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RIP #2: MIDDLE HOUSING FOR 
R10 AND R20 ZONES

Existing Conditions Report: maps and data
Prepared for Portland Bureau of Planning and Sustainability 
by Urbsworks, Inc.

June, 2021
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Existing Zoning
 » R7, R5, and R2.5 
single-dwelling 
zones represent 
90% of the single-
dwelling residential 
lots in Portland, 
approximately 133,000 
lots

 » A small percentage of 
land is zoned R10 and 
R20, approximately 
16,000 lots
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Campus Institutional 1 (CI1)

Campus Institutional 2 (CI2)

Commercial Residential (CR)

Commercial Mixed Use 1 (CM1)

Commercial Mixed Use 2 (CM2)

Commercial Mixed Use 3 (CM3)

Commercial Employment (CE)

Central Commercial (CX)

General Employment 1 (EG1)

General Employment 2 (EG2)

Central Employment (EX)

General Industrial 1 (IG1)

General Industrial 2 (IG2)

Heavy Industrial (IH)

County Zoning

Unincorporated County area
in Urban Service Area

City of Portland, Oregon // Bureau of Planning & Sustainability // Geographic Information System

The information on this map was derived from City of Portland GIS databases. Care was taken in the creation of this map but it is provided "as is". The City of
Portland cannot accept any responsibility for error, omissions or positional accuracy.

Zoning City of Portland
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Subareas

Zone	R10

Zone	R20

Zone	RF

Purpose
 » Urbsworks is tasked with addressing middle housing 
(cottage clusters and duplexes) for large-lot lower density 
zones R10 and R20

 » Six subareas were defined in advance of this project

 » We are looking at the built environment, demographics, 
and housing market 

 » Incorporating some of the previous IBTER mapping work

 » Creating context-sensitive cottage cluster standards based 
on existing conditions and stakeholder feedback
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Subareas

Zone	R10

Zone	R20

Zone	RF

R10/R20 subareas
 » 1 - Northwest Portland: From 
the NW city boundary to Hwy 26

 » 2 - South of Hwy 26: between 
Hwy 26 and SW Barbur Boulevard

 » 3 - South of Barbur: 
Southwestern city boundary to 
Barbur Boulevard

 » 4 - Columbia Corridor: North 
and northeast, near Columbia 
Boulevard

 » 5 - Kelly Butte/Wilkes: North of 
NE Glisan Street, along eastern 
city boundary and areas adjacent 
to Kelly Butte Natural Area

 » 6 - Johnson Creek: Southeast 
edge of City in areas adjacent to 
Powell Butte and along Johnson 
Creek

Subareas

Zone	R10

Zone	R20

Zone	RF

South of Hwy 26

Northwest

South of Barbur

Johnson Creek

Columbia Corridor

Kelly Butte/
Wilkes
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DEMOGRAPHICS



6
Portland Residential Infill: R10 and R20  |  Existing Conditions  |  Urbsworks, Inc.  |  June 2021

Demographics key findings
 » East subareas are more similar demographically. Generally, 
these areas are more racially diverse, have lower income-earners, 
and lower levels of education attainment.

 » West subareas are similar demographically. Generally, these 
areas have more white people, higher incomes, and more people 
with advanced degrees.

Race and Ethnicity

 » East subareas including Columbia Corridor, Kelly Butte/Wilkes, and Johnson Creek 
have higher populations of people of color, while west subareas have higher 
percentages of white people

 » West subareas are predominantly white: 88% South of Barbur, 86% in Southwest, 
and 82% in Northwest

 » East subareas vary in population breakdown with greatest percentage of Black 
people in Columbia Corridor (13%) with next greatest number of 7% in Kelly Butte/
Wilkes subarea

 » Asian populations are highest in Kelly Butte/Wilkes and Johnson Creek subareas 
(both 12%) and Northwest (11%)

 » Hispanic populations are highest in Kelly Butte/Wilkes (18%) and Columbia Corridor 
(17%)

 Income

 » Individual incomes in eastern subareas are substantially lower than those in the 
west, with over 35% of individuals earning 75,000 a year or greater as compared 
with eastern subareas at 15% (Columbia Corridor) 12% (Kelly Butte/Wilkes) and 18% 
(Johnson Creek).

