
se

d
 the 

area as a unique, w
alkable, active place that 

attracts people and
 businesses. In particular, 

m
a

ny noted
 a

 d
esire for a

 com
p

rehensive, 
integ

ra
ted

 id
entity, g

rea
ter w

a
lka

b
ility a

nd
 

c
o

nne
c

tivity, m
o

re
/im

p
ro

ve
d

 a
c

c
e

ss to 
na

ture a
nd

 op
en sp

a
ces, a

nd
 m

ore urb
a

n 
p

ro
g

ra
m

m
ing

, suc
h a

s m
use

um
s, re

ta
il 

shop
s, resta

ura
nts, a

nd
 p

la
za

s. A
lso noted

 
w

a
s a

 d
e

sire
 fo

r ro
a

d
 im

p
ro

ve
m

e
nts a

nd
 

m
ore rob

ust p
a

rking
 op

tions/stra
teg

ies.

The
 

fo
llo

w
ing

 
a

re
 

sum
m

a
rie

s 
o

f 
ke

y 
ta

ke
a

w
a

ys 
fo

r 
e

a
c

h 
o

p
p

o
rtunity 

a
re

a
 

d
iscussed

 d
uring

 the O
p

en H
ouse:

The Round
/Bea

verton A
rts 

O
p

p
ortunity A

rea

M
a

ny c
o

m
m

unity m
e

m
b

e
rs e

xp
re

sse
d

 a
 

d
e

sire
 to

 se
e

 this a
re

a
 inco

rp
o

ra
te

 m
o

re 
p

ed
estria

n-oriented
 op

en sp
a

ces, such a
s 

p
a

rks, p
la

za
s, w

id
e

r sid
e

w
a

lks w
ith stre

e
t 

trees, a
nd

 a
ccess to na

ture. D
evelop

m
ent in 

these a
rea

s w
a

s envisioned
 a

s m
ulti-storied

 
d

e
ve

lo
p

m
e

nts w
ith c

o
ntinuo

us b
uild

ing
 

fronta
g

es. 

Bea
verd

a
m

 O
p

p
ortunity A

rea

Pa
rtic

ip
a

nts fe
lt this a

re
a

 c
o

uld
 sup

p
o

rt 
m

o
re

 
d

e
nse

 
d

e
ve

lo
p

m
e

nt, 
w

ith 
m

ulti-
storied

 m
ixed

 uses, such a
s reta

il, services, 
a

nd
 resid

entia
l. C

om
m

unity m
em

b
ers a

lso 
envisioned

 this a
rea

 a
s a

 p
ed

estria
n-friend

ly 
environm

ent w
ith w

id
e sid

ew
a

lks sup
p

orting 
stre

e
t a

m
e

nitie
s suc

h a
s o

utd
o

o
r d

ining
 

a
rea

s, p
la

za
s, street lig

hts, etc. 

A
fter com

m
enting on b

oa
rd

s p
rovid

ed
 b

y the Project 
Tea

m
, m

em
b

ers of the p
ub

lic w
ere a

sked
 to p

op
ula

te 
com

m
ent b

oa
rd

s w
ith p

reced
ent im

a
ges a

nd
 id

ea
s 

d
ep

icting w
ha

t they envisioned
 for ea

ch O
p

p
ortunity 

A
rea

. 
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C
H

A
R

A
C

TER
 A

R
EA

 V
ISIO

N
IN

G

M
illika

n O
p

p
ortunity A

rea 

Sta
ke

ho
ld

e
rs 

fa
vo

re
d

 
this 

a
re

a
 

ha
ving

 
m

uc
h d

e
nse

r, m
ixe

d
 use

 d
e

ve
lo

p
m

e
nt 

a
lso

 e
nvisio

ne
d

 this a
re

a
 p

ro
vid

ing
 m

o
re 

p
ed

estria
n a

nd
 b

ike infra
structure includ

ing 
p

la
za

s, p
ub

lic a
rt, sep

a
ra

ted
 cycle tra

cks, 

Ea
st Broa

d
w

a
y O

p
p

ortunity A
rea 

Sta
kehold

ers exp
ressed

 excitem
ent for this 

area to build on the success of the Broadw
ay 

H
istoric D

istrict a
nd

 incorpora
te m

ore a
ctive, 

m
ixe

d
 use

 d
e

ve
lo

p
m

e
nt suc

h a
s re

ta
il, 

o
utd

o
o

r sea
ting

. Pa
rticip

a
nts a

lso
 felt this 

a
rea

 co
uld

 includ
e m

o
re street a

m
enities 

such a
s p

la
za

s, p
ub

lic a
rt, a

nd
 p

la
nting

s. In 
a

d
d

ition, recla
im

ing p
a

rking a
rea

s for a
ctive 

uses in this a
rea

 w
a

s consistently sup
p

orted
 

b
y com

m
unity m

em
b

ers. 

Resta
ura

nt Row
 O

p
p

ortunity A
rea 

C
o

m
m

unity m
e

m
b

e
rs no

te
d

 a
 d

e
sire

 to 
se

e
 m

o
re

 p
e

d
e

stria
n a

nd
 b

ike
-o

rie
nte

d
 

infra
structure in this a

rea
, includ

ing
 a

 b
ike/

p
ed

estria
n b

rid
ge a

cross C
a

nyon Roa
d

 a
nd 

Fa
rm

ing
to

n Ro
a

d
, o

utd
o

o
r stre

e
t se

a
ting

, 
street lig

hts, a
nd

 b
uffered

 b
ike fa

cilities. 

Lib
ra

ry O
p

p
ortunity A

rea 

O
verall, com

m
unity m

em
bers did not address 

how
/if this a

rea
 should

 cha
nge in the future, 

instead focusing their attention in areas closer 
to Fa

rm
ing

ton Roa
d

. H
ow

ever, sta
kehold

ers 
a

g
reed

 tha
t this a

rea
 could

 includ
e m

ore 
ve

rtica
l, m

ixe
d

 use
 d

e
ve

lo
p

m
e

nt such a
s 

live/w
ork d

evelop
m

ents w
ith a

ctive g
round

 

O
ld

 Tow
n O

p
p

ortunity A
rea 

C
o

m
m

e
nts 

fo
r 

this 
o

p
p

o
rtunity 

d
istric

t 
la

rg
ely centered

 a
ro

und
 the p

reserva
tio

n 
o

f the
 e

xisting
 re

sid
e

ntia
l ne

ig
hb

o
rho

o
d

, 

la
rg

e trees a
nd

 the historic neig
hb

orhood
 

cha
ra

cter.

W
est Broa

d
w

a
y O

p
p

ortunity A
rea 

Sta
ke

ho
ld

e
rs a

g
re

e
d

 tha
t this a

re
a

 co
uld

 
d

e
ve

lo
p

 a
s a

 m
o

re
 visib

le
 g

a
te

w
a

y into 
D

o
w

nto
w

n a
nd

 e
nvisio

ne
d

 m
o

re
 ho

using
 

targeted
 tow

ard
 non-car ow

ners to m
inim

ize 

O
p

p
ortunity A

rea 

Pa
rtic

ip
a

nts e
nvisio

ne
d

 this a
re

a
 ha

ving
 

d
e

nse
, ve

rtic
a

l, m
ixe

d
 use

 d
e

ve
lo

p
m

e
nt 

w
ith continuous b

uild
ing

 fronta
g

es on the 

im
a

g
es selected

 b
y co

m
m

unity m
em

b
ers 

sug
g

e
ste

d
 

w
id

e
 

sid
e

w
a

lks 
w

ith 
sp

a
c

e 
fo

r p
e

d
e

stria
n-o

rie
nte

d
 stre

e
t a

m
e

nitie
s. 

Ind
ivid

ua
l im

a
g

e
s p

o
rtra

ye
d

 p
e

d
e

stria
n 

a
m

e
nitie

s such a
s e

a
sy a

cce
ss to

 tra
nsit, 

open space and plazas, w
eather protection, 

street lights, outd
oor sea

ting, a
nd

 integra
ted 

w
a

ter fea
tures. Sa

fe a
nd

 com
forta

b
le b

ike 
fa

cilities w
ere a

lso
 d

esired
 in this a

rea
 b

y 
p

a
rticip

a
nts.

Boa
rd

s p
rep

a
red

 b
y the Project Tea

m
 ca

ta
loged

 a
rea 

op
p

ortunities a
nd

 constra
ints. Resid

ents w
ere invited

 to 

their ow
n.

PU
BLIC

 EN
G

A
G

EM
EN

T M
EETIN

G
S
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PRELIM
IN

A
RY FRA

M
EW

O
RK C

O
N

C
EPTS

The
 fo

llo
w

ing
 is a

 sum
m

a
ry o

f no
te

s a
nd

 
co

m
m

e
nts re

ce
ive

d
 fro

m
 the

 co
m

m
unity 

d
uring

 a
n O

p
e

n H
o

use
 a

t Be
a

ve
rto

n C
ity 

Lib
ra

ry on Sa
turd

a
y, Feb

rua
ry 24th for the 

D
ow

ntow
n D

esig
n Project. 

