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Planning Commission Recommendations 

PLANNING COMMISSION RECOMMENDATIONS: 

The City of Portland Planning Commission in its decision to recommend this plan to the City Council made the 
following comments: 

The parcel at the eastern terminus of North Tomahawk Island Drive, owned by Columbia Crossings, in the height 
opportunily area permitting additional height to 80 feet, have a pedestrian walkway in the along the edge of the 

property adjacent to North Portland Harbor. This easement may be provided in the 25 foot setback from the 
river's edge. 

Once the Columbia River Crossing (CRC) improvements are constructed the transportation system will change in 
the vicinity of the new interchange. At that time, additional street designation amendments are warranted. These 

amendments are previewed in Appendix C-4, "Other Transportation System Plan Amendments", and displayed as 

Exhibits I through O. These amendments are not part of the plan to be adopted as part of the Comprehensive Plan 

at this time through the Hayden Island Plan process, but will be subject to a separate adoption process following 
the federal Record of Decision for the CRC project. These future amendments to the Transportation System Plan 
will be referred back to the Planning Commission 
for approval. 

Adopt the ordinance that:
 
. Adopts the Hayden Island Plan (this report)
 
. Amends the Portland Comprehensive Plan Map and Zoning Map as shown in this reporf
 
. Amends Title 33, Planning and Zoning Code, as shown in this report;
 
. Amends the Transportation System Plary as shown in this report; and
 
o Adopts the commentary in the report, and the report itself, as further findings and legislative intent. 

1. Change bullet points to numbers or letters. 
2.Page 	9, first bullet under "Provide for better access to and from Hayden Island" is changed to "Provide direct
 

access to and from Hayden Island by the CRC without getting on the interstate."
 
3. Page 9, next bullet point down is changed to "Consider building a West Hayden Island bridge if found
 

appropriate in the West Hayden Island planning process."
 
4. Page 35, changed the second bullet point under Leadership to " Work with stakeholders including Hayden 

Island Neighborhood Associatiort river community groups, environmental and business interests and the Port of 
Portland, to explore lransportation connections to potential development on West Hayden Island." 

5. The Office of Healthy and Working Rivers was added to the Accountability list under Leadership for each of the 
Implementation Actions on pages 34 and 35. 

6. On page 57,llrre plan district code section 33.532.270 Drive-Throughs was amended to provide for drive-throughs 
as a permitted development on North Jantzen Drive. 

7. On page 64, commentary was incorporated to explain that the replacement of manufactured homes does not 
trigger the upgrade to nonconforming development standards of manufactured home parks. Additional 
commentary was added to state that issue of noise insulation standards for land based manufactured homes 
will be addressed through the City of Portland and Port of Portland Airport Futures Project. This project will 
be investigating and determining appropriate noise mitigation for all areas impacted by Portland Intemational 
Airport including Hayden Island. 

8. On page 65, section 33.470.050 adds regulations for manufactured housing parks that are severely damaged by 
natural disasters. 

9.There 	are other changes throughout the code language, but they are improvements to clarity and consistency and 
do not change the effect or meaning of the regulations. 
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lntroduction 

The Hayden Island Plan is a collaborative effort 
between the City of Portland and the community to 
improve accessibility, livability and sustainability 
of Hayden Island over the next 35 years. Focusing 
on the portion of Hayden Island within the Cily 
ofPortland, the plan contains goals, objectives, 
comprehensive plan and zoning changes, and an 
implementation strategy to create: 

a. A more walkable residential community that 
protects the quality of the existing residential 
neighborhoods of both land-based and floating 
homes. 

A new neighborhood-serving business area 
east of Interstate 5. 

c.	 New transit-oriented development adjacent 
to the proposed light rail station west of the 
interstate. 

d. Continued support for marine businesses, and 
enhanced marine and terrestrial habitats so 

importar-rt to the Columbia River environment. 

This plan was initiated as a mitigation measure 
for the development moratorium enacted by 
Portland City Council in September 2006 to address 
development on the island and at the congested 
Interstate 5 (I-5) interchange. Additionally, this plan 
is intended to provide guidance to the Columbia 
River Crossing (CRC) project, which is proposing 
to address congestion on I-5 with the construction 
of a new highway bridge and light rail line across 
the Columbia River along with the redevelopment 
of five interchanges. The Hayden Island Plan 
seeks to protect the interests of the island as well as 

ensure that the amount and type of development 
on Hayden Island would not overload the proposed 
freeway improvements. 

CONTEXT 

Hayden Island is approximately 1,400 acres on the 
Columbia River and is composed of two sections. 
East Hayden Island, which includes approximately 
600 acres east of the BNSF railroad bridge in the 
City of Portland, is the focus of the plan. This area 
is heavily developed with a variety of uses- a 

manufactured home community, floating home 
communities, multifamily and single-family homes, 
regional and local shopping areas, marinas and 
industrial uses. The Hayden Island Neighborhood 
Network (HINooN) is the community coalition of 
the neighborhoods and businesses on the island. 

West Hayden Island, which includes the 
approximately 800 acres west of the BNSF bridge, 
is outside of Portland city limits in unincorporated 
Multnomah County. The Port of Portland (the Port) 
owns most of West Hayden Island. The area is 

mostly undeveloped and contains wetlands, riverside 
forests and a Columbia River dredge material 
handling facility. West Hayden Island will be the 

\
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Hayden lsland and surrounding area, 

subject of an upcoming planning process. 

Hayden Island is located between the Columbia 
River and the North Portland Harbor. The Columbia 
River is an important navigation channel for 
interstate commerce and for recreational boating 
and fishing, and is home to numerous aquatic, 
aviary and terrestrial species of plants and animals. 
Protecting endangered and sensitive species such as 

salmon within the Columbia River is an important 
component of the Hayden Island Plan. 

Hayden Island is thc northern gateway to Portland 
and is the cily's only island neighborhood. Access to 
the island is provided only by a severely congested 
I-5 corridor and bridges. 

PIAN DEVELOPMENT AND PROCESS 

In August 2007, the City of Portland and the Hayden 
Island community began a collaborative effort to 
develop a plan for the eastem half of the island. 
Through this process, participants developed goals 
for the next 30 years. These goals were the basis 
for the "Hayden Island Concept Plary" which 
was developed through a series of formal and 
informal community meetings, interviews and 
other opportunities for public input. The largest 
opporlunity was a series of public workshops 
held on October 1,6 -20, 2007, at the |antzen Beach 

SuperCenter. During the workshops, urban designers, 
city planners and traffic enginecrs worked with 
property owners and members of the community to 
begin formulating the goals of the communily into 
a physical plan for East Hayden Island. The Hayden 
Island Concept Plan was developed from input 
published inJanuary 2008 and discussed inJanuary 
and February 2008 at neighborhood meetings and 
at a large public open house, and through a written 
survey completed by more than 145 people. 

HAYDEN TSLAND PLAN lJUNE2ooe I s 
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lnttoduction 

The Hayden Island Concept Plan was accepted by 
the Portland Planning Commission in March 2008 

and was used as the basis for the development of 
this Hayden Island Plan. Building on the concept 
plan, this plan further developed the specifics, 
including policies, new regulations, a street plan 
and transportation system plan. This plan was again 
developed with significant involvement from the 
community, Oregon Department of Transportation 
(ODOT), CRC and other key stakeholders. 

BACKGROUND / HISTORY 

Hayden Island was first recorded in 1792by Lt. 
Broughton on his journey up the Columbia River. 
It has been called Menzies Island, Painted Image 
Island, and Hayden Island. Originally, there were 
fwo separate islands, Hayden and Tomahawk, 
which were joined when dredge material was 
deposited between the islands. The island was used 
for farming and grazing until the Interstate Bridge 
opened in 1917. The Jantzen Beach Amusement 
Park opened in1928 and was a popular attraction 
on the island. It remained open until 1970, when 
construction began on the ]antzen Beach Shopping 
Center on the former amusement park site. The 
shopping center opened in1972 and was remodeled 
in the mid-1990s in order to accommodate new 
big-box retail development. East Hayden Island 
and Tomahawk Island were incorporated 
incrementally into the City of Portland in the 
1980s and early 1990s. 

West Hayden Island has been owned at various 
times by Portland General Electric, Western 
Transportation Company and the Port of Portland, 
its current owner. A number of utilities have long­
established transmission towers and power lines 
on this site. Metro brought West Hayden Island 

Multl-Famlly Condos Slngle Famlly Homes 

into the urban growth boundary in 1983 for marine industrial use and 
also designated a special habitat area. The Port purchased the westem 
half of Hayden Island in7994 for future marine industrial development. 
From 1995 to 2000, the Port took a number of steps to implement a 

comprehensive development program and annexation to Portland. Earlier 
development programs also focused on the protection and enhancement of 
natural resource lands and allowed for public recreation areas. Changing 
market conditions and a lack of community support were major factors that 
led to the Port's withdrawal of the property from the annexation process in 
1999. Since 2000 the Port has held the property as marine strategic reserve 
land, while addressing property management issues and undertaking 
environmental enhancement projects. 

Within the last ten years, transportation-specifically the ability to access 

the Island from l-S-has become a major issue for businesses and residents 
of the island. As a result of the I-5 corridor congestiory the states of Oregon 
and Washington formed a bi-state commission and later a steering group 
to direct the CRC project to address the safety and congestion in the area 

of the Columbia River bridge. In light of the proposed new highway 
infrastructure and potential development on Hayden Island, Portland City 
Council adopted a six-month development moratorium on Hayden Island 
in October 2006, with the provision that Hayden 
Island would begin a neighborhood planning process. 

East Hayden lsland is
ExrsilNG coND¡TroNs 

tno 
East Hayden Island is largely developed and includes :::?:Y Ïl:l:l:o of uses' 
a variety of uses, which are summarized in tr.r" tu¡t" ::::::::: l::"-tv
totheright.-.whicharesummarizedin 

the following table. 

The Hayden Island community has approximately 
2,L55 permanent residents, increasing in the summer 

Residential * 132when the roughly 5,000 boat owners moored at 
the island visit and take advantage of the marine Floating homesn 

experience. Permanent residents live in a variety Retail / Commercial 350 

of housing types on Hayden Island. 't93lndustrial 

Marinas** 122 

Open space 1 

* land based only 
** water area only. 

Houslng Type Unlts Percent of total 
Single-family homes 543Yacht CIub Unlts 
Condominiums 43 

Manufactured homes 440 

Floating homes 360 

Part-time units in yacht clubs 50 

1581 100 

Floatlng Homes Manufactur€d llouslng 

ó | HAYDEN TSLAND PLAN I JUNE 2OOe 
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Existing Conditions
 

The primary commercial/retaii development is 

the Jantzen Beach SuperCenter, which contains 
approximately 875,000 square feet and 3,100 parking 
spaces on 80 acres, 68 acres of which is under single 
ownership. While Hayden Island supports a large 
number of visitors to its marine and shopping 
facilities, the island's permanent population is too 
small to support the retail and other services its 
residents desire. The owners l-rave proposed major 
redevelopment of the jantzen Beach SuperCenter, 
which would include integration of the new light 
rail station that is proposed as part of the CRC 
project, as well as a transit-supportive design. 

Hayden Island has many large industrial facilities. 
The uses include automobile auction and service, 
boat building, service, sales and storage, public 
marinas, distribution warehouses and a large 
cabinetmaking business. Amulti-tenant commercial 
oÊÊice building is located east of the interstate. There 
arc approximately 238 businesses, employing 2,952 

persons, on the island. 

Zoning on East Hayden Island (See page 38-39) 
is primarily commercial, with pockets of low- and 
medium-density residential zones located along 
Hayden Bay and to the west of the |antzen Beach 

SuperCenter. The western portion of the project 
area near the railroad bridge is zoned for general 
industrial uses. Hayden Island is on the western 
flight path to Portland International Airport; an 

airport overlay zone covers all of East Hayden 
Island, which restricts some types of development 
that are sensitive to noise from the Portland 
International Airport. New residential housing 
is not permitted in areas that werc not zoned for 
housing before 1981. 

The island has one public park, which is 

approximately one acre in size. This area is 

underserved by parks. Orr the eastern tip of the 
island, there are several parcels of undeveloped 
land that are providing important natural habitat 
forboth aquatic and terrestrial species. Public 
access to the river and beaches docs not exist and is 

of concern to the communify. 

Getting to Haydcn Island by vehicle is only 
possible via I-5 through the existing Hayden 
Island interchange. This interchange is an obsolete 
design and is frequently the site of accidents. North 
Hayden Island Drive, North Tomahawk Island 
Drive and North Center Avenue are the only pubiic 
roads on the Island. The rest are private streets 

and are maintained by the adjacent properties. 
Sidewalks vary in locatiory and there are no painted 
or designated bike ianes. As a resulf there is no 

consistent pedestrian or bicycle network and, 
where it does exist, it is circuitous, requiring 
out-of-direction travel for walking or cycling. 

HAYDEN TSLAND PrAN I JUNE 2OOe | 7 
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Vision, Goals and Themes 

The Hayden Island Plan is based on a vision statement, themes and goals. 