  

DRAFT 

 
 

Urbsworks, Inc   |  Portland Oregon 97239 USA  |  503 827 4155  |  www.urbsworks.com	

1 

Date  20_1228  |   Subject  Portland DLCD   |   To   Erika  |   From  Marcy McInelly 

PORTLAND DLCD EQUITY CONSIDERATIONS 

Background 
Morgan pointed out that he liked the way that the Streetcar Community Engagement Plan represented demographic 
data, with the Portland as a whole data compared to the study area 

Email, Morgan Tracy, 23 December: “I was reviewing the Streetcar public engagement plan this morning and came 
across this table of demographic data that they included in that report. See pps 21-23. I especially like the inclusion of 
citywide percentage data for comparison.” 

If set up similarly, our tables would be set up as shown below. 

Key to study areas 
1 NW Northwest  4 NE Columbia Corridor 

2 SW1 South of Hwy 26 5 OE Kelly Butte/Wilkes (outer east) 

3 SW2 South of Barbur 6 SE Johnson Creek 

 

 Study Areas      Portland 
2019 1 | NW 2 | SW 1 3 | SW2 4 | NE  5 | OE 6 | SE 

Population        

Total population 17,218 32,029 18,205 10,887 25,963 51,619 653,467 

Race and Ethnicity        

Total people of color 2,825 3,440 2,059 3,894 9,948 15,831 192,808 

People of color 16% 11% 11% 36% 38% 31% 30% 

White 82% 88% 86% 71% 73% 70% 70% 

Black 1% 2% 2% 13% 7% 6% 6% 

Native American <1% <1% <1% 1% 1% 1% 1% 

Asian 11% 5% 4% 4% 12% 12% 8% 

Native Hawaiian / Pacific Is. <1% <1% <1% 1% 1% 1% 1% 

Other 5% 4% 6% 6% 5% 5% 5% 

Hispanic 4% 4% 5% 17% 18% 11% 10% 

        

  

DRAFT 
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 Study Areas      Portland 
2019 1 | NW 2 | SW 1 3 | SW2 4 | NE  5 | OE 6 | SE 

Income        

Median HH Income       $76,231 

Per Capita Income       $45,035 

% of people with income 90% 92% 91% 87% 87% 86%  

% people without income 10% 8% 9% 13% 13% 14%  

$1 to $15,000  19% 18% 21% 27% 30% 24%  

$15,000 - $34,999 16% 17% 17% 29% 31% 28%  

$35,000 - $49,999 10% 9% 11% 14% 13% 15%  

$50,000 - $74,999 14% 14% 13% 15% 16% 15%  

$75,000 and above 42% 41% 37% 15% 12% 18%  

 

	  

*All subarea data is from 2019 American Communities Survey 5-year estimates.
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Demographics key findings
Age

 » Age groups are not drastically different across subareas ; however, the share of 
seniors (60 and up) is higher than the city as a whole.

Education

 » West subareas are highly educated with almost 3/4 of the population with 
bachelor’s or advanced degree (71% in northwest, and 72% in both southwest 
subareas). This is almost 20% higher than Portland as a whole

 » East subareas have lower educational attainment. College or advanced degree 
is 22% in Kelly Butte/Wilkes subarea and 32% in Columbia Corridor and Johnson 
Creek areas

 » Housing

 » Homeowners comprise a much higher share of housing in all subareas (59-83%) 
than the city as a whole (54%)

 » More renters are found in east subareas, more owners in west subareas

 » Columbia Corridor subarea has the highest percentage of renters (41%) which is 
closer to the city as a whole (46% renters) while Northwest subarea has the highest 
percentage of home ownership (76%). 

Commute Mode

 » Higher than average share of the population commute by single occupancy 
vehicles

 » A greater percent of people work from home in west subareas

  

DRAFT 

 
 

Urbsworks, Inc   |  Portland Oregon 97239 USA  |  503 827 4155  |  www.urbsworks.com	
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 Study Areas      Portland 
2019 1 | NW 2 | SW 1 3 | SW2 4 | NE  5 | OE 6 | SE 

Age        

19 and under 22% 22% 24% 20% 22% 26% 20% 

20 to 59 55% 51% 52% 59% 53% 54% 61% 

60 - 69 13% 14% 15% 14% 12% 11% 10% 

70 and over 10% 13% 9% 8% 12% 8% 9% 

Highest education level 
completed 

       

