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Today’s Agenda

• Translating Values into Regulations 

• Code-Writing Principles

• Structure of the Zoning Code



May 23, 2011 

Oregon Statewide Planning Goals
1. Citizen Involvement 10.  Housing
2. Land Use Planning 11.  Public Facilities
3. Agricultural Lands 12.  Transportation
4. Forest Lands 13.  Energy
5. Open Spaces, Scenic, 14.  Urbanization

Historic, Natural Resources 15.  Willamette Greenway
6. Air, Water, and Land 16.  Estuarine Resources

Resources Quality 17.  Coastal Shorelands
7. Natural Disasters and Hazards Area
8. Recreational Needs 18.  Beaches and Dunes
9. Economy of the State 19.  Ocean Resources



May 23, 2011 

Region 2040 Growth Concept



Comprehensive Plan Update Overview | 5

Portland Plan At-A-Glance



Comprehensive Plan Update 
Overview | 6

Comprehensive Plan



Translating Values into Regulations
Value Example Regulations
Human health 
- pedestrian-friendly 

environment

- Buildings are required to be 
built to the sidewalk

- Parking behind the building
- Main entrances at the front
- Bike parking

Economic prosperity - Limit non-industrial uses in 
industrial zones

Environmental health - Apply environmental zoning 
and have rules for what can 
be built in those areas



A Few Code-Writing Principles

• The Zoning Code is not the right tool for every situation 
• Clear and objective standards 

• 90% code
• Nexus
• Treat similar things in a similar fashion 

• Flexibility vs. certainty



Title 33 – Portland Zoning Code
• One of 33 titles in City Code

• Land use regulations – use and development

• Applies to land and water 

• Limited application in right-of-way



Purpose Statements
33.110.010 Purpose 
The single-dwelling zones are intended to preserve land for housing 
and to provide housing opportunities for individual households. The 
zones implement the comprehensive plan policies and designations 
for single-dwelling housing.

33.110.215 Height 
A. Purpose. The height standards serve several purposes: 
• They promote a reasonable building scale and relationship of 
one residence to another; 
• They promote options for privacy for neighboring properties; 
and 
• They reflect the general building scale and placement of 
houses in the city's neighborhoods.  



Zoning Code: Basic Code Structure

• Base Zones (100’s)

• Additional Use & Development Regulations (200’s)

• Overlay Zones (400’s)

• Plan Districts (500’s)

• Land Divisions & Planned Development (600’s)

• Code Administration & Procedures (700’s)

• Land Use Reviews (800’s)

• Reference (900’s) 



100’s – Base Zones

33.100  Open Space zone

33.110  Single-dwelling zones

33.120  Multi-dwelling zones

33.130  Commercial zones

33.140  Employment and        
Industrial zones

All sites in Portland (and the urban pockets) have a 
base zone.



Zoning Names and Symbols: Base Zones
Symbol Full Name Symbol Full Name

OS Open Space CN2 Neighborhood Commercial 2

RF Residential Farm/Forest CO1 Office Commercial 1

R20 Residential 20,000 (sf) CO2 Office Commercial 2

R10 Residential 10,000 (sf) CM Mixed Commercial/Residential

R7 Residential 7,000 (sf) CS Storefront Commercial

R5 Residential 5,000 (sf) CG General Commercial

R2.5 Residential 2,500 (sf) CX Central Commercial

R3 Residential 3,000 (14.5-21 DU/Ac) EG1 General Employment 1

R2 Residential  2,000 (21.8 – 32 DU/Acre) EG2 General Employment 2

R1 Residential 1,000 (43 - 65 DU/Acre) EX Central Employment

RH High Density Residential IG1 General Industrial 1

RX Central Residential IG2 General Industrial 2

IR Institutional Residential IH Heavy Industrial

CN1 Neighborhood Commercial 1



100’s – Base Zones

The Base Zone chapters 
identify the uses that are 
allowed in each zone, and 
describe the general 
development standards
for each zone.