They were developed in community meetings from July to October 2007 and 
were based on the Neighborhood Plan document draÊted by community 
residents in 2006. 

VISION STATEMENT 

Hayden Islønd is ø gøteway to Portlønd ønd to Oregon. The Islønd residents 

Iiae in a aøriety of housing styles both on the wøter and the land. They are 

connected to regionøl ønd local businesses and industries by ø network of 
streets ønd paths that sustainably treat stormwater nnd protect the greatest of 

the Island's assets, the Columbiø Rizter. On Hayden Islønd there is access to 

the Riaer for the møny boøters, and protected høbitøt for atsiøn, aquatic and 

terrestrinl liþ. 

THEMES AND GOALS 

This plan is based on an overarching goal of developing a sustainable future 
for Hayden Island. This direction was originally expressed in the previous 
"East Hayden Island Neighborhood Plan," which was authored by community 
members. That document focused on the built and natural environment and 
called for using a sustainable and integrated approach to creating a more livable 
place. Building on the neighborhood plan and identiÉied objectives-some 
general and some specific-this Hayden Island Plan was developed and is 
organized around three themes: Island Community, Getting Around, and 
Environment and Open Space. 

ISTAND COMMUNITY 
Create a shared community identity and 
sense of place by creating physical space 

and building form that has a mix of uses 

and community open space that focuses 

on the transit station as a communil¡z 
amenity. Within this community, promote a 

variety of housing lypes that are affordable to 
a wide range of residents. Preserve the diverse 
character of the communily through continuation 
of the existing residential communities, the marine 
commercial uses near Canoe and Tomahawk Bays, 

and the industrial uses on the west end of the 
neighborhood. 

a. Strengthen the shared community identity and 
sense of place. 

b. Support safe, connected and healthy 
neighborhoods. 

¡ Allow no more housing units under the 

noise contours than are permitted by the 
X overlay zone. 

c. Provide for a mix of housing types and 
affordability. 

. Provide for residential development near 
Hayden and Tomahawk Bays. 

d. Provide for a mix of retail that meets the needs of 
the local community. 

. Provide for neighborhood commercial in the 
area immediately east of the interstate. 

e. Provide commercial and employment areas. 
¡ Retain industrial land near the BNSF 

railroad tracks. 
. Provide for continued marine industrial uses 

near Canoe and Tomahawk Bays. 

f. 	Develop a transit-oriented community in the 

station area. 
. Provide for a mix of housing and 

commercial, office and retail development in 
the transit-oriented community. 

r Make the transit station a focal point of the 
community. 

. Develop a community open space plaza 
adjacent to the transit station that is fronted 
by commercial uses. 

g. Provide a network of safe streets to connect the 
community. 

h. Encourage a bike-friendly and walkable 
communify, with easy access to the transit 
station. 

i. 	Work to develop a system of trails across East 

Hayden Island. 

Work with stakeholders including Hayden lsland Neighborhood 
Association, river community groups, environmental and business 
interests and the Port of Portland, to plan for the future of West 
Hayden lsland. The Hayden lsland Plan makes no judgment about 
the future of West Hayden lsland.8 | HAYDEN TSLAND P|-AN IJUNE 2OO9 
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lsland (ommunity, Getting Around, Environment and Open Space 

GETTING AROUND 

More than any other existing condition, 
the constraints on mobility within 
the island and access to it define East 

Hayden Island. The community 
envisions a transportation system that 
provides for a neighborhood where 
residents can walk to a light rail station 
and a boat moorage; where streets 

accommodate all modes of transportation; and 
where residents and business benefit from access 

to the island that is provided by local access lanes 
or a new bridge. 

Provide for better access to and from the island. 
. Provide direct access to and from Hayden 

Island by the Columbia River Crossing 
bridge without getting on the interstate. 
Consider building a West Hayden Island ' 
Bridge if found appropriate by the West 
Hayden Island planning process. 

r Work with CRC to facilitate access to 
Hayden Island for all forms of transport. 

¡ Extend the light rail network to Hayden 
Island and Vancouver, Washington. 

b.	 Produce an integrated transportation network 
and better connectivity on the island that 
provide for public transportatiory vehicles, 
cycles, and pedestrians. 

o Provide easy access to the transit station. 
Extend Tomahawk Island Drive as a "Main' 
Street" through the shopping center and 
future |antzen Beach transit-oriented 
development. 

c.	 Work to develop temporary boat moorage access 

to the island. 

ENVIRONMENT AND OPEN SPACE 

Hayden Island residents value the aesthetic and 
environmental values of the Columbia River and 
North Portland Harbor. Yet access to the river 
is very difficult, open space is scarce and critical 
shallow water habitat is limited and degraded in 
most places. The community envisions additional 
parks, a trail system that enhances access, recovery 

for the island's riparian areas, and a "green philosophy" that 
applies to all private development and public infrastructure 
development on the island. 

a. Protect and conserve ecological systems. 

b. Protect and restore Columbia River habitat including 
shallow water habitat and water quality. 

. Replant riparian areas in native species, and remove 
rip-rap and set back banks where possible. 

c. Embrace "green philosophy" and practices. 
. Develop an enhanced system of green streets 

to provide for stormwater management. 
¡ Manage CRC stormwater in a "greery" 

state-of-the-art manner. 
¡ Use green technology to enhance the island 

environment and provide a sustainable community. 
d. Develop new parks and open spaces for habitat. 

HAYDEN ¡SLAND PLAN I JUNE2OOe I e 
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An lsland Community Concept 

This Hayden Island Plan builds on the elements 
that the residents and businesses on the island 
value most - the river lifestyle, a close-knit 
community, access to the water and improved 
access to the mainland. It also envisions growth 
in ways that create a resident population that is 
large enough to support local-serving businesses 

and amenities. This plan accomplishes this vision 
by preserving existing uses while promoting new 
mixed-use development to meet the future needs of 
the community. 

RIVER LIFESTYLE COMMUNITY 

The plan preserves the variely of residential 
communities on the island, including single-family, 
multifamily, floating and manufactured homes. 
Building on this diverse residential flavor, the plan 
provides for residential development on vacant lots 

on the eastern portion of the island with proposed 
zoning changes. The plan seeks to help preserve 
the large manufactured home community on the 
island. The only changes for the floating home 
communities on the south shore would be some 
reduction in thc number of homes in the Jantzen 
Beach Moorage as a result of the construction of 
the CRC project. 

Two new residential communities are proposed 
for the eastern end of thc island on land owned by 
Columbia Crossings, with plans for approximately 
800 new dwelling units. As part of the planning for 
these residential areas, additional height is being 
recommended. With the added heigh! a pedestrian 
walkway will be required on the south side of the 
Tomahawk Bay Development site. This walkway 
will be located at the top of the bank along North 
Portland Harbor. 

There is a range of industriai uses on the island, 
including transportation-related businesses for the 
auto auction facility and shipping facilities. Most 
of the industries on Hayden Island are located 
there in order to be close to the water and are 

marine-related, including boat building and sales, 

boat repair and storage, and boating supplies and 
marinas. The island contains industrial uses and 
land on its western edge that would be unchanged 
in this Hayden Island Plan. 

The plan works with the proposal 
by Jantzen Beach SuperCenter to 

modemize and improve the center while incorporating long-term options for 
more intense mixed-use development. In the first phase, the existing mall 
would be demolished, and new retail outlets that are designed around an urban 
grid street pattem would be constructed. This new street grid would provide 
for a walkable block pattem that over time would allow the center to become 

a mixed use, mid-rise center with residential retail and commercial uses. 

An additional 2,000 new dwelling units could be constructed under the 
proposed development pattern. 

The plan for the Jantzen Beach SuperCenter responds to the future light 
rail station that would be built as part of the CRC project. Redeveloping the 

shopping center in a fashion that supports transit-oriented development and 
incorporates the new light rail station creates an opportunily for a plaza and 
gateway, both physical and symbolic, to Hayden Island. It is important that the 
new station is constructed to be a landmark along the highway and to serve as a 

focal point of Hayden Island. 

A walkable mixed-use community needs a center. Today, Hayden Island's 
center is filled by freeway and ramps. With the proposed CRC construction of 
the new freeway and new interchange, there will be land east of I-5 that could 
become available for redevelopment. This plan calls for the land to be used 
for a neighborhood retail center that will serve the local community and be 

accessible via new sidewalks and a better local street system. 

In the new center, roads providing for freeway access will be north and south of 
a new local east/west main street in the alignment of Tomahawk Island Drive. 
The freeway-related road will loop around the center, with Tomahawk Island 
Drive bisecting the center to provide a Hayden Island main street. Two eastern 
alignments for this loop road were considered-one through the neighborhood 
retail center using North |antzen Drive, and a second around the eastern edge of 
the center on a new road. The community expressed a clear preference for the 
first optiory which places the freeway-related road farther away from existing 
residences, although there are unresolved freeway design issues regarding the 
minimum distance between freeway ramps and local roads and driveways. 

Two road networks were proposed for the east nelghborhood; one comlng through the 
center shown on the left, A, and the second a¡ternative, B, on the rlght, showlng the road 
circling the nelghborhood on a new road to the outside, 

1o I HAYDEN TSTAND PrAN I JUNE 2oO9 



The community desires access to the river for viewing, swimming and boating. 
To the west, adjacent to Grandma's or Canoe Bay and the railroad tracks, a park 
with beach access to the Columbia River could be developed. 

A new park should be developed west of the highway on the Columbia River. 
This new park should be designed to provide for a diversity of unstructured 
and structured recreational opportunities for both residents and visitors to the 
island. To enhance the park's potential recreational attractions and to limit 
some of the costs, park planners should consider 
developing a restaurant/café or similar visitor-related 
commercial enterprise that makes the park active year­
round. The new park could extend eastward under the 
new bridge, if the crossing allows adequate air and light, 
and is not too noisy. 

Facilities for docking motorized and nonmotorized boats 
(kayaks and canoes) could be provided at new parks. 
These facilities could provide residents and nonresidents 
with opportunities to access the island's marine-related 
businesses. These facilities would need to obtain the 
proper permits. 

On Hayden Island, there are private walkways that are not part of a connected 
system and that also do not connect to the public roads. The plan recommends 
that these walkways be connected into a system of trails providing viewpoints 
of the Columbia River and the Cascades. Connecting these walkways would 
be accomplished with easements as land redevelops for the Hayden Island 
community. Although some of these paths currently exist, some of the land 
owners were concerned about expanding this system, and others were 
interested in having such a system. Path systems provide a means of active 
recreation that is convenient and sustainable for communities. 

GETTING AROUND 
Getting to and from Hayden Island could change dramatically in the next 
several years. The only access to the island is via I-5, which is congested for 
a large part of the day. New bridges across North Portland Harbor and the 
Columbia River, along with a new interchange for I-5 at Hayden Island, are 

proposed as part of the CRC project. The Hayden Island Plan's proposals for 
new development on the island take into account the additional traffic that 
future development on Hayden Island could generate. Transportation modeling 
indicates that the additional traffic will meet ODOT standards and will not 
congest the interchange. 

The CRC bridge as currently proposed would include access for Hayden Island 
residents to Marine Drive without having to get on the highway, an option that 
is not currently available. The CRC project also includes a light rail connection 
from the Expo Center in the south to Vancouver in the north that will offer 
greater flexibilily in how Hayden Island residents and visitors travel. The 
new light rail bridge will also provide for shared pedestrian and bike paths 
from Marine Drive to Vancouver, Washington. The CRC pian also proposes 
improvements to the existing path system that include expanded pedestrian 
and bicycle connections to Bridgeton and the 40-Mile Loop trail. 

A n I sta n d cr'Í'l,T¡& ?fr,. * 
The plan proposes a network of local streets that 
would have sidewalks and bike paths. Many streets 
would have on-street parking. Each of the streets 
would be designed to be an enhanced green street, 

which would provide for stormwater runoff into 
planters to protect the Columbia River, landscaped 
settings for walking and new habitat areas. This 
design would enhance the local connectivily and the 

Hayden Island environment. It would 
make it possible for residents to walk 
to local businesses, thereby reducing 
car trips, promoting exercise and 
reducing fuel use-all elements of the 
community's vision for making Hayden 
Island more sustainable. 

A major part of the CRC project is the 
extension of light rail from the Expo 
Center to Vancouver, with a new 
station on Hayden Island. The design 

workshops in October 2007 originally explored 
three future light rail alignments. Public input, the 
community design workshops and CRC analysis 
identified the alignment adjacent to I-5 and a 

station at Tomahawk Island Drive as the preferred 
altematives. This station location would best serve 
the near-term and long-term needs of the island, is 

the most central to the island's resident populatiory 
and would require displacement of fewer floating 
homes than the other altematives. 