Less than HS <1% 1% <1% 14% 18% 10% 7% 

HS diploma 7% 8% 7% 21% 27% 23% 15% 

Some college 15% 15% 14% 27% 26% 24% 26% 

BA/BS degree 35% 36% 39% 21% 15% 18% 31% 

Advanced degree 36% 36% 33% 11% 7% 14% 21% 

Housing tenure        

Total HH 7,254 13,547 6,914 4,065 9,274 16,865 280,176 

Share HH Own 76% 74% 83% 59% 65% 70% 54% 

Share HH Rent 24% 26% 17% 41% 35% 30% 46% 

Commute mode        

Total Workers 9,197 16,029 9,848 5,325 10,481 24,873 366,463 

Share SOV 73% 65% 65% 65% 68% 69% 56% 

Share Non SOV 27% 35% 35% 35% 32% 31% 44% 

Share Carpool 6% 8% 10% 8% 12% 14% 8% 

Share Transit 3% 6% 6% 11% 8% 8% 13% 

Share Bicycle 2% 2% 2% 3% 1% 1% 5% 

Share Walk 3% 5% 5% 4% 2% 1% 6% 

Share Other 1% <1% <1% 1% 1% 1% 1% 

Share Telework 11% 13% 11% 7% 4% 6% 9% 
*All subarea data is from 2019 American Communities Survey 5-year estimates.



8
Portland Residential Infill: R10 and R20  |  Existing Conditions  |  Urbsworks, Inc.  |  June 2021

OPPORTUNITY AND ACCESS
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Home Owners’ Loan 
Corporation (HOLC) Historic 
and Racist Redlining Maps
 » Historical and racist practice of 
redlining has been layered with 
existing R10 and R20 zones to 
understand impacts for this project

 » Most R10 and R20 were not included 
in the HOLC map

 » No R10 and R20 areas on the east side 
were mapped

 » West subareas have patches of green 
areas, though minimal. This includes 
all of Dunthorpe and smaller SW areas 
close to downtown

 » South of Barbur: no areas zoned R10/
R20 were redlined

 » South of Hwy 26 subarea has the 
greatest mix of neighborhood grading, 
with patches of blue, yellow and green

Subareas

Boundary_Portland

Zoning
Zones	R10	and	R20

HOLC	Areas	by	Grade
A	"Best"

B	"Still	Desireable"

C	"Definitely	Declining"

D	"Hazardous"

R10	and	R20	Overlay:	Historic	HOLC	Map

Subareas

Boundary_Portland

Zoning
Zones	R10	and	R20

HOLC	Areas	by	Grade
A	"Best"

B	"Still	Desireable"

C	"Definitely	Declining"

D	"Hazardous"

R10	and	R20	Overlay:	Historic	HOLC	Map

HOLC data from Mapping Inequality:

Robert K. Nelson, LaDale Winling, Richard Marciano, Nathan Connolly, et al., “Mapping Inequality,” American Panorama, ed. Robert K. Nelson and Edward L. Ayers, accessed February 17, 
2021, https://dsl.richmond.edu/panorama/redlining/#loc=12/45.544/-122.771&city=portland-or.

South of 
Hwy 26

Northwest

South of Barbur

Johnson Creek

Columbia Corridor

Kelly Butte/
Wilkes
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Subareas

Boundary_Portland

Zones	R10	and	R20

Opportunity	Mapping
1

2

3

4

5

Key findings
 » Levels of opportunity scaled low (1) to high (5). White overlay shows zones R10 and R20

 » Areas zoned R10 and R20 are mostly on the outskirts of the City, with less access to 
walkable neighborhood centers and other amenities, therefore they have a lower rating 
on the opportunity scale. 

 » East subareas are all Level 2, with the exception of one small area in Johnson Creek

 » West subareas are mostly Level 2, with some Level 3 and Level 4, especially the 
Southwest subarea.

Portland Opportunity Area Mapping Methodology - 2017
Category Weight Indicator/Variable 

Childhood 
Education 

 (1/5) 

60% Achievement Index Rating (Elementary, High Schools) 
Scored 1-5 on Academic Achievement by Oregon Department of Education 

20%  High School Graduation Rates  
<73% = 1, 73.1-80% = 2, 80.1 – 85% = 3, 85.1 – 89% = 4, >89.1% = 5 

20% Proximity to Schools evaluated as Access & Achievement 
Access: 1/4 mile = 3 points; 1/2 mile = 2 points;  1 mile= 1 point 
Achievement:  1-5 ODE Achievement Score      
Access + Achievement: Combinations like, ¼ mile+ 5 achievement score = 8 pts, 