Pa
rticip

a
nts w

ere p
resented

 w
ith d

ra
ft p

la
n 

a
lte

rna
tive

 ske
tc

he
s, b

a
se

d
 o

n p
rim

a
ry 

top
ic a

rea
s (C

ha
ra

cter A
rea

s, C
ircula

tion/
M

o
b

ility, 
O

p
e

n 
Sp

a
c

e
/N

a
tura

l 
A

re
a

s, 
a

nd
 D

e
ve

lo
p

m
e

nt Stra
te

g
ie

s) fo
r U

rb
a

n 
D

esig
n Fra

m
ew

ork elem
ents in D

ow
ntow

n 
Bea

verton. Ea
ch topic a

rea
 w

a
s set up a

s a
n 

ind
ivid

ua
l sta

tion w
hich p

a
rticip

a
nts could

 
self-na

viga
te b

etw
een a

nd
 offer com

m
ents. 

The follow
ing

 a
re the key ta

kea
w

a
ys from

 
ea

ch sta
tion.

C
ha

ra
cter A

rea
s

C
om

m
unity m

em
b

ers exp
ressed

 interest in 
seeing distinct variation in character, density, 
a

nd
 sense of p

la
ce a

cross D
ow

ntow
n. It w

a
s 

rep
ea

ted
ly noted

 tha
t the cha

ra
cter of O

ld
 

H
istoric D

istrict) ca
n a

nd
 should

 b
e d

istinctly 
d

ifferent from
 tha

t in Bea
verton C

entra
l. In 

g
enera

l, the p
reced

ent im
a

g
es illustra

ting
 a 

ra
ng

e of d
evelop

m
ent typ

es a
nd

 d
ensities 

resona
ted

 strong
ly w

ith the p
a

rticip
a

nts. 

C
ircula

tion/M
ob

ility 

O
n the top

ic of circula
tion a

nd
 m

ob
ility in 

D
ow

ntow
n, com

m
unity m

em
b

ers exp
ressed 

a
 g

enera
l excitem

ent for a
 circula

tor p
a

th 
o

r ro
ute

 tha
t c

o
nne

c
ts p

a
rking

 a
re

a
s to 

d
estina

tio
ns thro

ug
ho

ut D
o

w
nto

w
n. If the 

c
irc

ula
to

r w
e

re
 to

 b
e

 ve
hic

ula
r (i.e

. b
us, 

tro
lle

y, e
tc), ho

w
e

ve
r, p

a
rticip

a
nts no

te
d

 
concern rela

ted
 to the freq

uency of service. 
Pa

rtic
ip

a
nts a

lso
 no

te
d

 a
 d

e
sire

 to
 ha

ve 
m

o
re

 a
nd

 b
e

tte
r b

ike
/p

e
d

e
stria

n a
cce

ss 
a

nd
 infra

structure throug
hout D

ow
ntow

n. 

O
vera

ll, there w
a

s a
 p

reference sta
ted

 b
y 

com
m

unity m
em

bers for a future decoupling 
o

f H
a

ll Bo
ule

va
rd

 a
nd

 W
a

tso
n A

ve
nue

, 
w

hich a
re b

oth one-w
a

y streets currently. 
Pa

rtic
ip

a
nts 

sa
w

 
d

e
-c

o
up

ling
 

o
f 

the
se 

p
ed

estria
n/b

ike connectivity, a
nd

 increa
se 

reta
il a

ctivity.

PU
BLIC

 EN
G

A
G

EM
EN

T M
EETIN

G
S
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O
p

en Sp
a

ce/N
a

tura
l System

s 

Pa
rticip

a
nts a

t this sta
tion consistently noted 

sup
p

o
rt fo

r the
 inte

g
ra

tio
n o

f m
o

re
 o

p
e

n 
sp

a
ce

 into
 the

 fa
b

ric o
f D

o
w

nto
w

n, a
nd

 
rela

yed
 the im

p
orta

nce of na
tura

l elem
ents 

to the id
entity of Bea

verton (visib
ly evid

ent 
tod

a
y in m

a
ny a

rea
s of Bea

verton tod
a

y, 
b

ut no
t in D

o
w

nto
w

n). A
 va

rie
ty o

f o
p

e
n 

sp
a

c
e

 typ
e

s w
e

re
 sug

g
e

ste
d

 inc
lud

ing
; 

p
la

za
s, 

c
o

m
m

unity 
g

a
rd

e
ns, 

sc
ulp

ture 
ga

rd
ens, d

og p
a

rks, etc. The id
ea

 tha
t op

en 
sp

a
ce cha

ra
cter w

ould
 va

ry from
 Bea

verton 
C

entra
l to O

ld
 Tow

n resona
ted

 strong
ly w

ith 
m

em
b

ers of the com
m

unity. The p
rop

osa
l to 

integra
te creek enha

ncem
ents (p

a
ired

 w
ith 

tra
il enha

ncem
ents) into the overa

ll op
en 

sp
a

ce netw
ork w

a
s a

 top
ic tha

t stood
 out 

as a high priority for m
any participants. There 

w
a

s a
lso a

 d
esire exp

ressed
 rep

ea
ted

ly to 
inte

g
ra

te
 la

nd
sc

a
p

ing
 a

nd
 o

p
e

n sp
a

c
e 

im
p

rovem
ents into street a

nd
 connectivity 

enha
ncem

ents.  

D
evelop

m
ent Stra

teg
ies

C
o

m
m

u
n

ity 
m

e
m

b
e

rs 
fa

vo
re

d
 

th
e 

p
ed

estria
n-oriented

 environm
ent d

ep
icted

 
in the

 ske
tc

h, p
a

rtic
ula

rly re
g

a
rd

ing
 the 

o
p

e
n sp

a
ce

s, a
nd

 re
ca

p
turing

 stre
e

ts a
s 

functiona
l p

ub
lic sp

a
ces. Som

e exp
ressed

 
c

o
nc

e
rn fo

r p
a

rking
 lo

c
a

tio
ns in future 

red
evelop

m
ent schem

es. H
ow

ever, it w
a

s 
a

lso noted
 tha

t vehicula
r use m

a
y cha

ng
e 

in the future w
ith the g

row
ing

 p
op

ula
rity of 

ca
r-sha

ring
 p

rog
ra

m
s a

nd
 technolog

ies.

PR
ELIM

IN
A

R
Y FR

A
M

EW
O

R
K C

O
N

C
EPTS
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A
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FRA
M

EW
O

RK A
LTERN

A
TIV

ES

The
 fo

llo
w

ing
 is a

 sum
m

a
ry o

f no
te

s a
nd

 
c

o
m

m
e

nts 
re

c
e

ive
d

 
fro

m
 

Be
a

ve
rto

n 
residents during an O

pen House at Beaverton 
C

ity Lib
ra

ry o
n Sa

turd
a

y, A
p

ril 21st fo
r the 

D
ow

ntow
n D

esig
n Project. 

Pa
rtic

ip
a

nts w
e

re
 g

re
e

te
d

 w
ith b

o
a

rd
s 

d
e

ta
iling

 the
 D

o
w

nto
w

n D
e

sig
n Pro

je
ct’s 

g
o

a
ls, tim

e
line

, a
nd

 o
the

r intro
d

uc
to

ry 
m

a
teria

l, includ
ing

 inform
a

tion g
a

thered
 in 

p
revious m

eeting
s a

nd
 the p

roject’s d
esig

n 
p

rincip
les. They w

ere then invited
 to w

eig
h 

in on the Project Tea
m

’s p
rop

osa
l(s) for: (1) 

A
 p

hysica
l connectivity fra

m
ew

ork, (2) Three 
cha

ra
cter a

rea
 o

p
tio

ns, a
nd

 (3) Po
tentia

l 
urb

a
n op

en sp
a

ce typ
olog

ies. W
ha

t follow
s 

a
re

 the
 ke

y ta
ke

a
w

a
ys a

nd
 p

re
fe

re
nc

e
s 

exp
ressed

 for ea
ch of the three top

ics.

Physica
l C

onnectivity

The concep
t of a

 ta
rg

eted
, loop

ed
, m

ulti-
m

o
d

a
l 

syste
m

 
in 

D
o

w
nto

w
n 

g
a

rne
re

d
 

c
o

nsiste
ntly 

p
o

sitive
 

fe
e

d
b

a
c

k 
fro

m
 

com
m

unity m
em

b
ers. A

 few
 resid

ents a
lso 

sug
g

ested
 the C

ity use this co
ncep

t a
s a

 
b

ra
nd

ing
 op

p
ortunity to encoura

g
e m

ore 
a

ctivity a
nd

 investm
ent in D

ow
ntow

n.  

A
 Lo

o
p

 w
o

uld
 link the co

re o
f D

o
w

nto
w

n 
throug

h b
ike a

nd
 p

ed
estria

n connections 
a

nd
 m

ovem
ent. This id

ea
 resona

ted
 strongly 

w
ith 

c
o

m
m

unity 
m

e
m

b
e

rs. 
Re

sid
e

nts 
g

e
ne

ra
lly e

xp
re

sse
d

 sup
p

o
rt fo

r the
 id

e
a

 
of im

p
roving

 a
nd

 exp
a

nd
ing

 the b
ike a

nd
 

p
ed

estria
n netw

orks D
ow

ntow
n. A

d
d

itiona
l 

com
m

ents includ
ed

 sup
p

ort for sep
a

ra
ted

 
b

ike
 a

nd
 p

e
d

e
stria

n fa
c

ilitie
s, q

ue
stio

ns/
concerns a

b
out b

ike sa
fety, p

a
rticula

rly a
t 

m
a

jor intersections, a
nd

 sig
na

l tim
ing

. There 
w

ere a
lso

 sug
g

estio
ns fo

r b
ike/p

ed
estria

n 
b

rid
g

es over m
a

jor tra
nsp

orta
tion w

a
ys a

nd
 

a
 ve

hic
ula

r c
irc

ula
to

r a
lo

ng
 the

 p
rim

a
ry 

loop
. 