As already described, this 
station location would 
support transit-oriented 
redevelopment of the 
shopping center in the 
long term and station­
related improvements in 
the near term. The plan 
includes a new open space 

and a collection of shops 
integrated into the Jantzen 

Preferred location for theBeach SuperCenter as part light rail. 
of the design for the 
light rail station. 
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An lsland Community Concept 

The communily has long been interested in a 

second arterial bridge between Hayden Island and 
the mainland. Several options were discussed as 

part of this planning process. This Hayden Island 
Plan includes a recommendation for provision 
of such a bridge as part of development on West 
Hayden Island, if it is determined through the West 

Hayden Island planning process that development 
of this portion of the island is an appropriate 
location for a bridge. A second bridge could 
provide improved access to and from the island 
for residents, as well as a direct route for trucks 
going to and from any potential development 
on West Hayden Island, thereby avoiding truck 
traffic in residential areas on the eastem half of 
the island. Bridge location and options for the 
bridge's construction will be addressed as part of 
a larger analysis of redevelopment and related 
transportation issues. 

/ ,, Y,-.'-'---.___.( 
,/,' { 

Two arterlal brldge optlons were explored durlng the deslgn work­
shops and through the communlty conversatlon; Locatlon A on West 
Hayden lsland was preferred. 

1 8 $ i'¿,e
 

ENVIRONMENT AND OPEN SPACE 

Over the history of Hayden Island, the 
Columbia River has bisected, flooded, and 
flowed past the island on its joumey to the 
Pacific Ocean. As a major navigation channel 
for the Ports of Portland and Vancouver 
USA, it is an important river in the Pacific 
Northwest. The river is an environmental 
and recreational treasure for the region. 

Salmon, steelhead and lamprey migrate 
past Hayden Island to upstream spawning 
grounds; their offspring migrate back to the 
Pacific Ocean. During this migratiorç which 

varies in seasorù salmon depend on the off-channel and 
shallow water habitat on the shores of Hayden Island. 

Other salmon use the river year-round, inhabiting 
Hayden Island's off-channel and shallow water habitat. 

Birds and other wildlife use the Columbia River corridor. 
Hayden Island is part of a habitat complex that includes 
Smith and Bybee Wetlands, Ridgefield Wildlife Refuge 
and the Lower Columbia River Estuary. More than 100 

species of birds are attracted to this area, including bald 
eagles that have been sighted nesting on both the eastern 
and western ends of the island. The protection of aquatic, 
avian and terrestrial specieg including endangered 
species, is important for the Columbia River, Hayden 
Island and the City of Portland. 

To protect this vital asset it is important to know that 
Hayden Island is in the Columbia River watershed. All 
runoff from Hayden Island drains into the Columbia 
River. In order to protect the river's water quality, it is 
imperative that water drained from the island is as clean 
as it can be before it enters the river. 

Protecting the Columbia River habitat for the many 
animals, birds, fish and plants of Hayden Island is one 

of the goals of the plan. To achieve this goal, the plan 
proposes that the banks of the river are restored and 
protected; enhanced green streets are the standard as 

redevelopment takes place; and new habitat and parks 
spaces are provided on Hayden Island. Additionally, 
the Hayden Island Plan is proposing to protect areas 

of shallow water habitat surrounding the island and its 
riparian and upland areas. 
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An lsland Community Concept 

The Hayden Island Plan proposes that as streets are redeveloped they are 

designed to an "enhanced green street" standard intended to filter stormwater 
runoff into the Columbia River order to protect its water qualify. These green 
streets are streets designed so that the stormwater moves to swales and other 
structures, where soils and plants reduce pollutants. Green streets also reduce 
impervious surface so that stormwater can infiltrate to recharge groundwater 
and surface watcr. The streets will become a linear system of open space across 

the island. 

As part of the Hayden Island Plan, it is proposed that areas of shallow water 
habitat surrounding the island are protected. This shallow water habitat, 
including beaches, is home to young fish and is vital in providing for the 
protection and re-population of endangered species. The plan proposes 
replanting native species along the banks of the Columbia River to further filter 
runoff and provide habitat for terrestrial and aquatic species. Riparian areas 

should be protected from further rip-rap or hardening and, where possiblc, 
rip-rap should be removed. 

One of the actions proposed in the plan is a habitat-based replanting plan 
for the banks of the river and a list of plants to add to gardens to enhance the 
natural environment on Hayden Isiand. This replanting plan will apply, where 
it is appropriate, to new sections of the trail system. 

Open space for habitat, which is not used by people, 
must be protected in order to restore the balance 
needed for protecting endangered species that use 

Hayden Island and the Columbia River for habitat. 
The eastem tip of the island is a habitat area that 
the plan seeks to protect in perpetuify. The island 
contains areas for protection that are identified in 
the Cily of Portland's natural resource inventory 
and environmental review regulations. These 

areas include critical shallow water habitats. The 
environmental zones on East Hayden Island will 
be updated based on an updated natural resource 
inventory as part of the West Hayden Island 
planning process. 
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Fteeway- Related Transportation lssues 

THE COLUMBIA RIVER CROSSING PROJECT 

The I-5 Columbia River Crossing project is a 

multimodal project focused on improving safety, 
reducing congestiory and increasing mobility of 
motorists, freighÇ transit riders, bicyclists and 
pedestrians along a five-mile section of the I-5 
corridor connecting Vancouver, Washington, and 
Portland, Oregon. The project area stretches from 
State Route 500 (SR 500) in northem Vancouver, 
south through downtown Vancouver and over the 
I-5 bridges across the Columbia River to just north 
of Columbia Boulevard in North Portland. Hayden 
Island's location in the middle of the Columbia 
River puts it in the center of the CRC project. 

I-5 is the only continuous north-south interstate 
highway on the West Coast, linking the United 
States, Canada and Mexico. In the Portland-
Vancouver region, I-5 is one of two major north­
south highways that provide interstate connectivity 
and mobility. I-5 directly connects the central cities 
of Vancouver and Portland. Traffic conditions on 
I-5 crossing over the Columbia River are influenced 
by the five-mile section of I-5 between SR 500 in 
Vancouver and Columbia Boulevard in Portland. 
This section includes six interchanges that connect 
three state highways and several major arterial 
roadways. These interchanges serve a variety 
of land uses and provide access to downtown 
Vancouver, two intemational marine ports, 
industrial centers, residential neighborhoods, retail 
centers and recreational areas. 

The purpose of the CRC is to improve I-5 traÉfic 

flow by addressing current and future travel 
demand and mobilily needs in the Columbia River 
Crossing Bridge Influence Area (BIA). The BIA 
extends from approximately Columbia Boulevard in 
the south to SR 500 in the north. Relative to the no­
build altemative, the proposed action is intended 
to achieve the following objectives: (a) improve 
travel safety and travel operations on the I-5 
crossing's bridges and associated interchanges; 
(b) improve connectivity, reliability of travel times 
and operations of public transportation modal 
alternatives in the BIA; (c) improve highway 
freight mobility and address interstate travel and 
commerce needs in the BIA; and (d) improve the I-5 
river crossing's structural integrity. 

Existing travel demand exceeds 

capacity in the l-5 Columbia River crossing and associated interchanges.This 

corridor experiences heavy congestion during both the morning and afternoon 
peak periods and when trafñc accidents, vehicle breakdowns or bridge-lifts occur. 

l-5 is the most important freight freeway on the 
West Coast, linking international, national and regional markets in Canada, Mexico 

and the Pacific Rim with destinations throughout the western United States. 

Due to 
limited public transportation options, a number of transportation markets are not 
well served, including trips between Portland, Vancouver and Clark County. 

The l-5 river crossing and its approaches 

experience crash rates nearly 2.5 times higher than statewide averages for 
comparable facilities. 

The bicycle and pedestrlan 

facilities on the Columbia River bridges are narrow and are located extremely 
close to trafñc lanes, with poor connectlvity to the adjacent bicycle and pedestrian 

networks. 

Ihe existing l-5 bridges are located in a seismically active 

zone, do not meet current seismic standards and are vulnerable to failure in an 

earthquake. 

During the preparation of the Hayden Island Plaru the CRC project was of 
primary consideration for both its impact to the island and how the island can 

be better planned to take advantage of it. With the CRC project there is the 
ability to increase connectivity, first through joining portions of the island with 
the extension of Tomahawk Island Drive and second through the completion of 
light rail connecting Hayden Island to both downtown Portland and Vancouver 

Before the Hayden Island planning process began, the CRC public involvement 
process, although thorough, was still mainly about projectJevel engineering 
and environmental impacts. The Hayden Island planning process has allowed 
for a community-based assessment about the CRC project and informs the 
CRC project development process regarding design elements and features 
important to Hayden Island. The Hayden Island Plan has been prepared using 
an interactive land use/transportation approach. The CRC staff has participated 
in and been supportive of the Hayden Island Plan development. 

The Hayden Island Plan's "themes" helped provide general guidance on 
assessing CRC alternatives and design features. Public engagement as part of 
the April 2008 Hayden Island Concept Plan development has provided more 
specific guidance on the CRC project. The large-scale recommendations for the 
CRC project deriving from the Hayden Island Plan are: 

Light Rail Transit (LRT) is the high capacily transit mode that will effectively 
support a station community. 

b.	 The LRT alignment adjacent to the freeway is preferred over a separated 
alignment in order to minimize the barrier effect of the CRC project as a 

whole. 
The CRC project must provide the capability to access local street systems 
south of North Portland Harbor without using the freeway. 
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F reeway-Related Tra nsportatio n lssues 

Columbla River Crossing conceptual drawing, looking south, showíng the new bridge wlth 
light rail access along the west (lower rlght ln drawlng) slde. 

The more specific recommendations transmitted to CRC based on the Hayden 
Island Plan are: 

a. The CRC project must provide a LRT station of ultra high-quality 
architeclural design on Hayden Island to provide a community focal point. 
Safe, attractive and accessible pedestrian and bicycle facilities should be 
incorporated into the station area desigr-r. 

b. CRC project arterial streets providing access to the interchange will also 
serve community needs, and provide bicycle and pedestrian facilities and 
street trees. Smaller scale arterial streets than currently indicated in the Draft 
Environmental Impact Statement (DEIS) should be considered. 

c. The western termini of the CRC project arterial street improvements on 
Hayden Island Drive and Jantzen Beach Drive should be extended to the 
planned primary north-south future public street (approximately 600 feet 
west of the freeway ramp intersections). 

d. The extension of Tomahawk Drive under the freeway will be designed as a 

community main stree! highlighting the needs of pedestrians and bicyclists 
and local traffic access. Design issues to be resolved include the provision 
of acceptable vertical and horizontal clearances, property access, stormwater 
management and creation of an attractive and safe environment under the 
freeway. 

e. The CRC project is encouraged to allow for the reuse of areas north of 
Hayden Island Drive that are disrupted by construction or used for 
construction activities as opcn space and for stormwater management and 
habitat restoration. 

f. The CRC project, ODOT and the Cily of Portland shall work cooperatively 
in the development and adoption of the required Interchange Area 
Management Plan (IAMP). The IAMP will consider the principles of 
IAMP standards, balanced with current and future property access and in 
coordination with a master street plan for Hayden Island. 

THE INTERCHANGE AREA MANAGEMENT PLAN 
(IAMP) 

As part of any Oregon highway improvement, 
including CRC, the Oregon Highway Plan (OHP) 
and Oregon Administrative Rule 734-05L require 
preparation of an IAMP before a new highway 
interchange can be constructed. These requirements 
call for the IAMP to identi$r opportunities 
to improve operations and safety that can be 

undertaken as part of the construction project, and 
to develop policies, provisions and development 
standards to capture the identified opportunities. 
Short-, medium- and long-range actions are to be 
identified that improve operations and safety within 
the study area and ensure safe operations over the 
transportation planning period of 20 years. 

The IAMI']must consider existing and proposed 
uses of all property within the study area based 

upon the comprehensive plan designations and 
zoning, and address current and future traffic 
volumes, road geometry, trafhc control devices, and 
the location of existing and planned approach roads. 
The IAMP must include policies, provisions and 
standards from tl-re local comprehensive plan and 
other implementing plans, ordinances and codes 

that will be relied upon to implement the plan. 
The IAMP also must be consistent with any Access 

Management Plan, corridor plan or other facility 
plan already adopted by the Oregon Transportation 
Commission. 

During the development of the Hayden Island 
Plan, the interchange requirements and the 
amount of traffic the interchange could handle 
were assumptions that dictated the future land 
use capacify. These were major determinants for 
the land use considerations on the island and their 
impacts on travei and the traffic each generated. 
They were also determinants in the layout of the 
street plan, street widths and the uses ascribed to 
each street. 

Although the IAMP for Hayden Island is not 
complete, the goals of the plan and its policies 
to protect the capacity or I-5 and its ramps are 

addressed in the Hayden Island Plan. The City will 
continue to coordinate with ODOT and the CRC 
to confirm that the Hayden Island Concept Plan is 

consistent with the IAMP. 
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Portland, 0regon 

LOCAL STREET NETWORK 

Given the unique characteristics of Hayden 
Island and the goals and themes of the Hayden 
Island Plary a specialized local street network 
and set of street types are proposed. These 

skeet types respond to the general City policies 
regarding the development of a multi-modal 
transportation system and are consistent with all 
modal classifications as identified in Exhibits A 
through G under the Plan's discussion of the City's 
Transportation System Plan. 