Employment 
(1/5) 

55% Density (by number & size of firms) of higher-wage industries in 1-mile radius 
Includes job sectors that pay Multnomah County at least a self-sufficiency wage of $73,563 for one 
adult with two children family 

35% Density (by number & size of firms) of lower-wage industries in 1-mile radius 
Includes job sectors that pay Multnomah County less than self-sufficiency wage of $73,563 for one 
adult with two children family 

10% Proximity to Adult Education Resources 
1/4 mile = 3 points; 1/2 mile = 2 points; 1 mile = 1 point 

 Junior Colleges – 611210
 Colleges, Universities & Professional Schools – 611310
 Business & Secretarial Schools – 6114
 Computer Training – 611420
 Trade Schools/Cosmetology & Barber Schools – 611511
 Apprenticeship Training – 611513
 Other Technical & Trade Schools – 611519

Transportation 
(1/5) 

70% Proximity to Transit 
1/4 mile= 3 points; 1/2 mile= 2 points; 1 mile= 1point 

 Light Rail Stops &  Transit Centers (wt. X 5)
 Frequent Bus Service & Streetcar Stops (Trimet) (wt. X 4)
 Regular Bus Service Stops (Trimet) (wt. X 3
 Weekday/Rush Hour Only Stops (Trimet) (wt. X 2)
 Bike Lanes (Blvd/Lane/ Low Traffic Streets: PBOT Bike Plan (wt. X 1)

20% 
10% 

Density of Sidewalks 
Density of Curb Cuts 

Access to 
Family Wage 

Jobs 
(1/5) 

**2013 Data** 

100% Number of family-wage jobs within 60 mts. (via mass transit) 

 486,742-646,529 (5 pts.)
 410,938-484,008 (4 pts.)
 315,446-409,601 (3 pts.)
 163,715-306,877 (2 pts.)
 162,194 or less (1 pt.)

Healthy Eating 
Active Living 

(HEAL) 
(1/5) 

30% Proximity to Parks/Natural Areas/Senior (District) Centers 
1/4 mile = 3 points; 1/2 mile = 2 points; 1 mile = 1 point 

50% Proximity to food sources  
1/4 mile = 3 points; 1/2 mile = 2 points; 1 mile = 1 point 

 Large Chain Grocery Stores (wt.X3)
 Meal Centers (wt. X3)
 Independent, Ethnic, Produce Stores (wt.X 2)
 Farmer's Market (Seasonal) (wt. X 1)
 Community Garden Locations (wt. X 1)

20% Proximity to Health Care Providers 
1/4 mile =3 points; 1/2 mile = 2 points; 1 mile= 1point 

 Multnomah County Health Clinics (wt. X 3)
 Clinics/Providers accepting Oregon Health Plan (wt. X 2)
 Hospitals with Emergency Rooms (wt. X 1)

Opportunity mapping

 » The 2035 Comprehensive Plan and the Portland Plan’s 
Healthy Connected City provide guidance to expand 
opportunities for Portlanders to live in complete 
communities offering a mix of desirable services and 
opportunities.

 » The Opportunity Map categorizes Portland neighborhoods 
into varying levels of opportunity, scored Low to High, with 
market-rate housing in high-opportunity neighborhoods 
tending to be expensive compared to more affordable 
housing in areas that offer fewer opportunities.

Opportunity Methodology includes five categories: 

 » Childhood Education

 » Employment

 » Transportation

 » Access to Family Wage Jobs

 » Healthy Eating/Active Living

South of 
Hwy 26

Northwest

South of Barbur

Johnson Creek

Columbia Corridor

Kelly Butte/
Wilkes

Subareas

Boundary_Portland

Zones	R10,	R20,	RF

Opportunity	Mapping
1

2

3

4

5
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Urban Service Boundary

Industrial and open space

Tracts with more persons of color

Composite quintile score
Four vulnerability factors

0 - 4 (least vulnerable)

4 - 9

10 - 12

13 - 16 (most vulnerable)

Economic Vulnerability Assessment 2018

October 2018

City of Portland, Oregon || 
Bureau of Planning and Sustainability ||
Housing and Economic Planning

N:\work\comp_planning\comp_coord\Housing\Gentrification 2017\vulnerability\revised_methodology\vulnerability_mapping_revised_full_changes.mxd

The information on this map was derived from City of Portland GIS databases. Care was taken in the creation of this map
but it is provided "as is". The City of Portland cannot accept any responsibility for error, omissions or positional accuracy.