Pa
rtic

ip
a

nts a
lso

 e
xp

re
sse

d
 a

 d
e

sire
 fo

r 
d

esig
n solutions to b

e fully a
ccessib

le a
nd

 

a
nd

 a
lso

 fo
r this syste

m
 to

 e
nc

o
ura

g
e

/
reinforce a

ctive uses a
nd

 d
estina

tions, such 
a

s re
sta

ura
nts, re

ta
il, c

o
m

m
e

rc
ia

l, fo
o

d
 

ca
rts, a

nd
 resid

entia
l uses, in D

ow
ntow

n.

The Physica
l C

onnectivity b
oa

rd
 p

rop
osed

 a
n initia

l 
id

ea
 for im

p
roving a

rea
 connectivity through the 

esta
b

lishm
ent of a

 centra
l, form

a
lized

 circula
tion loop 

to sup
p

ort m
ore a

ctive tra
nsit m

od
es, such a

s w
a

lking 
a

nd
 b

iking, or even a
 d

ed
ica

ted
 p

ub
lic tra

nsit op
tion 

tha
t served

 D
ow

ntow
n Bea

verton.

D
uring the O

p
en H

ouse, p
a

rticip
a

nts w
ere a

sked
 to 

“vote” for their p
referred

 op
tions using green (a

gree) 
a

nd
 red

 (d
isa

gree) sticky d
ots.

PU
BLIC

 EN
G

A
G

EM
EN

T M
EETIN

G
S
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C
ha

ra
cter A

rea
s 

W
he

n p
re

se
nte

d
 w

ith thre
e

 o
p

tio
ns fo

r 
c

ha
ra

c
te

r 
a

re
a

 
c

o
nfig

ura
tio

ns 
o

f 
the 

D
ow

ntow
n a

rea
, com

m
unity m

em
b

ers w
ere 

sup
p

ortive of hig
her intensity d

evelop
m

ent 
b

eing
 loca

ted
 nea

r tra
nsit. M

a
ny resid

ents 
a

lso
 vo

ice
d

 co
nce

rn a
b

o
ut the

 ne
g

a
tive 

im
p

a
c

ts inc
re

a
se

d
 d

e
ve

lo
p

m
e

nt w
o

uld
 

ha
ve

 o
n p

a
rking

 a
va

ila
b

ility. Re
sid

e
nts 

e
xp

re
sse

d
 a

 p
re

fe
re

nc
e

 fo
r lim

iting
 the 

num
b

e
r o

f d
istricts in D

o
w

nto
w

n, a
nd

 fo
r 

C
om

m
unity m

em
b

ers a
lso exp

ressed
 interest 

in the a
ccessib

ility of D
ow

ntow
n, w

hether 
tha

t m
ea

nt housing
 for a

ll incom
es, services 

for a
ging citizens, sup

p
ort for d

ifferent ethnic 
o

r e
c

o
no

m
ic g

ro
up

s, o
r a

cc
e

ss to
 g

re
e

n 
sp

a
ce. 

p
rop

osa
ls includ

ed
: 

Sup
p

o
rt fo

r a
 co

m
b

ine
d

 The
 Ro

und
/

Tra
nsit D

istrict (Three C
ores &

 C
orrid

ors 
O

p
tion)

Sup
p

o
rt fo

r the
 H

isto
ric

 C
o

re
 D

istric
t 

(H
istoric C

ore C
onnector O

p
tion)

So
m

e
 sup

p
o

rt fo
r a

 Lib
ra

ry D
istric

t 
sep

a
ra

te from
 O

ld
 Tow

n (C
ollection of 

N
eig

hb
orhood

s O
p

tion)

So
m

e
 

sup
p

o
rt 

fo
r 

the
 

Re
sid

e
ntia

l 

Tra
nsition zone north of the Round

 a
nd

 
Tra

nsit C
e

nte
r a

re
a

s (Thre
e

 C
o

re
s &

 
C

orrid
ors O

p
tion)

Urb
a

n O
p

en Sp
a

ce 

Pa
rticip

a
nts w

ere sup
p

o
rtive o

f increa
sed

 
urb

a
n op

en sp
a

ce throug
hout D

ow
ntow

n 
Bea

verton. O
ut of nine p

a
rk typ

es p
resented 

in these d
isp

la
ys, resid

ents com
m

unica
ted

 
a

 
hig

he
r 

p
re

fe
re

nc
e

 
fo

r 
the

 
fo

llo
w

ing
 

typ
olog

ies:

H
a

b
ita

t / N
a

tura
l A

rea

D
og

 Pa
rks

Tra
ils / M

ulti-Use Pa
ths

C
om

m
unity Events a

nd
 Festiva

ls

C
hild

ren’s Pla
y A

rea
 / Sp

la
sh Pa

d
s

The id
ea

 of a
 connected

 netw
ork of severa

l 
sm

a
ll-to

-m
ed

ium
 p

a
rks reso

na
ted

 stro
ng

ly 
w

ith 
c

o
m

m
unity 

m
e

m
b

e
rs. 

A
s 

fo
und

 
throug

h the voting
 d

ots a
nd

 conversa
tion, 

p
a

rtic
ip

a
nts a

lso
 d

e
sire

d
 to

 se
e

 a
 m

ixe
d

 
o

f p
ro

g
ra

m
s o

ffe
re

d
 b

y the
 p

a
rk sp

a
c

e
s 

includ
ing

 concerts, outd
oor ea

ting
 a

rea
s, 

com
m

unity g
a

rd
ens, a

nd
 child

ren’s na
ture 

p
la

y a
rea

s. C
om

m
unity m

em
b

ers a
lso noted 

a preference for w
eather protected outdoor 

a
rea

s so these sp
a

ces ca
n b

e used
 yea

r-
round

.

The C
ha

ra
cter A

rea
 b

oa
rd

s d
ep

icted
 op

tions for 

d
escrip

tions a
nd

 sketches to illustra
te p

otentia
l cha

ra
cters 

tha
t could

 b
e a

ssocia
ted

 w
ith ea

ch “neighb
orhood

.”

Urb
a

n O
p

en Sp
a

ce b
oa

rd
s p

resented
 a

ttend
ees w

ith 
d

ifferent urb
a

n op
en sp

a
ce typ

ologies a
nd

 the va
rious  

d
esigns a

nd
 elem

ents tha
t could

 b
e includ

ed
 in ea

ch.

FR
A

M
EW

O
R

K A
LTER

N
A

TIV
ES

PU
BLIC

 EN
G

A
G

EM
EN

T M
EETIN

G
S
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O
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114
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 C

O
RE C

O
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N
EC
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O
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C
O

LLEC
TIO

N
 O

F N
EIG

H
BO

RH
O

O
D

S
FR

A
M

EW
O

R
K A

LTER
N

A
TIV

ES

This sche
m

e
 e

m
b

ra
ce

s a
n e

xp
e

rie
nce

 o
f 

m
a

ny d
ifferent d

istricts, or neig
hb

orhood
s, 

w
ithin D

o
w

nto
w

n, e
a

c
h w

ith the
ir o

w
n 

uniq
ue cha

ra
cter or exp

erience. Bord
ered

 
b

y g
a

tew
a

y a
rea

s on the w
est a

nd
 ea

stern 
ed

ges, a
nd

 tra
nsition zones north a

nd
 south, 

the hig
hest intensity of b

oth resid
entia

l a
nd

 

D
o

w
nto

w
n C

o
re

 (The
 Ro

und
 a

nd
 Tra

nsit 
C

e
nte

r D
istric

ts), a
s w

e
ll a

s the
 Lo

m
b

a
rd

 
G

a
tew

a
y D

istrict form
ing

 a
 d

istinct ea
stern 

ed
g

e to D
ow

ntow
n.

A
ttrib

utes of ea
ch p

rop
osed

 cha
ra

cter a
rea 

a
re p

rovid
ed

 on the follow
ing

 p
a

g
es. 
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C
O

LLEC
TIO

N
 O

F N
EIG

H
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R
H

O
O

D
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FR
A

M
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O
R
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N
A
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BEA
V

ERD
A

M
 C

EN
TRA

L D
ISTRIC

T

Hom
e to the BG

 Food C
artel as w

ell as 

area builds on, and supports, the vibrancy of 
The Round D

istrict w
hile also form

ing a critical 
connection and m

edium
 level developm

ent 
intensity (approxim

ately 4-8 stories) to transition 
to the low

er scale developm
ent in Broadw

ay 
and O

ld Tow
n.

LIBRA
RY D

ISTRIC
T

Em
bracing its role as the living room

 for the 
com

m
unity, this area has a new

 concentration 
of residential developm

ents w
ith active ground

 

rem
aining com

plim
entary in scale to both the 

O
ld Tow

n character (approxim
ately 2-4 stories) 

and the residential neighborhoods to the south.

LO
M

BA
RD

 G
A

TEW
A

Y D
ISTRIC

T

Signaling the eastern gatew
ay into D

ow
ntow

n, 
Lom

bard G
atew

ay form
s a key corridor w

ith 
strong connections to the Transit C

enter in the 
north. Uses are largely residential, having a 

higher developm
ent intensity (approxim

ately 

Lom
bard A

venue. 