The intent of the local street network and various 
street types is to provide logical circulation for 
all modes and suitable access to planned land 
uses. The local street network is compatible with 
the planned Columbia River Crossing (CRC) 

VancouveL Washinqton 

interchange improvements and traffic analyses 
prepared by the City for the Plan. Sustainable 
storm water management applications and facilities 
are employed on all streets. 

The proposed street types are not being adopted as 

part of the Hayden Island Plan. These streets reflect 
potential designs to aicommodate modal needs and 
provide guidelines for right-of-way requirements. 
The local street designs will be subject to a public 
review process with final determination by the City 
Engineer, and in coordination with ODOT for CRC 
project improvements. 
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PRIMARY ARTERIAT STREET"A" 

Segments of Hayden Island Drive and Jantzen 
Avenue are identified as primary arterials which 
provide the backbone of the road system on the 
island, connecting the local street system to the 
regional system. These also function as transit 
access streets or community transit streets/ 
depending on location. These roads are generally 
larger in scale than other streets on the island with 
two 1L-foot travel lanes in both directions. In 
locations further away from the interchange, where 
lesser traffic volumes are likely, a single travel lane 
in both directions would be provided. All other 
modal elements are the same. 

An 18-foot wide multi-use pathway for pedestrian 
and bicycle access is provided on one side of 
the road and an 8-foot sidewalk is provided on 
the opposite side. Pedestrians and bicycles are 

separated from vehicles by planting strips and/ 
or a swale, which is provided on both sides of 
the roadway. A center median of a 9-foot width 
provides street trees except at maior intersections 
where a 1?-foot tum lane would be provided. 
Primary arterials do not include on-street parking. 
Right-of-way is approximately 72 to 97 feet, 
depending on the number of travel lanes and 
median width. 

I swalo blcyclsÞath 

PRIMARY ARTERIAT STREET "8" 
North Hayden Island Drive is located west of the 
curve along Jantzen Avenue and provides the most 
direct connection to West Hayden Island, which 
is owned by the Port of Portland and does not 
currently permit vehicles past the railroad bridge. 
The road is also designated as a community transit 
street. This primary arterial street provides one 
l2-foot travel lane and one 6-foot bike lane in both 
directions, and a 14-foot-wide planted mediary 
replaced with left-turn refuges where needed. 
Planted swales separate the six-foot-wide sidewalks 
that are located on both sides of the road from the 
bicycle and vehicle travel lanes. North Hayden 
Island Drive does not include on-street parking. 
Right-of-way is approximately 80 feet. 

6'', g', 

side- plant/
walk swale 

6' r L2',
b¡ke travel lane 
lane 

t4' 
median/ 
tum lane 

t2' i 6' 9' 6', 

travel lane bike planl/ side­
lane swale walk 

80' 
right-of-way 
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ISLAND CORE ACCESS STREET"A" 

The island core access street A provides direct 
north-south access through the core of the 
shopping area and future mixed-use area linking 
]antzen Avenue and Hayden Island Drive. It 
provides the primary vehicular access for 
destinations in this area. It is a larger scale road 
with higher traffic volumes than all streets other 
than the primary arterial streets. It also provides 
a central connection through the proposed transit­
oriented development block system. This is also 

a multi-modal street with pedestriary bicycle 
and landscape design elements. The commercial 
core street has two 11-foot travel lanes in both 
directions and bicycle lanes on both sides of the .s' I 8' i 8' 7.s' s' tt' tL' : s" z.s' i e' 8' I .s' 
street. Eight-foot sidewalks are located on both buffer I sidewalk plant/ parking bike travel lane ' travel lane bike parking planv sidewalk ] buff| II ! swale I lane iane I swale-"-'-
sides of the street and are separated from the | o^, ] 

vehicle and bicycle lanes by 8.5-foot planting i ,¡ent?8i*.,, 
I 

strips. No on-street parking is provided. 
Right-of-way is approximately 91. feet. 

ISLAND CORE ACCE55 STREET"B" 
The island core access Street B provides direct primary arterial streets that connect to the freeway ramps, this street is 

east-west connectivity through the core of the intended to be smaller in scale with calmed and lesser traffic volumes. 

shopping area and future mixed-use area to the This street is a transit access and community transit street and is also 

west of I-5 and also to the commercial area on the one of the primary pedestrian streets in the area. The island core access 

east side ofI-5. This street is intended to provide street has one 1l.-foot travel lane in each direction, with on-street parking 
a community access function with a significant on both sides of the street. Five-foot bicycle lanes are provided in the 

design identity. It also provides the primary roadway. Eight-foot-wide sidewalks are located on both sides of the 

community street link to the light rail transit street and are separated from the vehicle lanes by 8-foot planting sfrips. 

station. The island core access street provides an Right-of-way width is approximately 80 feet. 

extended link to the community toward the east 

side of the island by corurecting to Tomahawk 
Island Drive on the east side of I-5. Unlike the 
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TYPICAL MIXED-USE STREET 

Typical mixed-use streets are located within the 
central core of the site, which is currently the Jantzen 
Beach SuperCenter. Mixed-use streets are designed 
to distribute local traffic and provide access to local 
residences or commercial uses. Mixed-use streets 
have one 11-foot travel lane in both directions, with 
parking provided on both sides of the street. Bicycles 
share the travel lanes with vehicles. As with the other 
street sections, the sidewalks are separated from the 
travel lanes by a planting strip/swale but the on-street 
parking provides an additional buffer. Right-of-way is 

approximately 60 feet. 

LOCAT GREEN STREET 

Local Green Streets are designed to support low-traffic 
residential areas outside of the commercial core, and 
as such are the narrowest streets of the proposed street 
system. Local Green Streets would provide one 10-foot 
travel lane in both directions and on-street parking on 
both sides of the roadway. Planting strips or swales 
would be located on both sides of the road and are 
integrated into the road design to provide on-site 
storm water detention and treatment. Right-of-way 
width is approximately 54 feet. 
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Street System Plan 

TRANSPORTATION 5YSTEM PLAN PLAN AMENDMENTS-COMPREHENSIVE 

Several new transportation policies of the City's Comprehensive Plan will be added or amended through 
the adoption of the Hayden lsland Plan. These amendments assure that the appropriate transportation 
Infrastructure and services will be provided to sustain the goals and themes of the Hayden lsland Plan. 

The transportat¡on recommendations have been confirmed by analyses and findings and support the 
Comprehensive Plan Map amendments and Zoning Code amendments proposed by the Hayden lsland 

Plan. 

The transportation policies of the City are contained in theTransportation System Plan (TSP). TheTSP is a 

comprehensive, multi-modal and long-range plan that coordinates land use planning and transportation 
planning. TheTSP is the transportation component of the City's Public Facility Plan. 

Sections of the TSP that are adopted as part of the Transportation Element of the Comprehensive Plan 

include Chapter 2, which are the policies and objectives of Goal 6 - Transportation, and Chapter 3, the 
policies and objectives of Goal 1 1B - Public Rights-of-Way. 

TSP CHAPTER 2, GOAL 6 - TRANSPORTATION 

Amendments are recommended for the North Transportation District policies to respond to key 

functional changes for Hayden lsland. These include the extension of light rail transit to serve the 
island, the future construction of Columbia River Crossing highway and interchange improvements and 

implementation of the proposed Hayden lsland Street Plan. 

Amendments are also recommended to the street classification designations for all modes of 
transportation on Hayden lsland, as displayed in Exhibits A through G. These street designation 
changes are intended to provide policy direction for developing a complete and functional multi-modal 
transportation system for Hayden lsland, which does not exist today. 

Once the Columbia River Crossing (CRC) improvements are constructed the transportation system will 
change in the vicinity of the new interchange. At that time, additional street designatlon amendments 
are warranted. These amendments are previewed in Appendix C.4, "OtherTransportation System Plan 

Amendments'i and displayed as Exhibits I through O. These amendments are not adopted as part of 
the Comprehensive Plan at this time through the Hayden lsland Plan process, but will be subject to a 

separate adoption process following the federal Record of Decision for the CRC project. 

Amendments to TSP Chapter 2, Goal 6 - Transportation that are recommended as part of the Hayden 

lsland Plan are listed below. 

Chapter 2, Goal 6 - Transportation 

Amend Objective F., as follows: 

DeveloplightrailtransitonNorthlnterstateandtoHaydenlsland@placestations 
at major arterials where good feeder bus service can be provided; capitalize on redevelopment
 
opportunlties that support light rail; and mitigate potential negative impacts of diversion of automobile
 
traffic onto nearby Neighborhood Collectors and Local ServiceTrafllc Streets.
 

Add an Objective Q,, as follows:
 

lmplement the Hayden lsland Street Plan to provide for new street connections and off-street paths as
 

site development occurs.
 

Add an Objective R., as follows:
 

lntegrate City multi-modal infrastructure improvements on Hayden lsland with improvements
 
undertaken as part of the Columbia River Crossing project.
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Add an Objective 5., as follows:
 
Coordinate with the Oregon Department of Transportation in the joint preparation of an interchange area
 

management plan for the Hayden lsland and Marine Drive interchange improvements.
 

Amend theTransportation District Boundary to include all of Hayden lsland to be within the North
 
District.
 

,,.., I'il,. .. ; . ì .1 ' . : 

1 .:i .l ì l 

Amend the Transportation District Boundary to include all of Hayden lsland to be within the North 
District. 

Amend Traffic Classifications on Hayden lsland, as displayed in Exhibit A. 

',t.
?, :r ll r. ¡li;la'' \.it:,,t;...i - 'r,; i,: :r. i-r ¡.1 

Amend Transit Classifications on Hayden lsland, as displayed in Exhibit B. 

Amend Bicycle Classifications on Hayden lsland, as displayed in Exhibit C. 

r ri,r.)':i..ì . ¡t.r,ì:r1 ll'1,:: ,:; -'ri.,.:,;r..i.:.ì .:,triirr:¡jl::."'i."-l:i,"i :,":.,,.:r-;;.''; l: " 

Amend Pedestrian Classifications on Hayden lsland, as displayed in Exhibit D. 

Amend Freight Classifications on Hayden lsland, as displayed in Exhibit E. 

Amend Emergency Response Classifications on Hayden lsland, as displayed in Exhibit F. 

il..:r.,-,-i,'.., 11';::,, l.l-.. t.: -r'i.,r, ':.',.,,: :r,.,,r,.;1:,:;,'lr.-1,.!i.i :.,;:t:,:i,r'':i ,;i rr.t..-1rl 

Amend Street Des¡gn Classifications on Hayden lsland, as displayed in Exhibit G. 

TSP CHAPTER 2, GOAL 118 - PUBLIC RIGHTS OF WAY 

Amendments are recommended to the City's Master Street Plan to recogn¡ze and include the Hayden 

lsland Street Plan. This includes the adoption of Exhibit H which improves the planned network of 
interconnected local streets and pedestrian and bicycle pathways as development occurs on Hayden 
lsland. Currently no street plan exists for Hayden lsland and the level of local street connectivity is poor 
and does not meet standards. 

TSP Policy 1 1.1 1 - Street Plans states: "Promote a logical, direct and connected street system through the 
development of street plansl' Consistent with City of Portland and regional policies, a master street plan 

has been prepared to support the proposed land uses in the Hayden lsland Plan. Adoption of the Hayden 
lsland Street Plan, as displayed in Exhibit H, is recommended as part of the adoption of the Hayden lsland 

Plan. Direct connections to State facilities are subject to ODOT approval. 

As discussed above regarding the street classification designations, the planned CRC improvements 
will change the transportation system in the vicinity of the new interchange. At that t¡me, relatively 

minor changes in the adopted street plan will be required as displayed as Exhibit I in Appendix C.4, 

"OtherTransportation System Plan AmendmentsíAmendments to the street plan will be required to 
be consistent with the lnterchange Area Management Plan and will be subject to a separate adoption 
process following the federal Record of Decision for the CRC project, 
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Chapter 2, Goal 118 - l'ublic Rights-Of-Way 

Amend Policy t 1.1 1 Street Plans to add an Objective R., as follows:
 

lmplement the Hayden lsland Street Plan as site development occurs as shown on
 

Map 1 1.1 1.20.
 

Amend Policy 1 1.1 1 Street Plans to a new Map 1 1.1 1.20 titled Portland Master Street
 

Plan Hayden lsland, as displayed in Exhibit H.
 

TSP CHAPTER 3, TRANSPORTATION SYSTEM IMPROVEMENTS 

The State Transportation Planning Rule requires local TSPs to identify a list of 
planned transportation improvements over a 20-year timeframe that are needed 

to implement the Comprehensive Plan. AmendmentstoTSP Chapter 3 are 

recommended to support the adoption of the Hayden lsland Plan. 

A minor revision to an existing TSP project and the addition of a new project is 

proposed in order to identify new street plan improvements that are needed. The 

cost figures are considered placeholder amounts and timeframes are general in 

nature. A majority of the major transportation system improvements for Hayden 

lsland will be implemented as part of the CRC project. Most of the new local streets, 

off-street paths and some frontage improvements on arterial streets will constructed 
as a part of land development. 