N 0 21
Miles

Data sources: Regional Multiple Listing Service (RMLS); Zillow.com Rental Data; Census 2000; ACS 2006-10, 2011-15 (CHAS) and 2012-16 5-year estimates.

Data sources: Lisa Bates (2013); Census 1990; Census 2000; ACS 2006-10 and 2005-09 (CHAS) 5-year estimates.

Method overview
Four vulnerability factors:
   a) Renter households
   b) Low-income households (0-80% MFI)
   c) People of color
   d) Lacking four-year degree
Composite vulnerability is the sum of the quintile score
that each census tract ranked across all four factors.
Data sources:
   1. 2012–2016 American Community Survey (ACS)
   2. U.S. Dept. of Housing and Urban Development,
       CHAS Data, 2011–2015.

Analysis based on 2010 census tracts

Economic Vulnerability 
Assessment
 » Four levels of vulnerability from 
light (least vulnerable) to dark (most 
vulnerable)

 » Red outline shows R10 and R20 overlay

 » East subareas are substantially 
more vulnerable than those on the 
west

 » Kelly Butte/Wilkes subarea is most 
vulnerable, with pockets also in 
Columbia Corridor and some  in 
Johnson Creek

 » West subareas are primarily in least 
vulnerable category

Zones	R10	and	R2

Zones R10 and R20 

South of 
Hwy 26

Northwest

South of Barbur

Johnson Creek

Columbia Corridor

Kelly Butte/
Wilkes*

*

*
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Urban Service Boundary

Industrial and open space

Displacement risk area

Low-income cost-burdened renters
Share of households

0.0% - 10.0%

10.1% - 20.0%

20.1% - 30.0%

30.1% - 52.1%

High Displacement Risk Assessment: Low-income Cost-burdened Renters 2015

October 2018

City of Portland, Oregon || 
Bureau of Planning and Sustainability ||
Housing and Economic Planning

N:\work\comp_planning\comp_coord\Housing\Gentrification 2017\vulnerability\revised_methodology\vulnerability_mapping_revised_full_changes.mxd

The information on this map was derived from City of Portland GIS databases. Care was taken in the creation of this map
but it is provided "as is". The City of Portland cannot accept any responsibility for error, omissions or positional accuracy.

N 0 21
Miles

Data sources: Regional Multiple Listing Service (RMLS); Zillow.com Rental Data; Census 2000; ACS 2006-10, 2011-15 (CHAS) and 2012-16 5-year estimates.

Data sources: Lisa Bates (2013); Census 1990; Census 2000; ACS 2006-10 and 2005-09 (CHAS) 5-year estimates.

Analysis based on 2010 census tracts

Displacement Risk 
Assessment
 » Four levels of low income cost-
burdened renters show share of 
households by percentages low (light) 
to high (dark)

 » “Cost burdened” means households 
that are paying more than 30% of their 
income on housing

 » Blue outline shows R10 and R20 overlay

 » West subareas have significantly 
fewer low-income cost-burdened 
households

 » Johnson Creek, Kelly Butte/Wilkes, 
and Columbia Corridor have 
displacement risk areas; none present 
in west subareas

South of 
Hwy 26

Northwest

South of Barbur

Johnson Creek

Columbia Corridor

Kelly Butte/
Wilkes

Zones R10 and R20 
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LOT SIZES
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Lot sizes
 » Evaluated Lot sizes to understand how many were 
below the minimum size, met the minimum, or 
were large enough to be divided into 2 or 3 or 
more parcels.

 » Largest portion of lots that are immediately 
developable (shown in orange)

 » Range of additional lots that could potentially be 
divided into 2 or 3 or more parcels across subareas
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Subareas

Boundary_Portland

R10
R10	lots	less6000

R10	lots	6k-18999k

R10	lots	19k-28999k

R10	lots	29k	and	greater

R10	Taxlot	Size

R10
R10	lots	less6000

R10	lots	6k-18999k

R10	lots	19k-28999k

R10	lots	29k	and	greater

R10	Taxlot	Size

R10 Lot sizes
 » Detail of R10 lots in Johnson 
Creek for illustrative purposes 

 » Yellow area shows lots that can 
potentially be divided into 3 or 
more parcels