BRO
A

D
W

A
Y D

ISTRIC
T

The character of the Broadw
ay D

istrict is low
er 

in intensity (approxim
ately 2-4 stories) w

ith 

developm
ents w

ith frequent entries fronting 
directly on key roadw

ays com
plim

ent the 
historic character of Broadw

ay Street. The 
area is highly pedestrian in nature, a desirable 

shopping/dining destination w
ith outdoor 

seating, and Broadw
ay Street itself functions as 

a festival street for com
m

unity events.

C
ED

A
R HILLS G

A
TEW

A
Y D

ISTRIC
T

This area signals that you have arrived in 
D

ow
ntow

n for those approaching Beaverton 
from

 the w
est. A

rrival to D
ow

ntow
n is signaled

 
through both public art/landscaped features 

and m
edium

 scale developm
ent intensity 

(approxim
ately 4-6 stories) w

ith a strong 
presence along C

anyon Road and Farm
ington 

Road.

M
ILLIKA

N
 W

EST D
ISTRIC

T

Located on the w
estern periphery of the 

that front on key roadw
ays. N

ew
 developm

ent 
is of m

edium
 level intensity (approxim

ately 4-6 
stories).
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C
O
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H
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R
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O
O

D
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FR
A

M
EW

O
R

K A
LTER

N
A

TIV
ES

O
LD

 TO
W

N
 D

ISTRIC
T

C
om

plim
entary to the existing historic buildings, 

this area is m
odest in developm

ent intensity 
(approxim

ately 3-5 stories) and highly pedestrian 
in nature w

ith active uses fronting on key 

entries engaging the sidew
alk. Uses are largely 

residential, a m
ix of m

ixed-use, tow
nhom

es, 

concentration of restaurants and other services.

THE RO
UN

D
 D

ISTRIC
T

W
ith civic and cultural anchors like C

ity Hall and
 

the Patricia Reser C
enter for the A

rts, as w
ell as 

its light rail stop, this district is a key destination 
w

ithin D
ow

ntow
n. A

rrival is signaled by public art 
at key gatew

ays, and higher intensity residential 

energy and activity 18-24 hours a day.

RESID
EN

TIA
L TRA

N
SITIO

N
 ZO

N
E

A
 transition and buffer betw

een D
ow

ntow
n 

and the residential areas to the north and south 
of D

ow
ntow

n, this area w
ould be com

prised
 

(approxim
ately 1-3 stories) and have m

ore of a 
quiet neighborhood character.
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C
O

LLEC
TIO

N
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F N
EIG

H
BO

R
H

O
O

D
S

FR
A

M
EW

O
R

K A
LTER

N
A

TIV
ES

TRA
N

SIT C
EN

TER D
ISTRIC

T

Surrounding the Beaverton Transit C
enter 

are transit oriented developm
ents at a high 

developm
ent intensity (approxim

ately 6-10 

the Transit C
enter itself.
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TH
REE C

O
RES &

 C
O

RRID
O

RS
FR

A
M

EW
O

R
K A

LTER
N

A
TIV

ES

This schem
e creates a series of strong corridor experiences, three distinct core neighborhoods, 

a
nd

 tra
nsition zones in the north a

nd
 south a

rea
s of D

ow
ntow

n. D
evelop

m
ent intensity is 

concentra
ted

 into one centra
l north core surround

ing tra
nsit a

ugm
ented

 b
y a

 m
ed

ium
 sca

le 
intensity O

ld
 Tow

n D
istrict.

A
ttrib

utes of ea
ch p

rop
osed

 cha
ra

cter a
rea

 a
re p

rovid
ed

 on this a
nd

 the follow
ing

 p
a

g
e. 

BRO
A

D
W

A
Y D

ISTRIC
T

The character of the Broadw
ay D

istrict is low
er 

in intensity (approxim
ately 2-4 stories) w

ith 

developm
ents w

ith frequent entries fronting 
directly on key roadw

ays com
plim

ent the 
historic character of Broadw

ay Street. The 
area is highly pedestrian in nature, a desirable 

shopping/dining destination w
ith outdoor 

seating, and Broadw
ay Street itself functions as 

a festival street for com
m

unity events.

C
A

N
YO

N
 C

O
RRID

O
R

C
anyon C

orridor form
s a critical arrival into 

D
ow

ntow
n, as w

ell as a key connection 
betw

een northern and southern areas of 
D

ow
ntow

n. A
cting as the seam

 betw
een 

larger scale developm
ent at the Round/Transit 

C
enter D

istrict and low
er scale developm

ent 
at the Broadw

ay D
istrict, this district is m

edium
 

scale developm
ent intensity (approxim

ately 4-6 
stories) and its uses are com

prised prim
arily of 
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TH
R

EE C
O

R
ES &

 C
O

R
R

ID
O

R
S

FR
A

M
EW

O
R

K A
LTER

N
A

TIV
ES

C
ED

A
R HILLS C

O
RRID

O
R

This area form
s a key w

estern gatew
ay and

 
boundary for D

ow
ntow

n. A
rrival to D

ow
ntow

n 
is signaled through a transition to m

edium
 scale 

developm
ent intensity (approxim

ately 4-6 
stories) w

ith a strong presence of activity and
 

developm
ent fronting on C

edar Hills Boulevard.

O
LD

 TO
W

N
 D

ISTRIC
T

C
om

plim
entary to the existing historic buildings, 

this area is m
odest in developm

ent intensity 
(approxim

ately 3-5 stories) and highly pedestrian 
in nature w

ith active uses fronting on key 

entries engaging the sidew
alk. Uses are largely 

residential, a m
ix of m

ixed-use, tow
nhom

es, 

concentration of restaurants and other services.

LO
M

BA
RD

 C
O

RRID
O

R

Signaling the eastern and southern gatew
ay 

into D
ow

ntow
n, Lom

bard A
venue form

s a key 
corridor w

ith strong connections to the Transit 
C

enter in the north. Uses are largely residential, 
at a m

edium
 scale developm

ent intensity 
(approxim

ately 4-6 stories), w
ith active ground

 

O
FFIC

E/RESID
EN

TIA
L TRA

N
SITIO

N
 ZO

N
E

A
 transition and buffer betw

een D
ow

ntow
n and

 
the residential areas to the north, this area w

ould
 

be com
prised of m

edium
 scale residential and

 

RESID
EN

TIA
L TRA

N
SITIO

N
 ZO

N
E

A
 transition and buffer betw

een D
ow

ntow
n and

 
the residential areas to the south of D

ow
ntow

n, 
this area w

ould be com
prised of largely low

er 
scale residential uses (approxim

ately 1-3 stories) 
and have m

ore of a quiet neighborhood
 

character.

THE RO
UN

D
/TRA

N
SIT D

ISTRIC
T

W
ith civic and cultural anchors like C

ity Hall 
and the Beaverton C

enter for the A
rts, as w

ell 
as its light rail stop and Transit C

enter, this district 
is a key destination w

ithin D
ow

ntow
n. A

rrival 
is signaled by higher intensity residential and

 

and activity 18-24 hours a day.
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FR
A

M
EW

O
R

K A
LTER

N
A

TIV
ES

cha
ra

cter. It b
ring

s Broa
d

w
a

y a
nd

 H
istoric O

ld
 Tow

n into a
 sing

le, centra
l neig

hb
orhood

. 
D

evelop
m

ent intensity extend
s throug

hout the northern p
ortion of D

ow
ntow

n w
ith m

ed
ium

 
sca

le intensity d
evelop

m
ent throug

hout the southern a
rea

 of D
ow

ntow
n. G

a
tew

a
ys on the 

w
estern a

nd
 ea

stern b
ound

a
ries sig

na
l d

istinct a
rriva

ls into D
ow

ntow
n.

A
ttrib

utes of ea
ch p

rop
osed

 cha
ra

cter a
rea

 a
re p

rovid
ed

 on this a
nd

 the follow
ing

 p
a

g
e. 

G
A

TEW
A

Y W
EST D

ISTRIC
T

A
nnouncing the arrival to D

ow
ntow

n from
 the 

m
edium

 scale intensity (approxim
ately 4-6 stories).

M
ILLIKA

N
 W

EST D
ISTRIC

T

A
n area of high developm

ent intensity 

from
 adjacency to C

edar Hills C
orridor and

 
proxim

ity to The Round and light rail.

H
ISTO

RIC
 C

O
RE C

O
N

N
EC

TO
R

C
ED

A
R HILLS C

O
RRID

O
R

This area form
s a key w

estern gatew
ay and

 
boundary for D

ow
ntow

n. A
rrival to D

ow
ntow

n 
is signaled through a transition to large scale 
developm

ent intensity (approxim
ately 6-10 

stories) w
ith a strong presence of activity and

 
developm

ent fronting on C
edar Hills Boulevard.
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H
ISTO

R
IC

 C
O

R
E C

O
N

N
EC

TO
R
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A

M
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O
R
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N
A

TIV
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O
LD

 TO
W

N
 D

ISTRIC
T

C
om

plim
entary to the existing historic buildings, 

this area is m
edium

 scale in developm
ent 

intensity (approxim
ately 4-6 stories) and highly 

pedestrian in nature w
ith active uses fronting 

building entries engaging the sidew
alk. Uses 

are largely residential, a m
ix of m

ixed-use, 
tow

nhom
es, and live/w

ork, w
ith som

e creative 

other services.