Chapter 3, Transportation System Improvements 

Amend the Transportat¡on D¡str¡ct Boundary to include all of Hayden lsland to be 

within the North District. 

Amend the improvement category and symbol for Project 3001 8 from Street 

Segment lmprovements to Area Wide lmprovements. 

Add a new Project 30083 with the improvement category and symbol for Area Wide 

lmprovements. 

Amend Project 30018 title, description and timeframe, as follows:
 

Hayden lsland, N: Street Network lmprovements, Phase 1
 

lmplement street plan for Hayden lsland to improve circulation and access for all modes.
 

Portland s2,000,000 (Years 6- 1 0)
 

Add a new Project 30083 with title, description, estimated cost and timeframe, as
 

follows:
 
Hayden lsland, N:Street Network lmprovements, Phase 2
 

lmplement street plan for Hayden lsland to improve circulation and access for all modes.
 

Portland s2,000,000 (Years 1 l-20)
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I MPLEM ENTATION STRATEGIES 

The Hayden Island neighborhood has developed its vision for 
the community, but visioning is just the beginning of a successful 
neighborhood plan. The hard part is having the will and the 
resources to implement the plan. 

There are specific public actions that can make a real difference 
in the implementation of a neighborhood vision. Still, it is 

important to remember that public interventions are just one of 
the conditions needed to create a successful neighborhood. The 
cooperation of key property owners-in particular, the Jantzen 
Beach Shopping Center-is essential. The likelihood of success 

also will be much enhanced by a collaborative partnership among 
property owrrers and the ODOT and TriMet. 

In general, the public interventions available for the Hayden 
Island Plan fall into three categories: regulatory, infrastructure 
investment and leadership. 

PUBLIC INTERVENTIONS 

The city's zoning code, building code and 
development standards regulate private development. The 
regulations address allowed uses, natural resources protectiory 
structure height, setback, building bulk and many other develop­
ment conditions. From the community's perspective, these 

regulations help achieve development that is consistent with 
community preferences and provide public amenities. 

Regulations can help facilitate desired dcvelopment in several 
ways. Zoning and development regulations can be changed 
to improve financial feasibilify, such as by raising the building 
height limit to allow for more square footage or units. They can 

also be tailored to fit the needs of a peculiar site or a specific 
geographic area through a plan district or other zoning tool, so 

that development may meet multiple objectives such as access to 
transportation facilities and natural resource restoration. 

hrfrastructure -streets and 
sidewalks, water and sewer pipes, parks and natural 
areas, bicycle paths, and transit-are the public bones 
of a community. The quality, location and character of 
infrastructure influence the cost feasibility of development. 
A park or natural area is an amenity that increases the value 
of adjacent land and provides other benefits for stormwater 
managemenf public health and improved neighborhood 
livability. Streets that provide access to property and 
connections to transit 
enhance the marketabilify of commercial and residential 

development. 

A typ" of public intervention that is broadly 
applicable to the neighborhood plan is leadership. Public 
agencics and public officials are in a unique position to 
provide leadership that achieves the neighborhood vision. 
They have the institutional responsibility to advocate for the 
interests of the community. 
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IMPTEMENTATION ACTIONS 

The Hayden Island Plan is organized around three vision themes-Island 
Community, Getting Around, and Environment and Open Space. The actions 
needed to implement the plan are listed under each of these vision statements. 

lsland Commu nity Vi sion Theme 

a. Implement plan district zoning and development standards that achieve the 
following: 
¡ Encourages the development of transit-oriented mixed-use, including 

residential units, adjacent to the transit station as well as dedication of 
portions of a site for a public plaza. 

r Provides for and protects the neighborhood commercial uses in the area 

immediately east of I-5 in the area envisioned in the plan for local-serving 
retail uses. 

o Provides for and protects industrial zoning on the west end of the
 
neighborhood adjacent to the BNSF rail line.
 

. Provides for no net gain in residential development under the current 
(68 Ldn) noise contour. 

b. Review and update the natural resources inventory, environmental 
analysis and existing resource protection to determine appropriate levels of 
environmental protection for Hayden Island and its riparian areas. 

c. Modi$z the environmental zones for Hayden Island as needed based on the 
environmental analysis to meet the City of Portland's watershed health goals 
and regulatory obligations. 

d. Designate the area within one-quarter mile of the station as eligible for the 
city's transit-oriented development tax exemption program, when funding 
is secured for the light rail station. 

Accountability: Bureau of Planning and Sustainability, Office of Healthy Rivers 

a. Work with Jantzen Dy.namic Corporation and landowners surrounding the 
transit station to make the station a focal point through development of a 

public plaza and the development of mixed-use residential development 
adjacent to the station location. 

b. Provide for residential development near Hayden and Tomahawk Bays by 
working with Columbia Crossings to develop residential communities. 

c. Work with private property owners to complete a system of trails across East 

Hayden Island. 
d. Work with property owners to restore riverbanks by reducing the steepness 

of the bank, removing riprap and planting native vegetation. 

Accountability: Portland Bureaus of Planning and Sustainability, 
Transportatiorç Development Serviceg Environmental Services, Office of 
Healthy Working Rivers, Oregon Department of Transportation 

a. Implement the new street master plan to provide for a safe, connected and 
healtþ neighborhood. 

b. Implement new special right-of-way standards that will promote walking 
and bicycling and easy access to the transit station. 

c. Improve on the existing trail system as funding becomes available through 
capital projects, safety projects and projects by private development. 

d. Provide parks and preserve natural areas. 

Accountability: Portland Bureaus of Transportatiorç Planning and 
Sustainability, Parks and Recreatiory Office of Healthy Working Rivers 
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Getti ng Arou n d Vi sio n Th eme 

a. Implement new, special right-of-way standards 
that will promote walking and bicycling in the 
area. 

b. Provide local access lanes on a redesigned bridge 
and interchange that connect I{ayden Island with 
Bridgeton and Vancouver, Washington. 

c. Extend the light rail network to Hayden Islãnd 
and Vancouver, Washington. 

d. Develop a boat moorage for temporary 
docking in connection with the Columbia River 
Crossing project that when permitted, avoids 

. and minimizes impacts to the natural resource 
functions including shallow water habitat. 

e. Extend Tomahawk Island Drive as a "Main 
Streef' through the shopping center and future 

|antzen Beach transit-oriented development. 

Accountability: Bureau of Planning and 
Sustainability, Portland Bureau of Transportation, 
Office of Healthy Working Rivers 

{ i:: l 

a. Work with the CRC project to incorporate the 
infrastructure improvements that address 
mobility and access issues and natural resource 
issues for Hayden Island. 

b. Work with the stakeholders, including Hayden 
Island Neighborhood Association, river 
community groups, environmental and business 
interests, the Office of Healthy Rivert and the 
Port of Portland to explore joint use of a new 
bridge serving potential development on West 
Hayden Island. 

Accountability: Bureau of Planning and 
Sustainability, Portland Bureau of Transportatiory 
Office of Healthy Working Rivers 

Environment and Open Space Vision Theme 

a. Review and update the natural resources 
inventory, environmental analysis and existing 
resource protection to determine appropriate 
levels of environmental protection for Hayden 
Island and its riparian areas. 

b. Modify the environmental zones for Hayden 
Island as needed based on the environmental 
analysis to meet the City of Portland's watershed 
health goals and regulatory obligations and to 
provide appropriate environmental protection 
for the Columbia River, shallow water habitaf 
riparian areas and uplands. 

c. Implement new, special right-of-way standards 
that will provide additional areas for stormwater 
management. 

1B3L 
IMPTEMENTAÌI0 

d. Apply rigorous standards for water quality to all surface infrastructure, 
including the CRC project and local streets. 

Accountabilify: Bureau of Planning and Sustainability, Portland Bureau of 
Transportatiory Bureau of Environmental Services, Bureau of Development 
Services, Office of Healthy Working Rivers 

a. Develop new parks and natural areas for habitat through acquisition of land 
for recreatiory nafural resource protection and restoration. 

Accountability: Bureau of Parks and Recreatior¡ Office of Healtþ Working Rivers 

a. Protect and conserve ecological system through creation of a Hayden Island 
planting guide. 

b. Undertake a planting day annually to restore the Hayden Island banks and 
replant with native species. 

c. Work with property owners to restore riverbanks by reducing the steepness of 
the ba¡k, removing riprap and planting native vegetation. 

d. Work with Portland Parks, and Recreatior¡ the CRC project and other partners 
to acquire and redevelop land for recreation and natural resource protection 
and restoration. 

e. Work with the CRC project to develop and implement an enhanced 

stormwater management system that is a "gÍeen," state-of-the-art project. 

Accountability: Bureau of Planning and Sustainability, Bureau of Environmental 
Services, Bureau of Parks and Recreatiory Hayden Island Neighborhood 
Network, Office of Healthy Working Rivers 
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Comprehensive Plan and Zoning Code Amendments 

The Hayden Island Plan will amend both the policy map that guides land use 

and development in the City (the Comprehensive Plan Map) and the actual 
zoning that implements the policy through land use regulations (Portland 
Zoning Map). The maps on page 22-23 show both the previous and proposed 
zoning designations in the Hayden Island Plan. 

This section includes: 
a. How to read the zoning map 
b. Summary of the proposed zoning 
c. Summary of the zoning use and development standards (matrix) 
d. Map of existing zoning 

HOW TO READ THE ZONING MAP 
The current zoning for East Hayden Island was adopted in 1991 and was based 

on the Multnomah County zoning that was in place when Hayden Island was 
annexed into the City of Portland. The proposed zoning map contains the 
following zone abbreviations and overlay designations: 

CG General Commercial 

CN2 Neighborhood Commercial 

lG2 General lndustrial 

OS Open Space 

R1 Medium-density, multi-dwelling, Residential 

R2 Low-density, multi-dwelling, Residential 

R3 Low-density, multi-dwelling, Residential 

R7 Single-dwelling, Residential 

R10 Single-dwelling,Residential 

RF Residential Farm/Forest 

(c) Environmental Conservation Overlay Zone 

(x) Portland lnternational Airport Noise lmpact Overlay Zone 

Environmental zones protect resources and 
functional values that have been identified by 
the City of Portland as providing benefits to the 
public. The environmental regulations encourage 
flexibility and innovation in site planning and 
provide for development that is carefully designed 
to be sensitive to the site's protected resources. 

The environmental regulations also carry out 
Comprehensive Plan policies and objectives. 

The Environmental Conservation zone conserves 
important resources and functional values in 
areas where the resources and functional values 
can be protected while allowing environmentally 
sensitive urban development. The Environmental 
Conservation overlay zone is applied wherever 
the city determines that significant resources and 
functional values are present. The Environmental 
Conservation overlay zone is shown on the Official 
Zoning Maps with the"c" symbol. On Hayden 
Island, the "c" zone is applied to the banks of 
the island to protect the Columbia River and the 
land adjacent to it. No changes are proposed 
to this overlay zone at this time, although a 

thorough analysis of the island's environment will 
be undertaken as part of the West Hayden Island 
Plan. If determined appropriate, there may be 

alterations proposed for the eastem half of the 
island. 

The Portland International Airport Noise Impact 
overlay zone reduces the impact of aircraft noise 
on development within the noise impact area 

surrounding the Portland Intemational Airport. The 
zone achieves this by limiting residential densities 
and by requiring noise insulation, noise disclosure 
statements and noise easements. With the exception 
of the southwest comer of the eastern half of 
Hayden Island adjacent to the railroad tracks and a 

portion of the industrial land, all the rest of Hayden 
Island has the "x"overlay applied. This overlay 
zone limits the number of residential dwellings 
permitted to be developed and is addressed in the 
proposed changes to the zoning code. No changes 

are proposed to this overlay zone. 
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SUMMARY OFTHE PROPOSED ZONING 
The proposed zoning embraces the Hayden 
Island Plan's overall concept for the island as 

an island community with a range of housing 
choices and commercial and industrial areas to 
support residents and the marine industries, while 
creating a walkable community to support the 
proposed extension of light rail. The following are 

summaries of the proposed zoning. 

is the most prevalent zone 

on Hayden lsland, because it provides for the flexibility 
to develop residential units supporting transit­
oriented development and to build a sizable residential 

commun¡ty to support local commercial enterprises. 

This plan proposes to change the eastern half ofthe 
manufactured home park from CG to R2 to reflect the 
residential nature of the existing development and to 
protect an affordable housing choice on the island. 

There are no changes proposed for the zoning of 
Jantzen Beach and Lotus lsle floating home moorages. 