100’s – Uses

• Allowed  
• Limited  
• Conditional Use 
• Prohibited  

Table 130-1
Commercial Zone Primary Uses

Use Categories CN1 CN2 CO1 CO2 CM CS CG CX
Residential Categories
Household Living Y Y Y Y Y Y Y Y
Group Living L/CU L/CU L/CU L/CU L/CU L/CU L/CU L/CU
Commercial Categories
Retail Sales And Service L Y N L L Y Y Y
Office L Y Y Y L Y Y Y
Quick Vehicle Servicing N L N N N N Y L 
Vehicle Repair N N N N N Y Y L 
Commercial Parking N N N N N Y CU CU

Self-Service Storage N N N N N N L L 
Commercial Outdoor Recreation N N N N Y Y Y Y
Major Event Entertainment N N N N N CU CU Y
Industrial Categories
Manufacturing And Production L/CU L/CU N N L/CU L/CU L/CU L/CU 
Warehouse And Freight 
Movement 

N N N N N N CU N

Wholesale Sales N N N N L L L L 
Industrial Service N N N N N CU CU CU 
Railroad Yards N N N N N N N N
Waste-Related N N N N N N N N
Institutional Categories
Basic Utilities Y/CU Y/CU Y/CU Y/CU Y/CU Y/CU Y/CU Y/CU 
Community Service L/CU L/CU L/CU L/CU L/CU L/CU L/CU L/CU
Parks And Open Areas Y Y Y Y Y Y Y Y
Schools Y Y Y Y Y Y Y Y
Colleges Y Y Y Y Y Y Y Y
Medical Centers Y Y Y Y Y Y Y Y
Religious Institutions Y Y Y Y Y Y Y Y
Daycare Y Y Y Y Y Y Y Y
Other Categories
Agriculture L L L L L L/CU L/CU L/CU
Aviation And Surface Passenger 
Terminals

N N N N N N CU CU

Detention Facilities N N N N N N CU CU
Mining N N N N N N N N
Radio Frequency Transmission 
Facilities

L/CU L/CU L/CU L/CU L/CU L/CU L/CU L/CU 

Rail Lines And Utility Corridors CU CU CU CU CU CU CU CU



Table 110-3
Summary of Development Standards In Single-Dwelling Zones

Standard RF R20 R10 R7 R5 R2.5
detached       attached

See 33.110.240.C
Maximum Height
(See 33.110.215)

30 ft. 30 ft. 30 ft. 30 ft. 30 ft. 35 ft. 35 ft. 

Minimum Setbacks
- Front building
setback 

- Side building 
setback 

- Rear building 
setback

- Garage entrance 
setback

(See 33.110.220)

20 ft.

10 ft.

10 ft.

18 ft.

20 ft.

10 ft.

10 ft.

18 ft.

20 ft.

10 ft.

10 ft.

18 ft.

15 ft.

5 ft. 

5 ft.

18 ft.

10 ft.

5 ft. 

5 ft.

18 ft.

10 ft.

5 ft. 

5 ft.

18 ft.

10 ft.

0/5 ft

5 ft.

18 ft.

Required Outdoor Area
- Minimum area

- Minimum 
dimension 

(See 33.110.235)

250 sq. ft.

12 ft. x 
12 ft.

250 sq. ft.

12 ft. x 
12 ft.

250 sq. ft.

12 ft. x 
12 ft.

250 sq. ft.

12 ft. x 
12 ft.

250 sq. ft.

12 ft. x 
12 ft.

250 sq. ft.

12 ft. x 
12 ft.

200 sq. ft.

10 ft. x 
10 ft.

100’s – Development Standards



Amendments to Base Zone Regulations

• Employment Land 
• Mixed Use
• Campus Institutions



200’s – Additional Use and 
Development Regulations

• Development standards and 
review requirements for 
specific situations regardless 
of zone.

• Common application of regulations 
in this section:
 Accessory Dwelling Units (33.205)
 Landscaping and Screening (33.248)
 Parking and Loading (33.266)



400’s – Overlay Zones

Regulations that address 
specific subjects that may be 
applicable in a variety of areas 
in the city.  Examples:

• Environmental zones

• Design zone

• Scenic zone



Environmental overlay zones: conservation (c) and protection (p)

Design overlay zone (d)



Overlay Zones Names and Symbols
Symbol Full Name Symbol Full Name

a Alternative Design
Density

c Environmental Conservation

b Buffer p Environmental Protection

d Design j Main Street Node
g Greenway River General m Main Street Corridor

i Greenway River 
Industrial

h Aircraft Landing

n Greenway River Natural x Portland International Airport 
Noise Impact

q Greenway River Water 
Quality

s Scenic Resource

r Greenway River 
Recreation

v Pleasant Valley Natural 
Resources 

f Future Urban No
Symbol

Historic Resource Protection



“Two-Track” System
• Design Overlay:

- Community Design Standards; or

- Design Review (discretionary)

• Environmental Overlay:

- Environmental Standards; or

- Environmental Review (discretionary)



500’s – Plan Districts

Regulations tailored to a 
specific areas of the city with 
unique characteristics. 
Examples:

• Central City Plan District

• Gateway Plan District

• St. Johns Plan District





600’s – Land Divisions and 
Planned Developments

• Land Division regulations 
govern proposals for the 
division of land into 
parcels or lots.