LO
M

BA
RD

 C
O

RRID
O

R

Signaling the eastern and southern gatew
ay 

into D
ow

ntow
n, Lom

bard A
venue form

s a key 
corridor w

ith strong connections to the Transit 
C

enter in the north. Uses are largely residential, 
at a m

edium
 scale developm

ent intensity 
(approxim

ately 4-6 stories), w
ith active ground

 

HISTO
RIC

 C
O

RE D
ISTRIC

T

The character of the Historic C
ore D

istrict is 
m

edium
 scale intensity (approxim

ately 3-5 
stories) w

ith a focus on m
ixed-use residential 

scale developm
ents w

ith frequent entries 
fronting directly on key roadw

ays, and designs 
com

plem
entary to the historic character of 

Broadw
ay Street, the area is highly pedestrian 

in nature and a desirable shopping/dining 
destination w

ith outdoor seating. Broadw
ay Street 

itself functions as a festival street for com
m

unity 
events.

RESID
EN

TIA
L TRA

N
SITIO

N
 ZO

N
E

A
 transition and buffer betw

een D
ow

ntow
n and

 
the residential areas to the south of D

ow
ntow

n, 
this area w

ould be com
prised of largely low

er 
scale residential uses (approxim

ately 1-3 stories) 
and have m

ore of a quiet neighborhood
 

character.

THE RO
UN

D
 D

ISTRIC
T

Hom
e to the BG

 Food C
artel as w

ell as 

area builds on, and supports, the vibrancy of 
The Round D

istrict w
hile also form

ing a critical 
connection and m

edium
 level developm

ent 
intensity (approxim

ately 4-8 stories) to transition 
to the low

er scale developm
ent in the Historic 

C
ore and O

ld Tow
n.

TRA
N

SIT C
EN

TER D
ISTRIC

T

Surrounding the Beaverton Transit C
enter 

are transit-oriented developm
ents at a high 

developm
ent intensity (approxim

ately 6-10 

and the Transit C
enter itself.
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D
ATE:  

August 3
1

, 2
0

18 
TO

: 
 Steve R

egner, City of B
eaverton 

FR
O

M
:  

Lorelei Juntunen, Em
ily Picha, and M

ichelle Anderson 
SU

B
JECT: K

EY TAK
EAW

AYS FR
O

M
 O

LD
 TO

W
N

 D
EVELO

PM
EN

T FEASIB
ILITY AN

ALYSIS - FIN
AL 

To inform
 potential developm

ent code revisions and new
 incentives in the O

ld Tow
n area of 

Beaverton, EC
O

N
orthw

est (as a subconsultant to SERA
 A

rchitects) developed a series of 
financial m

odels to analyze the feasibility of prototypical developm
ents. The team

 focused on 
tw

o site sizes in dow
ntow

n Beaverton, w
ith a total of eight developm

ent prototypes (show
n in 

Exhibit 1).   

Exhibit 1
. D

evelopm
ent Concepts M

odeled 
¼

 B
lock S

ite 
½

 B
lock S

ite 

Tow
nhom

es, 5
 units, 4

0' height 
Six-P

lex, 6
 units, 4

0
’ height 

Tow
nhom

es w
ith A

D
U

s, 8
 units, 4

0
’ height 

4
-S

tory M
ixed U

se R
esidential, 3

9
 units, 5

5' height 
6

-S
tory M

ixed U
se R

esidential, 5
5

 U
nits, 7

5
’ height  

4
-S

tory M
ixed-U

se R
esidential, 6

0
 units, 5

5’ height 
6

-Story M
ixed-U

se R
esidential, 1

0
0

 units, 7
5’ height 

6
-S

tory M
ixed-U

se O
ffice, 7

4
K

 SF, 7
5

’ height 
  

Source: SER
A Architects  

M
ethods 

To com
pare developm

ent feasibility across different prototypes, EC
O

N
orthw

est used a 
com

m
on m

ethod called a residual land value analysis. Residual land value is a m
easure of w

hat a 
developer w

ould be able to pay for land, given expected construction and operating costs, and 
expected rent revenue. In other w

ords, it is the budget that developers have rem
aining for land 

after all the other developm
ent constraints have been analyzed. It is a useful m

etric for 
assessing the im

pacts of changes to the developm
ent code and accom

panying developm
ent 

incentives because these policies principally affect land value, especially in the short run.  

Exhibit 2 sum
m

arizes the residual land value m
ethod by illustrating tw

o exam
ple 

developm
ents (or prototypes), one w

hich is feasible and the other likely infeasible. In both 
scenarios, the right-hand colum

n (show
n in blue) illustrates the total value that com

es from
 the 

project (less any operating expenses and vacancy costs). The left-hand colum
n (show

n prim
arily 

in grey) show
s the total costs to build the project, both the hard construction costs and the soft 

costs such as the design and city fees, as w
ell as the return threshold needed for financing. If the 

blue colum
n is greater than the grey colum

n, there is budget leftover to buy the land (show
n in 

green). A
 positive land budget m

eans that a proposed developm
ent project is likely to be 

feasible (contingent on the price for w
hich the land is being offered). If the blue colum

n is 
sm

aller than the grey colum
n, then a subsidy is needed to get the project to be feasible (show

n 
in a red outline). A

 land budget below
 $0 m

eans that a proposed developm
ent project is not 

feasible, absent offsetting incentives that can cover the difference (plus any additional subsidy 
or incentives for the land).  

 
 

  ECO
N

orthw
est

2

Exhibit 2
. Land B

udget M
ethod for P

ro Form
a M

odeling  
(A

) Likely Feasible– D
eveloper has m

oney to pay for 
land 

(B) Likely Infeasible– D
evelopm

ent requires subsidy, 
even before land purchase 

 
 

Source: ECO
N

orthw
est and SER

A Architects 

W
e analyzed each of the developm

ent concepts using this residual land value approach. The 
results for each prototype are illustrated in this sam

e chart form
at in A

ttachm
ent 1: Feasibility 

Results. These results describe a general analysis of developm
ent product types in D

ow
ntow

n 
Beaverton and do not consider the m

any potential unique conditions of a site that could be a 
factor in developm

ent feasibility (e.g. increased predevelopm
ent costs, low

 land basis from
 

longtim
e land ow

nership).  For these reasons, a residual land value analysis should be thought 
of as a strong indicator of the relative likelihood of feasibility, rather than an absolute m

easure 
of return to the investor or developer. 

Though m
ost of the focus of our analysis w

as on m
arket rate developm

ents, w
e conducted 

som
e sensitivity testing to understand the im

pact of different tools and incentives (e.g. reduced 
parking, vertical housing tax abatem

ent program
, reim

bursem
ent of system

 developm
ent 

charges) as w
ell as the feasibility of the housing developm

ents if built w
ith affordable housing 

funding sources instead of m
arket rate. The results of these analyses are presented in the key 

findings. For a list of all assum
ptions (for affordable and m

arket rate developm
ent) see 

A
ttachm

ent 2. 

K
ey Findings 

H
igher-density developm

ent is challenging in dow
ntow

n B
eaverton, but that m

ay change in 
the future.  

M
ultifam

ily and office rents in D
ow

ntow
n Beaverton currently do not support higher density 

developm
ent, given the high construction costs in the region.  

 
R

ents are the highest that m
ultifam

ily rents have ever been in dow
ntow

n Beaverton, 
but rem

ain low
er than other areas of the region. EC

O
N

orthw
est gathered achievable 

rents from
 developers active in dow

ntow
n Beaverton and found that the m

ost recent 
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developm
ent, the Rise O

ld Tow
n, is achieving a blended rate of $2.00 per square foot 1 

across the different unit types. This is low
er than the approxim

ate average of $2.50 in 
achievable rent 2 for new

er, com
parable developm

ents in C
entral Portland. A

ccording to 
the data source, C

oStar, rent grow
th in the region has slow

ed dow
n, and m

any property 
m

anagers (even in the m
ost accessible, expensive areas of C

entral Portland) are offering 
rent concessions to attract tenants.  

 
N

ew
 construction financing is becom

ing challenging due to increasing construction 
costs, w

hich are too high to justify developm
ent of high-density projects w

ithout 
subsidy. C

onstruction costs have becom
e too high to justify new

 developm
ent, 

specifically of higher-density product, w
ithout a subsidy.  Increases in construction costs 

have outpaced the grow
th in rents for m

ost of the region outside of C
entral Portland. 

This has caused new
 developm

ent to slow
, except in a few

 unique cases: (1) a developer 
is vertically integrated, and thus has their ow

n construction team
 in house, (2) a 

developer controls land and bought it for a low
 price (likely m

any years ago), (3) a 
developer is receiving offsetting incentives.  

 
W

hen developm
ent at higher densities isn’t feasible, adding additional developm

ent 
capacity and building m

ore area only results in even low
er developm

ent feasibility. 
This is reflected in the prelim

inary results from
 the Beaverdam

 site analysis w
hich 

m
odels a m

ixed-use building of office and residential w
ith above ground parking. G

iven 
that revenues do not cover the cost to build, especially at tow

er construction prices, 
building m

ore only m
akes the project less feasible.  

D
ow

ntow
n Beaverton faces the sam

e challenges for new
 m

ixed-use, m
edium

- to high density 
developm

ent as other cities in W
ashington C

ounty, including Forest G
rove, H

illsboro, and 
Tigard. H

ow
ever, this story is not consistent across all developm

ent types nor across tim
e. 