Northwest

South of Barbur

Johnson Creek

Kelly Butte/
Wilkes

Subareas

Boundary_Portland

R10
R10	lots	less6000

R10	lots	6k-18999k

R10	lots	19k-28999k

R10	lots	29k	and	greater

R10	Taxlot	Size

South of 
Hwy 26

Columbia Corridor
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Subareas

Boundary_Portland

R20	tax	less	12k

R20	tax	12k-37999

R20	tax	38k-57999

R20	tax	58k	and	greater

R20	Taxlot	Size

R20 Lot sizes
 » Detail of R20 lots in 
Dunthorpe for illustrative 
purposes 

 » Yellow area shows lots that 
can potentially be divided 
into 3 or more parcels

Northwest

South of Barbur

Johnson Creek

Kelly Butte/
Wilkes

South of 
Hwy 26

Columbia Corridor

Subareas

Boundary_Portland

R20	tax	less	12k

R20	tax	12k-37999

R20	tax	38k-57999

R20	tax	58k	and	greater

R20	Taxlot	Size
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INFRASTRUCTURE CONSTRAINTS
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Residential Infill Project Sanitary Constraints

March 16, 2021

City of Portland, Oregon // Bureau of Planning & Sustainability // Geographic Information System
The information on this map was derived from City of Portland GIS databases. Care was taken in the creation of this map but it is provided "as is". The City of Portland cannot
accept any responsibility for error, omissions or positional accuracy.

The City of Portland ensures meaningful access to city programs, services, and activities to comply with Civil Rights Title VI and ADA Title II laws and reasonably provides:
translation, interpretation, modifications, accommodations, alternative formats, auxiliary aids and services. To request these services, contact 503-823-7700, City TTY
503-823-6868, Relay Service: 711.

E:\Dropbox (BPS Tech Services)\BPS Tech Services Team Folder\gis\projects\Residential_Infill_2\Maps\New_z_overlay_maps_210315\New_z_overlay_maps_210315.aprx

0 2 41
Miles

Legend
City of Portland Boundary
Sanitary Constraints

Infrastructure 
Constraints: Sanitary
 » Lots are shown as constrained if 
they have been identified as not 
able to connect to the public 
sewer system

 » Sewer constraints are most 
prominent in Northwest for 
both zones

 » Johnson Creek subarea also 
has a large number of sanitary-
constrained lots

South of 
Hwy 26

Northwest

South of Barbur
Johnson Creek

Columbia Corridor

Kelly Butte/
Wilkes

Zones R10 and R20 
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Stormwater Constraints
 » Lots are shown as constrained if they 
are more than 50’ from a mapped 
stormwater pipe or culvert, combined 
sewer pipe, sump, or stream/river/
drainageway, AND meet one or more of 
the following conditions: 

 »  are less than 10’ to seasonal high 
groundwater 

 »  are identified as not suitable for 
infiltration based on soil and slope 

 »  in a mapped wellhead protection area

 » Most stormwater constraints are 
concentrated on the west side, with 
some pockets in the Johnson Creek 
subarea

Residential Infill Project Stormwater Constraints

March 16, 2021

City of Portland, Oregon // Bureau of Planning & Sustainability // Geographic Information System
The information on this map was derived from City of Portland GIS databases. Care was taken in the creation of this map but it is provided "as is". The City of Portland cannot
accept any responsibility for error, omissions or positional accuracy.

The City of Portland ensures meaningful access to city programs, services, and activities to comply with Civil Rights Title VI and ADA Title II laws and reasonably provides:
translation, interpretation, modifications, accommodations, alternative formats, auxiliary aids and services. To request these services, contact 503-823-7700, City TTY
503-823-6868, Relay Service: 711.

E:\Dropbox (BPS Tech Services)\BPS Tech Services Team Folder\gis\projects\Residential_Infill_2\Maps\New_z_overlay_maps_210315\New_z_overlay_maps_210315.aprx
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Legend
Stormwater Constraints
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South of 
Hwy 26

Northwest

South of Barbur
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Unmaintained streets
 » Lots are constrained if they only 
front on streets that have not been 
accepted for maintenance. These 
streets either do not or have not 
been confirmed as meeting the 
weight bearing and road surface 
requirement for fire trucks.

 » Minimal transportation 
constraints in R10/R20 zones 
throughout all subareas

Residential Infill Project Unmaintained Streets

March 16, 2021

City of Portland, Oregon // Bureau of Planning & Sustainability // Geographic Information System
The information on this map was derived from City of Portland GIS databases. Care was taken in the creation of this map but it is provided "as is". The City of Portland cannot
accept any responsibility for error, omissions or positional accuracy.