• Planned Development 
regulations allow flexibility 
in lot size, housing type, 
and development 
standards for innovative 
and creative development



700’s – Code Administration and Procedures
The rules and regulations for administering the Code 

including:
Rules for implementing the code

Descriptions of the different procedure types

Details concerning application requirements, staff-level 
processing, review bodies, public hearings and appeals. 



Land Use Reviews – Procedure type vs. Reviews 
Procedure Types
•Type I, II, IIx, III, IV
•Procedure type determines 
timeline, public notice area, decision 
maker and appeal process
•Decision maker can be staff, the 
Hearings Officer, and in some cases, 
City Council

Land Use Reviews
•Design Review, Conditional Use 
Review, Adjustment Review
•Discretionary; not all of the 
approval criteria are objective
•Provide opportunity for public 
involvement

 

 

PROCESS TYPE  
based on level of 
discretion and potential 
impacts 

 
I 
 

 

 
II 

 
 

 
IIx 

 
 III 

 
IV 

Comprehensive  
Plan Map 

Amendment & 
Goal 

Exception 

 

Neighborhood notice 
required before 
application 
 

 

1 

 

2 

 

2 

 

Pre-application 
conference required 
 

 

   
 

Public notice required, 
opportunity to comment 
 

 

      
 

Notice to property 
owners, distance from 
site (in feet) 
 

 
100 

 

 
150  

 

 
150 

 

 
400 

 
400  

 

 
400 

 

 

Notice to recognized 
organizations distance 
from site (in feet)  
 

 
Within 

proximity of 
site 

 
 

400 

 
 

400 

 
 

1,000 

 
 

1,000 

 
 

1,000 

 

Length of comment 
period (in days)  

 

 
30 

 
21 

 
30 

 
213 

  

 

120-day review period 
applies 

 

    

         

 

Decision by case 
planner  
 

 

   

   

 

Decision by hearings 
body or City Council 
(public hearing required) 

 
 

planner 
recommends 
to hearings 

body

 
City Council 
makes final 

decision 

  
hearings body 
recommends 

to City Council 

 

Estimated timeframe, 
(given complete application, 
without appeal, in months)  
 

 
2 ½ 

 
2 

 
3 

 
4 

 
3 ½ 

 
5 

 

Opportunity for local 
appeal 

 
 

to hearings 
body 

  
to hearings 

body 

  
to City 
Council 

 
1   For some design reviews 
2   For land divisions, planned developments, and some design reviews 
3   Comment period may be longer, as comments are accepted up to and at time of hearing. 



800’s – Land Use Reviews
Procedural requirements and 
approval criteria for the most 
common land use reviews, 
including:

• Adjustments

• Conditional Use Reviews

• Conditional Use Master Plans

• Design Reviews

• Historic Reviews

• Zoning Map Amendments



Approval Criteria…

• Set the bounds for the issues that must be 
addressed in the review

• If all approval criteria are met, the review will be 
approved

• A proposal can comply with criteria with mitigation 
measures or limitations

• Mitigation measures and limitations become 
conditions of approval

• The burden is on the applicant to show they have 
met the criteria



900’s – General Terms

Section of the Zoning Code that provides references for 
understanding code language and applications of code 
requirements to specific situations, including:

• Definitions

• Use Categories

• Measurements



Terms
• Uses are either: 

- Allowed / Limited / Conditional / Prohibited

• Development Standards 
• Prohibited vs. Not allowed
• Discretionary vs non-discretionary

• Land Use Review apply approval criteria
• Procedures (Type I, II, IIx, III, IV)
• Land Use Reviews (AD, CU, ZC, DZ, EN, etc.)



Questions?



Planning

• Long-range planning involves 
developing policy and 
implementation tools (usually 
regulatory) to address 
community vision and 
changing conditions. 

• Legislative process 

• BPS

• PSC makes 
recommendations to Council



Development Review

• Development review involves 
applying regulations and 
procedures to building and 
land use proposals.  

• Land use reviews are 
processed through quasi-
judicial procedures.

• BDS Staff, Hearings Officer, 
Design Commission, and 
Landmarks Commission