The moorage is considered a multi-dwelling use and is 

permitted in the CG zone. 

is proposed for 
the area east of l-5 north of North Tomahawk lsland 

Drive, currently zoned CG, to encourage neighborhood 
commercial uses within walking distance of a large 
portion of Hayden lsland's residential community and 

within the pedestrian district. 

is the most typical industrial 
zone on Hayden lsland. The only proposed change to 

Comprehens¡ve Plan and Zoning Code Amendments 

industrial zoning is on sites proposed for residential development where there are 

existing residential development rights under the x-overlay provisions. These sites 

are small and isolated for industrial use and facilitate more appropriate waterfront 
development, Some of the floating home moorages are zoned lG2, which allows 

for floating homes as a conditional use, At this t¡me, no changes for the zoning of 
West Hayden lsland and Tomahawk Bay moorages are proposed. 

is proposed for Lotus lsle Park and the tennis court park on North 
Fir Avenue adjacent to the manufactured home park. 

remains on the Columbia 
Point condominiums property. Columbia Point West Condominiums is proposed to 
be zoned R2 to reflect its current development density. 

remains for the western half of 
the manufactured home park and the lot at the northwest corner of the island at 

the end of North Hayden lsland Drive. The R2 zone is proposed for the eastern half 
of the park, as described in the CG description. Columbia Point West, Waterside, 

Jantzen Beach Village, Riverhouse and Riverhouse East Condominiums are 

proposed to be zoned R2 to reflect the current development density of5 to 20 

dwelling units per acre. 

remains on the southern portion of 
the manufactured home park and is proposed for the Hayden Bay Condominiums. 

remains for the Lotus lsles Homes. 

is proposed for the Hayden Bay Marina homes. 

This is a change from R3 and is being proposed to reflect the current development 
density. 

remains for the eastern tip of island and along the 
railroad corridor. 

Existing Existing ProposedZoning Zoning ProposedZoning ZoningTotalArea TotalArea ZoningClassification (acres
The labl e al ri ghl indicalee lh e (square (acres (square feet) rounded)feeUacres) rounded)changee in land uee from whal ie lhe 

CG 14.323.999 328 14,310,595 328exielingland uee ?awern onHayden 
cN2 476,091 11

lelandl,o lhe propoøed chanqee int"he 
lG2 8,390,218 192 4,835.865 111 

Compreh eneiv e ?l an anà Zoning M ap R1 202,347 5 68,1 76 2 
R2 905,416 21 3,112.510 71 

R3 1,851,883 43 1.991,171 46 
R7 300,713 7 300,713 7 
R10 0 839,357 19 
RF 432,229 10 432.229 10 

OS 40.097 1 

TOTAL 26,406,805 606 26,406.804 606 
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Zoning Commentary 

Hayden lsland Code + Commentary 

Proposed Amendments to 
Title 33: Planning and Zoning 

INTRODUCTION 

The proposed amendments to the Zoning Code will implement the goals of 
the Hayden lsland Concept Plan and Hayden lsland Final Plan as described in 

this document. This section shows proposed code revisions, employing several 

conventions: 

a. Odd-numbered pages show Zoning Code language with the changes proposed 

by this project. 

b. Even-numbered pages contain commentary on the proposed changes. This 

commentary is more descriptive and indicates the legislative intent of the 
proposed Zoning Code changes. 

c. Language to be added to the Zoning Code is underlined. 
d. Language to be deleted from the Zoning Code is shown in sfrhrougth. 

33.532.010 Purpose 

Hayâen lelanà is unique in Torlland. ll hae epecial opporluniliee coupleà wit"h 

unueual reelrainls on àevelopmenl. As'r,he only ieland communily in ?ofrland, 

iïhaø eigniñcanl environmenLal reeources anà polenlial, and much oflhe 

h ouein g øl,o ck flo ate. H o w ev er, a c c eee'Lo a nd f r om t'h e lela nd is co nslr ai n e d 

by lnlerslale 5, while bhe proximily lo lhe ?ot'tland Airporllimiiue houøing 

polenlial,The crealion of a Hayden lølanà plan diebrict addreeeeø many ol lhe 

ieeueø of íhis unique community, while øT,ill allowingloriT,ø developmenl anà 

improvemenl. Hayden leland will ul|imat ely be characlerizeà by an inlegraled 

Lraneporl,alion nelwork, a slalion area cornmunily, a range ofhoueinglypee 

and àeneilieø, appropriahelranøilionsbelweenzonee, and good public acceee. 

While thie plan dieT,ricl doee nol adàreeelhe environmenLal reeources of lhe 

lsland,t,he environmenïal overlay zone applieàlo much of lhe plan àislricl' 
àoee âo øo. 

33.532.020 Where These Regulations Apply 

fhe plan disLricl includee only Lhe portion of Hayâen lølanà eaøl of the ÞN9F 

Railroad, aølhaliølhe only arealhat iø wiühin Lhe Cily Limil"e 
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Proposed Zoning Code Language 

Chapter 33.532 

Hayden lsland Plan District 

Sections 

33.532.010 Purpose 

33.532.020 Where These Regulations Apply 

33. 532,030 Application of Regulations Relating to Future Rights-of-Way and lransit Stations 

33.532.1 10 Additional Regulations in the OS Zone 

33.532.21 0 Maximum Building Height 
33.532.220 Minimum and Maximum Floor Area 

33.532.230 Transition Between Zones 

33.532.240 Transfer of Residential Density 

33.532.245 Maximum Setbacks in C Zones. 

33.532.250 Main Entrance 

33.532.255 I nternal Accessways 

33.532.260 Street Co n nectivity 
33.532.27 0 Drive-Throug h Faci lities 

Map 532-1 Hayden lsland Plan District and Subdistrict 

Map 532-2 Hayden lsland Plan District: Maximum Building Height 
Map 532-3 Hayden lsland Plan District: lsland Core Access Streets 

General 

33.532.010 Purpose 

The regulations in this chapter will preserve and enhance both the character and 

opportunities of Hayden lsland to: 

Create a transportatlon network that provides for all modes, and allows people to 
easily move from one mode to another;
 

Focus higher intensity, mixed-use development near the Light Rail Station;
 

Provide opportunities for a range of housing types, and encourage mixed-use
 

development, including commercial uses, to serve the residential uses; and
 

Ensure transitions between residential and nonresidential zones and
 

neighborhoods.
 
Recognize the current function of the Jantzen Beach Super Center as an auto­

oriented shopping mall and its long-term potential for more intense development
 

that is less auto-oriented and more pedestrian-friendly resulting from major
 

investments in the transportation system.
 

The environmental zoning that applies to much of the plan district will preserve and restore 

the unique and valuable natural resources of the island, such as the shallow water habitat. 

33.532.020 Where These Regulations Apply 

The regulations of this chapter apply to the Hayden lsland plan district. The boundaries of 
the plan district and subdistrict are shown on Map 532- l at the end of this chapter, and on 

the Ofñcial Zoning Maps. 
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Zoning Commentary 

33.510.030 Application of Regulations Relating to Future 

Rights-of-Way and Transit Stations 

Several of T,he regulalione in the plan àiøtricL are baøeà on àisLancee lrom 

elreele or lraneil 5laLionø bhal are nol yeL buill. "lhiø proviøion clariÃes 

lh aI, iÎ lh e ølr e el o r l r a neit St at i o n h ae n ol b e e n b uil1", t h e âiel an c e iø 

meaeured from lhe localion ehown on lhe Hayàen leland Maeler 9ï,reel ?lan, 

w h ic h is p a rl of lh e T r anep o rlaïi o n El em e nl of ? o riula n à' e Co mpr eh e neiv e ? l a n, 
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Proposed Zoning Code Language 

33.510.030 Application of Regulations Relating to Future 

Rights-of-Way and Transit Stations 

Regulations of this chapter that are based on the location of a right-of-way orTransit 
Station apply as follows: 

A. lf the right-of-way orTransit Station has been improved or dedicated, the 

regulation applies based on the actual location of the right-of-way, tract, or 
easement. 

B. lftheright-of-wayorTransitStationhasnotbeenimprovedordedicated,the 
regulation applies based on the location of the right-of-way orTransit Station 

as shown on the Master Street Plan for the area that has been accepted by City 

Council. The multi-modal street plan is maintained by the Portland Ofñee Bureau 

of Transportation and is documented in the Transportation Element of Portland's 

Comprehensive Plan. 
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Zoning Commentary 

33.532.110 Additional Regulations in the 05 Zone 

ReLailàalee anâ Service usee are a condilional uee in lhe Open Space zone. 

fhiø regulalionlimilslhe poï,ential eize of euch a use,which aeeureethallhe 

park will have enough s?ace Io fulfill t,he needa Lradilionally aøøocialed wilh a 

park, euch ae aclive anà paeeive recrealion. 

thie eizelimilwaø choeenbecauøe,whilel"he commercial use should nol 
dominale T,he open epace, euch ueee may conlribule lo lhe løland almoephere 

and l,he øet|ing of an urban neighborhooà.fhie regulalion also will apply lo 
any open øpaceLhaliebolh near T,heTranøil5tal,ion andlhe Columbia River, 

proviàing opporLuniliee for aààilional acbivily on lhe river. 

t h e m aximum p a rkin g limil e nøureø lh aI ø o m e p arki n g is av ailabl e f o r us ere of 

bolh ühe commercial and parke ueee, while encouraging uøere lo walk or uøe 

masslransiL, 

A diøLance of 'l ,5OO feeL meet ø lhe goalø of having a Lraneil-orienleà 

communily wiT,hin walking dielance of lhe f raneiL 9t alion , Thiø meeLø Lhe 

goalø of lhe Haydenlølanà ConceplTlan,including crealing a complelelelanà 

communi|y. 

NoT.e: The Zoning Code deñnee "f raneiL 5talion" ae " a local,ion where light, 

rail vehicles âlo? lo load or unload ?aeeenøere. For purpoeee of meaeuring, 

lhe'lraneit,?lalion consiølø of lhe øLar,ion plalformi' (33,91O) 

33.532.21 0 Maximum Building Height 

On potlione of Lhe leland where a change in grade or arranøernenl of ueeø would 

limiT,T,he negaLiveimpact of laller elruclureø, olferingmoreheighlin exchange 

lor much lower building coverage increaøee flexibility anâ may produce betler 

deøign. fheee porLionø are øhown onMap 532-2 aeHeightOpporlunily 

Areaø, 

lncreaøed buildingheighle aàjacentl,o thelighX rail øtation anâLhe freeway 

inLerchange lacilit ale laller and more inlenøive àevelopmenL, emphaøizing 

xhese localione as Ihe moøl aclive eilee on ùhe ieland wi1"h lhe higheel 

à e neiI,y à ev el o pme nl, Ae b uil di n g h ei ghle incr e a e e e o d o e s lh e vi eu al 

prominence of lhese buildinge and projecfe lhal exceed lypical heighte in 

commercial zonee necesoilale addilional review lo ensure lhat qualily, well­

d eei gn e à d ev el o p m e nl, o c cur e. 
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Proposed Zoning Code language 

Development Standards 

33.532.110 Additional Regulations in the 0pen Space Zone 

More intense activities may be appropriate in OS-zoned sites near the
 
Transit Station. Allowing these uses can both provide space for outdoor activities
 
that are appropriate in an urban setting, and increase desirable activity within and
 

near open space.
 

The regulations of this section apply to sites in
 

the OS zone that are within 1,500feet of theTransit Station.
 

1. Up to 1 0,000 square feet of floor area in Retail Sales And Service uses or 1 O
 

percent of the area of the site, whichever is less, may be requested through a
 

Conditional Use Review. This maximum applies to the cumulative floor area of
 
all Retail Sales And Service uses on a site.
 

2. Maximum parking.The maximum parking allowed for Retail Sales And Service
 

úses is I space per 250 square feet offloor area.
 

33.532.21 0 Maximum Building Height 

The regulations of this section:. 

Allow taller buildings near the Light Rail Station to encourage mixed-use and
 

transit-oriented development;
 
lncrease opportunities for creative design to encourage development of
 
interesting buildings that help create a sense of place;
 

Recognize the prominent location of Hayden lsland as a gateway to Oregon
 

and the potential for visually interesting development to welcome visitors
 

and residents, while mitigating for potential impacts through excellent
 

design, articulation and step-backs, and the use of quality materials.
 

1. Generally. The maximum building heights are shown on Map 532-2. 

2. Height Opportunity Areas. ln the Height Opportunity Areas shown on
 

Map 532-2:
 

a. Height may be increased to 90 feet if the maximum building coverage is 25
 

percent or less;
 

b. Height may be increased to 80 feet if the maximum building coverage is 20
 

percent or less;
 

c. Adjustments and modifications the standards of this paragraph are
 

prohibited.
 

3. Jantzen Beach subdistrict. ln the Jantzen Beach subdistrict, adjustment may be
 

requested to increase height to the maximum height limit shown on Map 532-2.
 

Heights above the maximum height limit shown on Map 532-2 are prohibited.
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Zoning Commentary 

33.532.220 Minimum and Maximum FloorArea 

Floor area uøeàfor parkingis nol counledlowardslhe maximumfloor area, 

thie removee a àisincenlive T.o proviâing slruclureà parking. StrucLured 

parkingiø more âeøirable i"han surface parkingin an area inlenàed for high­

inleneily, pe d eeXri an - orienbeâ d ev el opmenl, and un àerground p arking iø nol 

feaeible onthelslanà. 