Low
er density developm

ents (rental tow
nhom

es and plex apartm
ents) are feasible in 

dow
ntow

n Beaverton, even w
ith current construction costs and rents. There are m

any longtim
e 

landow
ners in dow

ntow
n Beaverton w

ho have a very low
 basis in their land: they purchased 

their land m
any years ago w

hen land values w
ere m

uch low
er than they are today. Those 

landow
ners m

ay, over tim
e, consider their options for developm

ent or redevelopm
ent and are 

one of the unique circum
stances that could allow

 for denser developm
ent to occur at current 

prices. Further, over tim
e, it is likely that overall land developm

ent pressures that accom
pany 

grow
th in the region w

ill continue to result in changes in the rent profile in Beaverton, w
hich 

could result in increases in developm
ent feasibility for prototypes that do not w

ork today.  

H
igher density developm

ent is currently m
ore feasible for affordable projects than m

arket 
rate projects 

In addition to testing m
arket-rate developm

ent feasibility, w
e evaluated the relative feasibility 

of affordable housing developm
ent. For this sensitivity testing, w

e assum
ed that a project w

as 

                                        
           

1 Interview
 w

ith K
ali Bader, Rem

bold Properties 
2 D

ata collected from
 C

oStar 

  ECO
N

orthw
est  
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able to obtain a State subsidy through the LIH
TC

 (Low
-Incom

e H
ousing Tax C

redit) program
. 

M
ore specifically, w

e assum
ed that the project applied a 9%

 LIH
TC

 and received private equity 
pricing at a rate of $0.95 to every $1. The LIH

TC
 is a com

petitive program
 and the dollars are in 

short supply, but it is the m
ost com

m
only-used developm

ent support for m
ost affordable 

projects in O
regon and relatively few

 projects are built w
ithout credits. The pricing of tax 

credits is volatile in the current m
arket, given proposed changes to the federal tax code. D

espite 
these caveats on the assum

ptions, this analysis allow
ed us to arrive at a general understanding 

of feasibility to inform
 policy conversations about developm

ent code.  For an affordable project 
that successfully obtained a State subsidy through the LIH

TC
 (Low

-Incom
e H

ousing Tax 
C

redit) program
, the value of the subsidy is sufficient to m

ake the project feasible and cover the 
cost of construction even at affordable rents.  

D
ue to the fact that tax credits are aw

arded based on the eligible basis of the construction costs 
(higher construction cost leads to greater subsidy), higher density affordable projects actually 
end up receiving larger credits. This helps to fill in the feasibility gap, such that the affordable 
rents are able to cover the cost of construction and that denser affordable prototypes perform

 
better than the less dense types (such as the six-plex).  

  The City should aim
 to create flexible zoning that provides certainty to landow

ners as they 
consider future developm

ent.  

Even if the desired developm
ent type is not feasible under today’s m

arket conditions and 
w

ithout subsidy, the C
ity of Beaverton should establish clear standards for O

ld Tow
n Beaverton 

that reflect com
m

unity priorities. A
 developm

ent code that provides both certainty and 
flexibility w

ill be m
ore attractive for developers. Possible options could include low

er parking 
ratios, height or FA

R increases that provide flexibility to the developer w
hile still clearly 

spelling out the required param
eters for developm

ent in code. The C
ity could also reevaluate 

the land use review
 process to help stream

line the process and facilitate developm
ent.  

A
lthough denser developm

ent is less feasible today, as reflected in Exhibit 3 (w
hich show

s the 
com

parison of developer land budget across the five prototypes on the quarter block site 
relative to current land pricing

3), the D
evelopm

ent C
ode w

ill carry forw
ard into future m

arkets. 
Therefore, the D

evelopm
ent C

ode should provide as m
uch flexibility as possible (w

hile 
m

aintaining functional urban form
) to allow

 current unique circum
stances (such as low

 land 
basis and any subsidies) to m

ove forw
ard, and to set up for future successful developm

ent if 
and w

hen m
arket conditions change.  

                                        
           

3 Interview
 w

ith K
ali Bader, Rem

bold Properties 
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Exhibit 3
. Q

uarter B
lock S

ite –
 D

evelopm
ent Feasibility  

 
Source: ECO

N
orthw

est 

 U
nderground parking drives up developm

ent cost significantly; decreasing parking 
requirem

ents could im
prove feasibility.  

U
nderground parking spaces cost approxim

ately $50,000 per space to build, com
pared w

ith 
$30,000 per space for tuck-under parking and $5,000 per space for surface parking. 4 In 
D

ow
ntow

n Beaverton, the current m
arket does not support the parking rent prices needed to 

cover the cost of developing underground parking, w
hich w

ould be necessary for higher 
density prototypes. Low

er density developm
ents like tow

nhom
es and plexes can configure 

parking as a m
ixture of garages, tuck-under, and surface parking, w

hich is m
uch less expensive 

to build and is m
ore likely to be feasible.  

For illustration, w
e tested feasibility w

hen parking is rem
oved entirely as a developm

ent 
expense. This has a positive im

pact on developm
ent feasibility, as show

n in the exam
ple of 

layered developm
ent incentives in Exhibit 4. H

ow
ever, even w

ith a hypothetical low
er parking 

m
inim

um
 (or no m

inim
um

), developers m
ay continue to build a certain num

ber of parking 
stalls to m

eet the requirem
ents of their lenders, w

ho m
ay still believe that a project w

ithout on-
site parking w

ill not be rentable. In practice, other approaches, such as shared parking or 
transportation dem

and m
anagem

ent w
ould be needed to effectively accom

m
odate the parking 

associated w
ith new

 developm
ent w

hile still reducing the am
ount required in any particular 

building.  

                                        
           

4 Recent interview
s w

ith developers in the region 
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R
etain the City’s Vertical H

ousing program
, w

hich has a positive im
pact on developm

ent.  

The O
ld Tow

n area is located w
ithin the C

ity’s current V
ertical H

ousing D
evelopm

ent Z
one, 

w
hich offers a partial tax abatem

ent for m
ulti-use developm

ents that m
eet certain requirem

ents. 
This tool proves to be a useful incentive for developers – it increases the land budget by 
approxim

ately fifteen to thirty percent depending on the product type. 5 H
ow

ever, the denser 
project types that are eligible for this program

 are currently not feasible (do not have a positive 
land budget), even w

ith the abatem
ent, and w

ould require additional subsidy to pencil. 

O
ther incentives, such as SD

C reim
bursem

ents or other subsidies, could be used in certain 
cases.  

It is likely that m
any new

 developm
ents at higher densities w

ill require higher offsetting 
incentives into the foreseeable future. Since this area is also located in the C

ity’s urban renew
al 

area, the urban renew
al agency can offer individual incentives to developm

ents that m
eet the 

urban renew
al area’s goals. These incentives could include full or partial SD

C
 reim

bursem
ents, 

w
hich has a positive im

pact on developm
ent feasibility. 

 Exhibit 4
. Q

uarter B
lock S

ite –
 D

evelopm
ent Feasibility  

 

                                        
           

5 EC
O

N
orthw

est research com
pleted for the Beaverton V

ertical H
ousing D

evelopm
ent Z

one D
isplacem

ent A
nalysis  
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A
ttachm

ents 
A

ttachm
ent 1: Feasibility R

esults. This is an excerpt of a slide presentation that EC
O

N
orthw

est 
gave to the C

ity of Beaverton team
 about the developm

ent feasibility of each of the 
developm

ent prototypes.  

A
ttachm

ent 2: D
evelopm

ent A
ssum

ptions. This attachm
ent includes the assum

ptions that w
e 

used in the residual land value analysis.  
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evelopm

ent Feasibility R
esults –

 O
ld Tow

n ¼
 B

lock S
ite 

Exhibit 1
. Feasibility of Tow

nhouses 

Source: ECO
N

orthw
est and SER

A Architects 

ECO
N

orthw
est  

 
2 

Exhibit 2. Feasibility of Sixplex 
 Source: ECO

N
orthw

est and SERA Architects 

Exhibit 3. Feasibility of Tow
nhom

es w
ith AD

Us 
 Source: ECO

N
orthw

est and SERA Architects 
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Exhibit 4
. Feasibility of 4

-S
tory M

ixed U
se R

esidential 

Source: ECO
N

orthw
est and SER

A Architects 

Exhibit 5
. Feasibility of 6

-S
tory M

ixed U
se R

esidential 

Source: ECO
N

orthw
est and SER

A Architects 

ECO
N

orthw
est  
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 Exhibit 6
. Feasibility of 4

-S
tory M

ixed U
se R

esidential 

Source: ECO
N

orthw
est and SER

A Architects 
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Exhibit 7. Feasibility of 6-Story M
ixed Use R

esidential 

Source: ECO
N

orthw
est and SERA Architects 

Exhibit 8. Feasibility of 6-Story M
ixed Use R

esidential (Alternate scenario w
ithout parking) 

Source: ECO
N

orthw
est and SERA Architects 

ECO
N

orthw
est  
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Exhibit 9. Feasibility of 6-Story M
ixed Use O

ffice 

Source: ECO
N

orthw
est and SERA Architects 

Exhibit 10. Feasibility of 6-Story M
ixed Use O

ffice (Alternate scenario w
ithout parking) 

Source: ECO
N

orthw
est and SERA Architects 
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Exhibit 6: Downtown Design Project – Additional Lots within the District 

  Community Development Department / Planning Division 
 12725 SW Millikan Way / PO Box 4755 
 Beaverton, OR 97076 
 General Information: 503-526-2222 V/TDD 
 www.BeavertonOregon.gov 

 

M E M O R A N D U M  

TO:  Planning Commission  
FROM:  Steve Regner, Senior Planner  
DATE: Sept. 16, 2020 
SUBJECT: Exhibit 6: Downtown Design Project – Additional Lots within the District 
  

This memo in intended to supplement the staff report dated Sept. 16, 2020, for the Downtown 
Design Project hearing regarding CPA2020-0004, TA2020-0002 and ZMA2020-0004 scheduled 
for Sept. 23, 2020. It addresses the request by property owners who seek to be included in the 
Downtown Regional Center boundary and the RC-OT zone. 