The City of Portland ensures meaningful access to city programs, services, and activities to comply with Civil Rights Title VI and ADA Title II laws and reasonably provides:
translation, interpretation, modifications, accommodations, alternative formats, auxiliary aids and services. To request these services, contact 503-823-7700, City TTY
503-823-6868, Relay Service: 711.
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Water Constraints
 » Lots are shown as constrained 
if they meet one or more of the 
following conditions:

 »1 | greater than 50’ from a water 
main; 

 »2 | less than 50’ from a 2” water 
distribution main AND not within 
50’ of a distribution main larger 
than 2”

 » Water constrained lots are scattered 
throughout all subareas, but 
remains minimal overall South of 

Hwy 26

Northwest

South of Barbur

Johnson Creek

Columbia Corridor

Kelly Butte/
Wilkes

Residential Infill Project Water Constraints

March 16, 2021

City of Portland, Oregon // Bureau of Planning & Sustainability // Geographic Information System
The information on this map was derived from City of Portland GIS databases. Care was taken in the creation of this map but it is provided "as is". The City of Portland cannot
accept any responsibility for error, omissions or positional accuracy.

The City of Portland ensures meaningful access to city programs, services, and activities to comply with Civil Rights Title VI and ADA Title II laws and reasonably provides:
translation, interpretation, modifications, accommodations, alternative formats, auxiliary aids and services. To request these services, contact 503-823-7700, City TTY
503-823-6868, Relay Service: 711.
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Environmental Overlays
 » These areas show the City’s 
environmental zones, including the 
‘p’ protection zone, ‘c’ conservation 
zone, and ‘v’ Pleasant Valley Natural 
Resources zone.

 » R10/R20 areas on the west have 
many conservation and protection 
zone overlays as well as the 
Johnson Creek subarea

March 3, 2021

City of Portland ||
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The City of Portland ensures meaningful access to city programs, services,
and activities to comply with Civil Rights Title VI and ADA Title II laws and

reasonably provides: translation, interpretation, modifications,
accommodations, alternative formats, auxiliary aids and services. To

request these services, contact 503-823-7700, City TTY 503-823-6868,
Relay Service: 711.

The information on this map was derived from City of Portland GIS
databases. Care was taken in the creation of this map but it is provided "as

is". The City of Portland cannot accept any responsibility for error,
omissions or positional accuracy.

E:\Dropbox (BPS Tech Services)\BPS Tech Services Team Folder\gis
\projects\Residential_Infill_2\Maps

\RIP2_existing_conditions_atlas_210331\RIP2_existing_conditions_atlas_210331.aprx

Legend
Conservation zone (c)
Protection zone (p)
Pleasant Valley natural resource (v)
R20/R10 Zoning
Urban Service  Boundary

Residential Infill
Project - Existing
Conditions Atlas

Environmental
Overlays

February 2021

City of Portland ||
Bureau of Planning and Sustainability ||
Geographic Information Systems

2020 Home
Sales
Single-Family Homes
in R10 & R20 Zones

Portland

Lake

Happy
Milwaukie

Vancouver

Maywood
Park

Beaverton

King

Tigard
Valley

Oswego

Fairview

I-205

I-5

I-2
05H

W
Y

217

I-4
05

I-84

US  30

LEWIS & CLARK HWY

500

HWY

HWY

M
cLO

UG
HLIN

BLVD

HWY  224

HW
Y 99E

99
-W

FOURTHFR
U

IT
 V

AL
LE

Y

AN
D

R
ES

EN

PLAIN

16
4T

H

1ST ST

COLUMBIA

SANDY
BLVD

82
N

D

DIVISION ST

R
D

Burlington

Damascus

Orchards

WASHINGTON
OREGON

W
illam

ette

M
ultnom

ah Channel

River

Lake

Bull
Mtn

Mt
Talbert

Mt
Scott

Portland

Airport

F o r e s t    P a r k

Hayden Island

Government Island

ST

16
2N

D

MILL

BLVD
PLAIN

HWYSR-501

18TH ST

13
8T

H
 A

V

20TH ST

34TH ST

RE
ED

ER
 R

D

CANYON RD

RD

LOMBARD

RD

HALL

BLVD

R
D

OLE
SON

BARNES

M
U

R
R

AY
BL

VD

HWY

HILLSDALEBEAVERTON

RD

CORNELL

UNION

RD

12
2N

D

RD

FOSTER

18
2N

D

RD

SUNNYSIDE

M
ACADAM

  AVE

SANDY

BLVD

ST

AIRPORT

WAY

HALSEY ST

KILLINGSWORTH ST

11
2T

H

POWELL BLVD

BURNSIDE ST

14
8T

H

OATFIELD

KING RD

BOONES FERRY 
R

D

PRESCOTT ST

GLISAN ST

17
2N

D
   

AV

19
0T

H
  D

R

DR
MARINE

BLVD

Sauvie Island

International

CLACKAMAS CO.