?roviàes lor mixed uee building coveraøe acroee lhe eubâiøI,rict , while aløo 

enøuring lhal T,here is conlinuily o1 dev elopmenl in lhe eub dietricl. The 

inlenlionieto prevenllarge areae of eurface parkingwilh one or few lower 

type àevelopmenl, 1o implemeníT,hiø àevelopmenl minimuml"he sile haø 

been dividedinLo 2 eubdielricte, 
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Proposed Zoning Code Language 

33.532.220 Minimum and Maximum FloorArea 

. These regulations encourage dense, mixed-use development in the pedestrian district, and
 

reinforce the Jantzen Beach subdistrict as a transit-supportive, mixed-use neighborhood.
 

. The regulations of Subsection C apply in the pedestrian district
 
outside of the Jantzen Beach subdistrict to sites where the proposal will result in an increase of at least
 

2,000 square feet of floor area on the site. The regulations of Subsection D apply in the Jantzen Beach
 

su bdistrict.
 

ln the pedestrian
 

district outside of the Jantzen Beach subdistrict, floor area used for parking is not counted toward
 
maximumfloorarea. Floorareainresidential usesiscountedtowardmaximumfloorarea.
 

1. Generally. Except as specified in C.2, the maximum FAR is 0.75:1. 

2. Residential bonus. 

a. Foreachsquarefootoffloorareadevelopedashousing,abonusofl squarefootofadditional
 
floor area is earned, up to an additional floor area ratio of 3:1. The 3:1 is in addition to the 0.75.
 

b. The bonus floor area must be in residential use. The bonus floor area is not eligible for a bonus. 

c. The property owner must execute a covenant with the City ensuring continuation and
 

maintenance of the bonus floor area in housing by the property owner. The covenant must
 

comply with the requirements of 33.700.060.
 

ln the Jantzen Beach subdistrict,
 
floor area used for parking is not counted toward minimum or maximum floor area, Floor area in
 

residential uses is counted toward minimum and maximum floor area. Transfers of floor area between
 
subareas is prohibited.
 

1. Purpose. These regulations ensure that development is distributed throughout the Jantzen Beach
 

subdistrict to maximize the positive beneñts of pedestrian-friendly, properly-scaled development
 
without the negative impacts of over-sized buildings surrounded by large surface parking lots.
 

2. West subarea. ln the West subarea of the.Jantzen Beach subdistrict: 
a. Minimum. The minimum amount of the West subarea that must be covered with buildings is 

300,000 square feet; 

b. Maximum. The maximum amount of floor area allowed is 1,152,000 square feet; 

3. East subarea. ln the East subarea ofthe Jantzen Beach subdistrict: 
a. Minimum. The minimum amount of East subarea that must be covered with buildings is 300,000 

square feet; 

b. Maximum. The maximum amount of floor area allowed is 1,052,000 square feet; 

4. Residential bonus. 

a. This bonus is available only for residential floor area. For each square foot of floor area
 

developed as residential, a bonus of 1 square foot of additional floor area is earned.
 

b. The bonus floor area must be in residential use, and must be built within the Jantzen Beach 

subdistrict. The bonus floor area is not eligible for a bonus. 

c. The property owner must execute a covenant with the City ensuring continuation and 

maintenance of the bonus floor area in residential use by the property owner. The covenant 
must comply with the requirements of 33.700.060. 
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Zoning Commentary 

33.532.220 Minimum and Maximum FloorArea, cntd. 

lncre aøeø b ey o n d whal ie allow ed in lhie chapter require c o nfrrmali on 

lhal lh e Ï,ranøp orl,al,i on infraølruclure ie ad equale t'o handl e prop o eed 

âevelopmenl, 

t e cauee development, allow eâ in lh e J anlzen 6 each sub disT,ri cl ie b ased on 

builâing equare fooLage alloweà raT,her i"han FAR , ít iø neceeøary lo idenlify 

a ep e ciÃe d amo u nl of lh al b uildi n g e qu ar e f o ola ge wh en ow n erehip iø 

lransferreà. 
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Proposed Zoning Code language 

,1.532.220 Minimum and Maximum FloorArea, ctnd. 

Adjustments to the maximum floor area or 
FAR regulations of this Chapter must meet the following approval criterion in addition to the approval 
criteria of Chapter 33,805: The transportation system is capable of supporting the proposal in addition 
to the existing uses in the area. Evaluation factors including capacity of lnterstate 5 on and off ramps on 
Hayden lsland. 

1. Supplemental application requirement. Applications for land divisions in the Jantzen Beach 

subdistrict must specify how the minimum and maximum floor area required by this chapter will be 

allocated to each lot, parcel, and tract. 
2. Supplemental approval criterion. the allocation of minimum and maximum floor area to each lot, 

parcel, and tract must be found to still meet the requirements of this chapter. 
3. The applicant must execute a covenant with the City which is attached to and recorded with the 

deed of each lot, parcel, and tract. The covènant must identify the minimum and maximum floor area 

designated for each lot, parcel and tract. 
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Zoning Commentary 

33.532.230 Transition Between Zones 

Throughoul lhe Hayden lelanà planninø ?roceøe, people, living adjacenl Lo 

c ommer ci al or in duelri al zo n ee, r ai ø e â c o n c er ns ab oul Lh e p ot e nüial imp a cte 

of àevelopmenlinlhoøe zonee,5everal of xhe esT'abliøheà reeidenT'ial areae 

are low in denøiíy and ecale, anà are unlikely to redevelop for øome lime. 

Converøely, many of lhe løland'e C-or l-zoneà øit'eø are expecl'eà lo redevelop 

or lraneilion lo high er inlenøily building f ormø. 

the regulalione of lhiø eecLion will reduce T,he polenlial negalive impacf'e 

of t,hiø developmenl patbern by crealing a lransilion: buildinge in T.he 

non-reeidentcial zoneø will eLep âown I'o T'he residenlial areae rat'her lhan 

ov erøha âowing reeidenlial b uildinge, . 

so I HAYDEN TSLAND PLAN I JUNE 2ooe 



t S $ LZdl 
Proposed Zoning Code language 

33. 532.230 Tlansition Between Zones 

These regulations limit some of the negative impacts of larger-scale 

development in commercial or industrial zones on buildings in adjacent residential 

zones. Requiring development to step down near the residential zones avoids 

having an abrupt transition between the zones, as does the limitation on large 

blank walls facing residential sites. 

The regulations of this sect¡on apply to sites in 

commercial and industrial zones. 

1. Sites abutting a residential zone. On the portion of a site within 30 feet of a 

residential zone, the maximum building height is 25 feet. See Figure 532-1. 

2. Sites across a street from a residential zone. On the portion of a site within 15 feet 
of the lot line across the street from a residential zone, the maximum building 

height is 25 feet. See Figure 532-2. 

1. Sites abutting a residential zone. On the portion of a site within 30 feet of a 

residential zone, at least 1 5 percent of the area of the façade above the ground 

level must be windows.This requirement is in addition to any required ground 

floor windows. 

2. Sites across a street from a residential zone. On the portion of a site within 1 5 

feet ofthe lot line across the street from a residential zone, at least I 5 percent 

of the area of the façade above the ground level must be windows.This 
requirement is in addition to any required ground floor windows. 

Figure 532-1 Height limits on sites abutting R zones 

?roperty llne 

::::':: ::::11',-ì 
\ 

j, {-::: ::::'':: "-
'-t 

5trcetR-zoneà sile I lo'l Siles zoneà c,E, or I 

(R2 zone ie ghown in thie example) -ffi (CG zoneiø Ehowninthisaxampte) 

Figure 512-2 Height limits 0n s¡tes across a street from R zones 

Troperty line 

146' baEe zone hei¡hl in CG zone40' maximum heiïhr in R2 zona -a ------l---à r-.-----

SlreelR-zoned siT,e I ro'l siteg zoned c,E, or r 

(R2 zone is chown in lhie example) -tr (cG zoneis Ehownin this example) 
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33.532.240 Transfer of Residential Density 

Residential denøily on H ay den leland ie àelermineà by a complicaleà øel 

of r e gul at i o ne in lh e " x"' ov erl ay (lh e airp o rT, noiø e zo n e), T h e " x" ov erlay 

implem e nLe f e d er al gui d eli n ee, U n à er Lh e pr oviei o ne of Lh e " x" ov erl ay, 

reeidenlial denøiT,y on each eile iø baeed on several faclorø, including hieloric 

Comprehenøive?lan deøignai,ione andhow much airplane noiee a properly 

iø eubjecllo. The deïerminalion of how much noiee a properly iø eubject 

loiøbased on a 199O analyeielhaLmappedLhe noiøelevele. fhe areae 

wil,h dilferent,noiøelevels are called"noiøe conloure" and regulalionøvary, 

depenàing on whelher a eile iø wii"hin Lhe 65 Làn noise conlour or T,he 6t Ldn 

noiee conlour, 

Thie øeclion allowe properly ownerslo lranefer reøidenlial deneily from 

one sile Lo anolher, which increaøeø àevelopmen|flexibility and coulà resuY 

i n m o r e r e øi à e nüial à ev el o p m e nl n e ar Lh e 1 r a nøit, 9laT,i o n. H ow ev er, lh e 

lr a n ef e r e mueL b e limiü,e d e o lh aL lh e tol al numb er of àw elli n g unibe allow e à in 

lhe plan districl doeø nolincreaee, andLhe number of dwellingunilø allowedin 

each noise conlour does noí increaee. Allowing øuch increaees would noí meel 

lh e F e d er al gui â eli n e ø, 
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33.532.240 Transfer of Residential Density 

Residential density is limited by the Portland lnternational Airport Noise 

lmpact Overlay Zone (the "x" overlay zone), which applies to much of the plan 

district. ln some instances, residential development is tied to previous Multnomah 
County Comprehensive Plan designations. Allowing transfers of residential density 
provides development flexibility while adhering to the limits of the overlay zone. 

Residential density may be transferred among sites in the plan 

district if allof the following are met: 

1. The receiving sites must be located within the same or lesser noise contour of the 
x overlay as the sending sites; 

2. The receiving site must be in a C or R zone; 

3. The maximum density allowed on the receiving site, including transferred 

density, is 1 dwelling unit per 700 square feet of site area; and 

4. The property owners of both sending and receiving sites must execute a 

covenant with the City that is attached to and recorded with the deeds of both 
the sending and receiving sites reflecting the respective increase and decrease 

of potential density.The covenant must meet the requirements of Section 

33.700.060. 
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Zoning Commentary 

33.532.250 Maximum Setbacks in Commercial Zones 

and 33.532.255 Main Entrance 

?la cing builâinge cloøe T,o lhe sLre eL helpø cre ate a p edeelri an-f riendly 

environmenT,, which in turn can increaselhe uøe of lighl rail anà leadLo an 

in cr e aø e o1 biking a n à w alking o n lh e isla n à, O ri e n1'li ng m ain e ntra n c ee lo lh e 

øtreel, aløo helVø creale a pedeøLrian-friendly environmenlby olfering eaøy 

acceøs Lo lhe builâing lor lhoøe arriving on fool, Where a øile hae lronlage 

on an leland Core SLreeL or Commercial Core )lreel, orienlinqlo lhal sbreel 

ie preferred;'r.he løland Core and Commercial Core 5lreelø will become main 

elreeT,â for Lhe communiT.y, and Lhese regulalione will reinforce lhal character. 
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33.532.245 Maximum Setbacks in Commercial Zones 

The maximum setbacks that apply to sites in Commercial zones in Pedestrian Districts 

apply to all sites in Commercial zones in the plan district. 

33.532.250 Main Entrance 

Locating the main entrance to a use near the street provides convenient
 
pedestrian access between the use and public sidewalks and transit facilities, and
 

so promotes walking and the use of transit.
 

The regulations of this section apply to sites in
 

commercial zones. lf a site has frontage on more than one street, and one of the
 
streets ls an lsland Core Access Street, the main entrance must face the Core Street.
 

lf the site has frontage on two Core Access Streets, or on two non-Core Access
 

Streets, this standard must be met on only one of the frontages. lsland Main Core
 

Access Streets are shown on Map 532-3.
 

For each building, at least one main entrance must: 

1 . Be within 25 feet of a street; 

2. Allow pedestrians to both enter and exit the building; and 

3. Either: 

a. Face the street; or 
b. Be at an angle of up to 45 degrees from the street, measured from the street
 

property line, as shown in Figure 532-3, below.
 

The main entrance that meets the
 
standards of Subsection C, above, must be unlocked during regular business hours.
 

Figure 532-3 Main Entnnce 

I 

L-____ 

Street 
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33.532.255 lnternalAccessways 

lnüernal acceseways provide flexibiliíy Io øilelarge relail elores wi1"hinl"he 

ehopping cenler and encouragelhe crealion of an aclivie øtreeI'øcape anà 

t ranøil-øupportive developmenl, lnlernal acceøøways also break up large 

blockø wit,hin lhe øhopping cenler øo lhat lhey more cloøely reøemble a'l'ypical 

?orLland ZOO-foot,by ZOO-fooíblock. the uee of lhiø provieion proviàeø an 

allernalive meanø of eupporLing pedeelrian and lranøil' orienled relail. 
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Proposed Zoning Code language 

33.532.255 BuildingsFtontingonlntetnalAccessways 

lnternal accessways allow an alternative for larger retail buildings on 

very large sites to provide functional pedestrian connections, building locations, 

and main entrance placement without meetlng the standards of the base zone. 