If the Planning Commission desires to modify the above applications to accommodate this 
request, the motion should include the following: 

1. Add the subject properties to the Regional Center Boundary in Comprehensive Plan 
Volume 1, Chapter 3 Land Use Element in the proposed amendments within CPA2020-
0004. 

2. Add the subject properties to the Regional Center Boundary and Downtown Design 
District Boundary in Comprehensive Plan Volume V, Downtown Regional Center 
Community Plan in the proposed amendments within CPA2020-0004. 

3. Add the subject properties to the Multimodal Mixed Use Area designated within 
Comprehensive Plan Volume V, Downtown Regional Center Community Plan in the 
proposed amendments within CPA2020-0004. 

4. Add the subject properties to the Regional Center – Old Town zoning district map in the 
proposed amendments within ZMA2020-0004. 

Summary 

As indicated in property owner letters to the Planning Commission, the request is that the 
following properties be added to the Regional Center Comprehensive Plan designation and 
the RC-OT zoning district, which is an implementing zone for the Regional Center as described 
in the CPA2020-0004 staff report. 
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Exhibit 6: Downtown Design Project – Additional Lots within the District 

Table 1: Subject properties 
Address/Taxlot Owner name Current Plan 

designation 
Current zoning 
district 

Site square 
footage 

5025 SW Hall Blvd./ 
1S115CB04400 

John Caffee High Density 
Neighborhoods 
(NR-HD) 

Residential Urban 
High Density 
District (R1) 

6,293 

5030 SW 
Washington Ave./ 
1S115CB04700 

Joseph Russo High Density 
Neighborhoods 
(NR-HD) 

Residential Urban 
High Density 
District (R1) 

10,614 

     

Figure 1: Area where properties owners request Regional Center Comprehensive Plan 
designation and Downtown zoning. 

The dashed oval shows the general location of properties seeking to be added to the 
Regional Center boundary. The blue area shows an expansion of the Regional Center 
described in the proposed amendments, specifically CPA2020-0004 and ZMA2020-0004.  
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Exhibit 6: Downtown Design Project – Additional Lots within the District 

Figure 2: Current Comprehensive Plan designations 

 
The subject parcels are highlighted in red. The currently proposed Regional Center Boundary is in green. 

The existing Comprehensive Plan designations of the properties and the abutting and 
adjacent properties is High Density (NR-HD), as shown in Figure 2. The current zoning district for 
the properties and the abutting and adjacent properties is R1, as shown in Figure 3. 
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Exhibit 6: Downtown Design Project – Additional Lots within the District 

Figure 3: Current zoning designations 

 
The subject parcels are highlighted in red. 

 

Findings 
Findings that would support the above motion address relevant approval criteria for a 
Comprehensive Plan Amendment (CPA) and Zoning Map Amendment (ZMA). 

Comprehensive Plan Amendment CPA2020-0004 

Staff identifies the following Comprehensive Plan Amendment approval criteria as relevant to 
the requested modification. 

A. 1. The proposed amendment is consistent and compatible with relevant Statewide Planning 
Goals and related Oregon Administrative Rules; 
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Exhibit 6: Downtown Design Project – Additional Lots within the District 

Goal 1 

Findings: 

In addition to the CPA2020-0004 findings, the letters requesting this change came from 
property owners alerted as part of notices provided by the City of Beaverton consistent 
with its public noticing and public involvement rules. In addition, public engagement 
was conducted during the Downtown Design project that proposed expanding the 
Regional Center south of Fifth Street. Appropriate noticing and public comment 
opportunities were provided consistent with Goal 1.  

Conclusion:  

The proposed amendment is consistent and compatible with Statewide Planning Goal 
1. 

Goal 2 

Findings: 

Statewide Planning Goal 2 requires local governments to establish a land use planning 
process and policy framework as a basis for all decisions and actions related to land use. 
The Urban Design Framework, approved on Oct. 9, 2018, by the City Council, provides 
that framework. The findings and analysis that informed expanding the Regional Center 
south of Fifth Street for other R1 properties also apply to these R1 subject properties.  

Section 1.5 of the Comprehensive Plan provides the approval criteria for legislative 
amendments. The findings and conclusions in the CPA2020-0004 Staff Report explain how 
the proposed text changes are consistent with the approval criteria and procedural 
requirements for amending the Comprehensive Plan.  

Conclusion: 

The proposed amendment is consistent and compatible with Statewide Planning Goal 
2. 
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Goal 10 

Findings: 

The findings for CPA2020-0004 found that expanding the Reginal Center would expand 
housing capacity, specifically for multi-family housing, because the implementing zones 
proposed in the concurrent proposed amendments to the zoning map and 
Development Code would by increasing maximum density allowed. This is true for all R1 
properties added to the Regional Center. 

Conclusion: 

The proposed amendment is consistent and compatible with Statewide Planning Goal 
10. 

Goal 12 

Findings: 

OAR 660-012-0060(10)(e) states: “A local government may designate an MMA on an 
area where comprehensive plan map designations or land use regulations do not meet 
the definition, if all of the other elements meet the definition, by concurrently adopting 
comprehensive plan or land use regulation amendments necessary to meet the 
definition. Such amendments are not subject to performance standards related to 
motor vehicle traffic congestion, delay or travel time.”  

The definition of MMA referred to in OAR 660-012-0060 (10)(e) above requires findings 
for OAR 660-012-0060(10)(b). The proposed amendment in CPA2020-0004 establish an 
MMA adopting the findings in Downtown Regional Center Community Plan and 
concurrently adopting changes to Beaverton’s Comprehensive Plan Land Use Element 
(CPA2020-0004) and Development Code (ZMA2020-0004 and TA2020-0002), including 
Development Code changes to establish a Downtown Design District. The findings in 
the Downtown Regional Center Community Plan are inserted here by reference. 

The MMA findings in CPA2020-0004 provide findings for the R1 zoning district, which is 
currently applied to the subject properties, and RC-OT, which would be applied to the 
subject properties. Those findings are applicable to the subject properties in an 
identical way as the abutting and adjacent properties that are also R1, joining the 
Regional Center and becoming part of the MMA. 

ADD REVISED MMA MAP HERE 

Conclusion: 

The proposed amendment is consistent and compatible with Statewide Planning Goal 
12. 
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2. The proposed amendment is consistent and compatible with the applicable Titles of 
the Metro Urban Growth Management Functional Plan and the Regional 
Transportation Plan; and 

Metro Urban Growth Management Functional Plan Title 1 

Findings: 

Title 1 calls for a compact urban form and a “fair-share” approach to meeting regional 
housing needs. It is the purpose of Title 1 to accomplish these policies by requiring each 
city and county to maintain or increase its housing capacity except as provided in 
section 3.07.120. calls for Centers, Corridors, Station Communities and Main Streets – a 
hierarchy of mixed-use, pedestrian. Findings in CPA2020-004 determined that properties 
moving from the current R1 zone to the proposed RC-OT zone resulted in increased 
housing capacity because the maximum units per acre were removed. This is true for 
the subject properties as well. 

Conclusion: 

Metro Urban Growth Management Functional Plan Title 6 

Findings: 

The relevant requirement of Title 6: Centers, Corridors, Station Communities and Main 
Streets for the subject properties is that “the boundary of a Center … must be consistent 
with the general location shown in the RFP.” The current boundary of the Regional 
Center is less than two blocks away, and the subject properties are surrounded on three 
sides by the proposed expansion of the boundary which was found to be consistent 
with Title 6 in the findings of CPA2020-0004. 

Conclusion: The proposed amendments are consistent and compatible with Metro Title 
8. 

Metro Urban Growth Management Functional Plan Title 8 

Findings: 

CPA2020-0004 provided findings that showed consistency with the Compliance 
Procedures and noticing requirements in Title 8. As noted in CPA2020-0004, Metro was 
notified regarding the proposed amendments 35 days before the initial Planning 
Commission hearing. 

Conclusion: The proposed amendments are consistent and compatible with Metro Title 
8. 
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Metro Urban Growth Management Functional Plan Title 8 

Findings: 

CPA2020-0004 provided findings that showed consistency with the Compliance 
Procedures and noticing requirements in Title 8. As noted in CPA2020-0004, Metro was 
notified regarding the  

Conclusion: The proposed amendments are consistent and compatible with Metro Title 
8. 

Metro Regional Transportation Functional Plan 

Findings: 

Title 5 of the RTFP addresses the amendment of comprehensive plans. However, the 
proposed amendment does not include: (1) any proposed changes to the 
Transportation Element (Chapter 6), (2) any proposed changes to the Transportation 
System Plan (TSP), or (3) new development; therefore, approval criteria A-E in Title 5 are 
not applicable. In addition, the requirements and findings for Statewide Planning Goal 
12 are applicable to the RTFP. As previously stated in the TPR findings under Goal 12, the 
proposal will not significantly affect the transportation system and the establishment of 
the Multimodal Mixed-use Area exempts most of the Downtown Design District from 
state congestion standards. The city’s 2035 TSP was adopted in 2010 with full review by 
Metro for consistency with the 2035 Regional Transportation Plan (RTP). The 
Transportation Element will be amended in the next two to three years to ensure 
compliance with Metro’s updated RTP, now known as the 2018 Regional Transportation 
Plan. 

Conclusion: The proposed amendments are consistent and compatible with Metro 
Regional Transportation Functional Plan. 

A3. The proposed amendment is consistent and compatible with the Comprehensive 
Plan and other applicable local plans. 

Comprehensive Plan Goal 3.6.2:  

Goal 3.6.2 says, “Downtown Regional Center: Create and strengthen a vibrant 
downtown and central area for Beaverton.” Policies include: 

a) Tailor development regulations to the unique character and aspirations for the distinct 
areas within the Downtown Regional Center, taking into account form, scale, rhythm, 
and uses, through specialized zoning, overlay zones, or similar tools while also ensuring 
strong connections between these areas and throughout the Downtown Regional 
Center. 
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c) New development, redevelopment, and public investments in this area should prioritize 
transit and multimodal street networks to create a welcoming environment that 
increases social interaction, commerce, creativity and fun. 

k) Use a block-by-block approach to activate the ground floor of buildings and edges of 
public spaces to enhance street life, connecting pedestrians with activity along the 
street edge. 

r) The Downtown Regional Center designation is intended for areas within central 
Beaverton that have been designated in collaboration with Metro as a Regional Center 
in the Metro Regional Framework Plan and 2040 Growth Concept. 
 

Findings:  

The subject properties are within a block of Beaverton City Park, Beaverton Main 
Library and frequent bus transit service on Hall and Watson. Adding the subject 
properties to the Regional Center would tailor the Comprehensive Plan and zoning 
approach to adding more intense development and activity near transit and city 
amenities such as the library and park. This will add to the street life of the area and 
provide people with the opportunity to live and work near transit. The Downtown 
Design Project was completed in partnership with Metro and the Regional Center 
designation is consistent with the Regional Framework Plan and the 2040 Growth 
Concept. The findings in CPA2020-0004 related to properties south of Fifth Street also 
apply to the subject properties for all Comprehensive Plan policies. 

Conclusion: The proposed amendments are consistent and compatible with the 
Beaverton Comprehensive Plan. 

Zoning Map Amendment 

Staff identifies the following Zoning Map Amendment approval criteria as relevant to the 
requested modification. 

2. The proposal conforms with applicable policies of the City’s Comprehensive Plan. 
 

Comprehensive Plan Goal 3.6.2 says, “Downtown Regional Center: Create and strengthen 
a vibrant downtown and central area for Beaverton.” Policies include: 

b) Tailor development regulations to the unique character and aspirations for the distinct 
areas within the Downtown Regional Center, taking into account form, scale, rhythm, 
and uses, through specialized zoning, overlay zones, or similar tools while also ensuring 
strong connections between these areas and throughout the Downtown Regional 
Center. 
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d) New development, redevelopment, and public investments in this area should 
prioritize transit and multimodal street networks to create a welcoming environment 
that increases social interaction, commerce, creativity and fun. 

l) Use a block-by-block approach to activate the ground floor of buildings and edges 
of public spaces to enhance street life, connecting pedestrians with activity along the 
street edge. 

s) The Downtown Regional Center designation is intended for areas within central 
Beaverton that have been designated in collaboration with Metro as a Regional 
Center in the Metro Regional Framework Plan and 2040 Growth Concept. 

Goal 4.1.1 says “Provide an adequate supply of housing to meet future needs.” Policies 
include: 

b) Support higher density infill development that capitalizes on existing infrastructure 
and where impacts can be mitigated  

c) Encourage high density residential development on mixed use and commercially 
zoned sites with proximity to transit and amenities with the objective of creating 18-
hour neighborhoods 

Findings:  

The subject properties are within a block of Beaverton City Park, Beaverton Main Library 
and frequent bus transit service on Hall and Watson. Adding the subject properties to the 
Regional Center would tailor the Comprehensive Plan and zoning approach to adding 
more intense development and activity near transit and city amenities such as the library 
and park. This will add to the street life of the area and provide people with the opportunity 
to live and work near transit. The Downtown Design Project was completed in partnership 
with Metro and the Regional Center designation is consistent with the Regional Framework 
Plan and the 2040 Growth Concept. The findings in CPA2020-0004 related to properties 
south of Fifth Street also apply to the subject properties for all Comprehensive Plan policies. 

The zones proposed to regulate Downtown development allow for greater residential 
densities to be developed, taking advantage of existing transit improvements, including 
three rail lines and 11 bus lines that serve the Downtown Design District. Residential 
development in the Downtown Design District has no maximum density, except for the RC-
DT zone, allowing for significant residential development in areas already served by a 
variety of commercial and employment uses. Table 7 in the main staff report details the 
proposed changes to maximum densities in the Downtown Design District. Staff finds the 
proposed amendments meet this policy. 

Conclusion 

Staff finds the zoning map amendment meets the criterion for approval. 
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3. All critical facilities and services are available or can be made available to an 
adequate capacity to serve the site and uses allowed by the proposed zoning 
designation. 

4. Essential facilities and services are available or can be made available to serve the 
site and uses allowed by the proposed zoning designation. 

Findings:  

The findings in ZMA2020-0004 also apply to the subject properties, and all critical and 
essential facilities and services are available or can be made available to serve the site 
and uses allowed by the proposed zoning designation for the subject properties.  

Conclusion 

Staff finds the zoning map amendment meets the criterion for approval. 

5. The proposal is or can be made to be consistent with all applicable provisions of 
Chapter 20 (Land Uses). 

Findings:  

Chapter 20 of the Development Code currently contains the development standards of 
each zone. The concurrently proposed Downtown Design District Text Amendment 
(TA2020-0002) will relocate the zoning and development standards for properties within the 
Downtown Design District and for the subject properties to Chapter 70. The development 
standards for each proposed zone are intended to promote dense, walkable 
neighborhoods, with a mix of uses allowed throughout consistent with the Comprehensive 
Plan’s Downtown Regional Center Community Plan. As the concurrent text amendment 
eliminates any development standards in Chapter 20 that would apply to sites within the 
Downtown Design District, no future development in the Downtown Design District would 
be regulated by those development standards. 

Conclusion 

Staff finds this does not apply. 

Conclusion 
Staff concludes the adding the subject properties to the proposed amendment would be 
meet the applicable approval criteria of Comprehensive Plan Amendments and Legislative 
Zoning Map Amendments.  
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From: johnjl44@aol.com
To: Steven Regner
Cc: johnjl44@aol.com
Subject: Old town Beaverton Rezoning
Date: Friday, September 11, 2020 1:05:50 PM

To whom it may concern:

My name is John Caffee. I reside at 5025 SW Hall Blvd. just South of 5th Ave. I would like to
be included in the rezoning, as would my adjacent neighbor, Joe Russo. We would be
interested in the possibility of a building project which would be much more likely under the
new zoning plan

I had a 25 condo project in 2008 which included the corner property at 5th & Hall, my
property, and the 2 properties South of mine. It had been “approved” by the city of Beaverton.
The project had to be scrapped due to the poor economic times.

I would appreciate being given the opportunity to be in a better zoning situation for high
density development.

Thanks again for considering this request. John Caffee

Sent from AOL Mobile Mail
Get the new AOL app: mail.mobile.aol.com

mailto:johnjl44@aol.com
mailto:sregner@beavertonoregon.gov
mailto:johnjl44@aol.com
https://urldefense.proofpoint.com/v2/url?u=http-3A__mail.mobile.aol.com&d=DwMFaQ&c=pslXprxdtWHFBuj41-AaSLF1gHAT1_cek1PvLND777Q&r=FAJxrq7cS4oqHP0HpeU3rG76uAgzFrdYuh1B-UcE7Qg&m=8MsJRJ63G6xOb0oWppX1L9OMBFkpkaNIcOiWHUP1bLM&s=K7jyskw-4YuZ5fHhN6A_j5dwqhN-29pvemR5lJANIIE&e=
sregner
Text Box
EXHIBIT 8.2



From: JOE RUSSO Russo Real Estate
To: Steven Regner
Subject: Re: Proposed Updates & Zoning Map Amendment
Date: Friday, September 11, 2020 2:15:48 PM

Steven thank you for your time to respond these past few days.
As I've stated I bought my house at 5030 sw Washington Ave. last year
with the intention to be included in future rezoning efforts.
Looking at the proposed changes on the map it seems clear that my property
along with possibly 5025 and 5075 sw Hall Blvd should be incorporated in the
new Regional Center - Old Town Zoning.
Thanks Again I look forward to further discussion and inclusion in this exciting
new plan!
Best Regards,
Joe Russo

JOE RUSSO
Real Estate Broker
Licensed in the State of Oregon
24/7 Properties

2051 Willamette Falls Drive
West Linn, OR 97068
C: 503-810-5366
O: 503.482.0500
F: 503.208.7157

www.247prop.com

mailto:jtarusso@hotmail.com
mailto:sregner@beavertonoregon.gov
https://urldefense.proofpoint.com/v2/url?u=http-3A__www.247prop.com_&d=DwMF-g&c=pslXprxdtWHFBuj41-AaSLF1gHAT1_cek1PvLND777Q&r=FAJxrq7cS4oqHP0HpeU3rG76uAgzFrdYuh1B-UcE7Qg&m=bsYt76gSb3mhPR1mkTIkZpePt1PrkpU-e4RqJcBWAHY&s=0pk4TJhtNKd6r1Hb819P8gyWBBL-slc4MYIg_QUb2yQ&e=
sregner
Text Box
EXHIBIT 8.3
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