These larger retail buildings can still meet the intent of the base zone regulations 
and be transit-supportive and pedestrian-friendly by requiring the building to 
meet standards associated with transit streets on the internal accessway, These 

accessways provide a finer network of street and pedestrian connectivity linking 
development to public streets. 

The regulations of this section apply to buildings 
in the Jantzen Beach subdistrict where a single use occupies over 60,000 square 

feet of floor area in a single story. 

Buildings which front on an internal accessway are exempt 
from the maximum building setback, ground floor windows and transit street 

main entrance standards of the base zone and the Hayden lsland plan district if 
the buildings meet the base zone standard for maximum building setback, ground 

floor windows and transit street main entrance along an internal accessway. The 

internal accessway must meet the requirements for Subsection D. 

The internal accessway must meet the following: 

1. The internal accessway must have at least one auto travel lane, curbs, and an 

unobstructed sidewalk which separates the building from the curb. 

2.The drive aisle may be up to 25 feet wide, and must provide a direct connection 
to an lsland commercial core street or to a Transit Station. 
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33.532.255 BuildingsFrontingonlnternalAccessways,ctnd. 

3. One of the following must be met, as shown in Figure 532-4: 

a. The sidewalk must be at least 15 feet wide and planted with trees a maximum of 30 feet
 

on center. Trees must be planted in the center of unpaved tree wells at least 18 square
 

feet, with a minimum dimension of 3 feet. The unpaved area may be covered with a
 

tree grate. Tree wells must be adjacent to the curb, and must be located so there is at
 

least 6 feet of unobstructed sidewalk; or 
b. The sidewalk must be at least 10 feet wide. There must be a planting strip at least 5
 

feet wide. The planting strip must be between the curb and the sidewalk, and be
 

landscaped to at least the L1 standard, except that trees cannot be grouped.
 

4. Parallel parking is allowed between the-sidewalk and the drive aisle provided if it is at least
 

50 feet from the main entrance. Parallel parking may reduce the width of the sidewalk to
 
'I 0 feet with trees a maximum of 30 feet on center or 6 feet with a 4-foot wide planting
 

strip.
 

Figure 532-4 Main Entrance 
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Zoning Commentary 

33.532.260 Street Connectivity 

A elreel maøler plan for Hayàen leland will eneure creaLion of an inLegral,eà 

etreel grid over lime, Currenlly lhere are only Lwo public alreet ø on Hayden 

leland,wit'ht.he reelbeingpriva'l,e and noíbuilT,T,o Cily elanâaràe.Wil,h an 

esLablishe d elr eeL pl an, lulure dev el opment, will T,ake inlo conei d erali on a 

complete patbern of ebreels, anà T.he conneclione Lhroughoul lhe ieland.Thiø 

will help meet,Lhe goalø outlined in i.he Hayàen lølanà Concepl?lan. 

13.532.27 0 Drive-Th roug h Facilities 

Limiling drive-lhrough facililiee near lheTransit,ST,ationimprovee pedeeLrian­

friendlineee anà avoiàs aulo-orienled uøeø, fo provide ample øpace lor àrive­

through laneø anâ maneuvering wiühin fhe eite, àrive-Lhrough f acililies cauøe 

b uilding t o b e s el I a r b a ck f r om lh e elr e el. Ar e a s I url,h e r f r o m T,h e f r a neil 

Stalion are more ap?ropriale lor aulo-orienled ueee. 

ln oI,her areaø of ?orLland, àrive-lhrough f acililieø have been limiT,eà 

arounàTranøiL OlaLionø lo reinforce Ihe uee of public lraneil and 

p e d eelri a n f a cilii"i ee. 

AreaefurT,herfromlheTraneil)Laíion anâ ouT,eide of Lhe pedeelrian disl,ricl 
are more appropriale for aul,o-orienled uøee,incluàing drive-Lhroughe. fhe 

exielingbusineeeee wil"h drive-lhroughe eerve bothLhose in au|oø anà lhoee 

onfool,bo|h Lhoee paeøinglhroughlhe area anà lelanà reøidenls, eo iLie 

appropriaT,elo ?reservelhe area easl of CenLer Avenuefor euchbueineeees. 
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33.532.260 Street Connectivity 

The connectivity requirement ensures that adequate street and
 

pedestrian/bicycle connections will be provided for local access to development
 

and access for emergency vehicles.This regulation implements the Hayden lsland
 

Master Street Plan and improves vehicular, pedestrian, and bicycle movement
 
throughout the plan district, while reducing congestion. Where full street
 

connections are not feasible, pedestrian and bicycle connections provide access
 

for those users most sensitlve to the lack of direct connections,
 

1. The Portland Bureau of Transportation determines the location and widths
 

of rights-of-way and extent and timing of street improvements based on
 

the Hayden lsland Master Street Plan in the Transportation Element of the
 
Comprehensive Plan.
 

2. New street alignments as identified in the Hayden lsland Master Street Plan are
 

regulated by Chapter 17.88.
 

33,532.27 0 Drive-Throu g h Faci lit ies 

1. ln the area west of Center Avenue which is designated as a pedestrian distrcit,
 

these regulations discourage development that adversely affects the peestrian
 

environment, and limits auto-oriented uses.
 

2. The area east of Center Avenue is not designated as a pedestrian district and is
 

appropriate for auto-oriented uses, based on the current uses and the proximity
 

to the bridge; these uses serve both those in autos and those on foot. These
 

regulations preserve the ability of existing and future businesses to have drive­

through facilities.
 

I . West of Center Avenue, drive-through facilities are prohibited on the portion of a
 

site within a pedestrian district.This prohibition includes curb cuts and driveways
 

used for access to the drive-through facility, stacking lanes for queuing vehicles,
 

and the facility itself, such as the drive-up window or gas pump island.
 

2. East of CenterAvenue, drive-through facilities are allowed on the portion of a
 

site within a CN2 zone. Access must be from N. Jantzen Drive, but location is not
 

otherwise limited to particular streets.
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Map 532-1
 

Map 532-1 øimply ehowø lhe bounàarieø of lhe plan âiøT,ricl and øubdislricl.
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Zorííhg Commentary 

Map 532-2
 

M ap 53 2-2 ehows maximum builàin g heighle allow ed.
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Map 532-3
 

Map 532-3 idenliñee lhe løland Core Accese SIreeLs.
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Chapter 11,470, Portland lnternationalAirport Noise lmpact Zone 

33.470.050 Additional Residential Regulations 

The only eubølanlive chan¡e to Lhiø øecT,ion ie T,o allow T,ransfer of reeidenlial 

density in lhe Hayàen lsland Tlan Dietrict, as outlined in eeclion 33.532.240 . 

However, we have øigniñcanLly rewritlen iLï,o improve clarily without' changing 

the contenl or efiecl oflhe regulalione. 

Thie language iø now in .O5O ,A.2. 

thiø language iø added to addreeø lhe pof,enlial impací of a 

large nalural diøaeler, Here àamagelo multirle unile andlheinfraelruclure 

in Lhe communily iø advereely impacLeà,lhe replacemenl of manuf aclureà 

àwelling unitø in a manufaclured home park requireø ñnding new dwelling unilø-' 

anàLheirownerø--looccupylhes?acee, taøedonaeimilarøit'ualioninFloriàa, 

where a park wae àeølroyeà by a hurricane, 1 5 yearø iø a reaeonable lenglh of 

lime. 

there haø been some queelion aboullhe Muli"nomah Counly 

F2 zone,which applieàlo porLione of Haydenlølanà on January 1,19A1 . 

9p e ciñc ally, lh ere iø c o n c er n ab o ul wh eLh er it' ie a " Co u nly Reøi d e nli al 

Compreheneive ?lan deøignalion or zoning!' Tlanning elall reeearch, confrrmed 

by Mubnomah Counly planning elalf, Counl,y Couneel, anâTorllanâ'ø Cily 
Afrorney haø eelablieheà lhallhe F2 zone was indeeà a CounT,y Reøidenlial 

Compreheneive ?lan àeøignation or zone. 

fhe iøøue of noiee ineulat'ion øT,andards lor lanà baeeà manuf acLureâ 

homeewillbe adàreøøedLhroughthe City of ?orl'lanà and7orl of ?orlland 

Airporl Fuluree ?rojecL, fhiø projecT, will b e inveøLigaling and determining 

appropriale noiee mit,igat'ion for all areae impacied by Torllanâ lnlernaT'ional 

AirporL, including Hayâen lelanà, 
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Amend Chapter 33.470, Poftland InternationalAitport Noise lmpact Zone 

33.470.050 Additional Residential Regulations 

l . ithin the Ldn 68 noise contour. Where any part of a 

site is within the Ldn 68 noise contour. it is subiect to the followino: 

a. New residential uses prohibited. New residential uses are prohibited within the Ldn 68 or 
higher noise contour, except as allowe . lf a site is divided 

þyan Ldn 68 noise contour, all 

dwelling units. accessorv structures. and required side and rear setbacks must be located 

entirely outside the Ldn 68 noise contour. . 

b. Replacement housing. 

(1) Existing housing within the Ldn 68 noise contour may be replaced within 5 years if it 
is damaoed or destroved bv fire or other causes beyond the control ofthe owner. A 

houseboat that is intentionally removed from its slip bv the owner ma)r be replaced 

within 5 years. A manufactured dwelling that is intentionally removed from a 

manufactured dwelling park mav be replaced within 5 vears 

(2) Natural disasters. The replacement time of 5 years is extended to I5 years for 
manufactured dwelling parks on Hayden lsland if: 

. 	Manufactured dwelling units are damaged or destroyed by a natural disaster such 

as a flood. earthquake, fire or other causes beyond the control of the manufactured 
dwellinq park owner. 

. 	 At lpast lfl norront nf tho manr rf¡rtr ¡rpd durpllinô rnits ¡n thp m¡nrf¡rf r rre¡l 

dwelling park are either destroved or sionificantlv damaged. A unit is significantly 
damaged if the repair cost is 75 percent of the value of the unit. 

c. Exemption. Sites that had a Farm and Forest, Limited 5ingle Family, Low Density Single 

Family, or Medium Density Single Family Comprehensive Plan Map designation on January 

1, 1981 or a County Residential Comprehensive Plan designation or zoning on that date 
is are exempt from this prohibition resuiremeÊts. Dwelling units added to these sites 

must meet the requirements of this chapter for residential development within the Ldn 65 

contour. 
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33.470.050 Additional Residential Regulations, cntd. 

there haø been øome diecueeion of whet'her replacing a manuf aclured 

dwelling unil woulà lri4ger upbradeø to nonconf orming âevelopmenl in 

manufa clur e d à w elli ng p a rkø. f h e curr ent' th r eehol à ie fi 1 3 1,O 5 O anà lh e 

typicalvalue of a permillo replace a uniíie approximaT,ely ç 1O,OOO baeeà on 

íhevalue of T,he eitepreparalion work. lt iøhighly unlikely--anà cerl'ainly noT' 

intenâed--lhal' replacemenl of inâividual unile woulà lrigger upgradee. The 

Lhreshold iø aàjueted annually f or inflalion, 

While eome elal,e eLatulee uee lhe lerm"floabinghome|' t'he lerm 

" h o us eb o al" i e ue e à in ?orf,l an à's Z o ning C o â e, ll w e ue e Lh e lerm " h o ue eb o al" 
in 1rhie chapt er, we are inconeiølent wi1"h slat'e lerminology, bul if we use Lhe 

lerm"floalinghome" wewillbeinconeiøI'enï'wilh olher parle of I'heZoningCoàe, 

inclu àin g Ch apler SS, 25 6, F l o a|ing Olr u clur eø. 6 e c aue e of lh e e co.p e of r'hiø 

project , we will conlinue ío uee the Lerm "houøeboal" in t'hie chapler, bul nole 

Ihal a code-wide revieion lo "floalinghome" ehould be maàe in lhe fui'lure. 
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eoñtrtfÊ 

2. Within the Ldn 65 noise contour. Where a site is within the Ldn 65 noise contour. it 
is subiect to the following: 

a. 

hasSites that have a residential Comprehensive Plan Map designation ont#e­
ffiisare prohibited from being developed at a density 
higher than that ofthe R1 0 zone. 

b. Except as provided in subparagraph 4.3, all property between the Ldn 65 

and the Ldn 68 noise contours that currently has Sites that have a commercial 

Comprehensive Plan Map designation on the Comprehensive Plan Map is are 
prohibited from being developed at a density higher than that of the R1 zone. 

3. ln the Hayden lsland plan district. residentialdensity may be transferred as
 

specifi ed in 33.532.240.
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