MULTNOMAH CO.

Columbia

River

Smith

Lake

Bybee
Lake

12
TH

VAUGHN

10
2N

D

C
ES

AR
  E

. C
H

AV
EZ

M
. L

. K
IN

G

BARBUR  B
LV

D

I-5
I-5

AV
E

IN
TE

R
ST

AT
E

#1 Northwest

#2 Southwest
#3 South
of Barbur

#4 Columbia
Corridor

#5 East

#6 Johnson
Creek

"E:\Dropbox (BPS Tech Services)\BPS Tech Services Team
Folder\gis\projects\Residential_Infill_2\

Maps\RIP2_Permit_Activity_201223\
RIP2_Permit_Activity_201223.aprx"

N
0 21

Miles

The City of Portland ensures meaningful access to city
programs, services, and activities to comply with Civil Rights

Title VI and ADA Title II laws and reasonably provides:
translation, interpretation, modifications, accommodations,
alternative formats, auxiliary aids and services. To request

these services, contact 503-823-7700, City TTY 503-823-6868,
Relay Service: 711.

The information on this map was derived from City of
Portland GIS databases. Care was taken in the creation

of this map but it is provided "as is". The City of Portland
cannot accept any responsibility for error, omissions or

positional accuracy.

City of Portland Boundary
RIP2 Subarea

Single-Family Home Sale
Sale $ < Citywide Median 
Sale $ > Citywide Median

RIP2 Zone
R10
R20

#1 Northwest $845,625.87
#2 Southwest $823,120.90
#3 South of Barbur $696,397.14
#4 Columbia Corridor $439,329.03
#5 East $407,637.56
#6 Johnson Creek $483,947.51

Subarea Median Sale Price

Source: Regional Multiple Listings Service (RMLS).

Portland Citywide   $495,556.00
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Flood Hazards
 » These areas reflect the FEMA 
special flood hazard area, floodway, 
and 1996 Flood Inundation area

 » Most flood hazards are on the east 
side, with pockets in Johnson Creek 
and Columbia Corridor.

March 3, 2021
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The City of Portland ensures meaningful access to city programs, services,
and activities to comply with Civil Rights Title VI and ADA Title II laws and

reasonably provides: translation, interpretation, modifications,
accommodations, alternative formats, auxiliary aids and services. To

request these services, contact 503-823-7700, City TTY 503-823-6868,
Relay Service: 711.

The information on this map was derived from City of Portland GIS
databases. Care was taken in the creation of this map but it is provided "as

is". The City of Portland cannot accept any responsibility for error,
omissions or positional accuracy.

E:\Dropbox (BPS Tech Services)\BPS Tech Services Team Folder\gis
\projects\Residential_Infill_2\Maps

\RIP2_existing_conditions_atlas_210331\RIP2_existing_conditions_atlas_210331.aprx

Legend
FEMA 100-year floodplain
FEMA Floodway
1996 Flood Extent
R20/R10 Zoning
Urban Service  Boundary

Residential Infill
Project - Existing
Conditions Atlas

Flood
Hazards

February 2021

City of Portland ||
Bureau of Planning and Sustainability ||
Geographic Information Systems

2020 Home
Sales
Single-Family Homes
in R10 & R20 Zones

Portland

Lake

Happy
Milwaukie

Vancouver

Maywood
Park

Beaverton

King

Tigard
Valley

Oswego

Fairview

I-205

I-5

I-2
05H

W
Y

217

I-4
05

I-84

US  30

LEWIS & CLARK HWY

500

HWY

HWY

M
cLO

UG
HLIN

BLVD

HWY  224

HW
Y 99E

99
-W

FOURTHFR
U

IT
 V

AL
LE

Y

AN
D

R
ES

EN

PLAIN

16
4T

H

1ST ST

COLUMBIA

SANDY
BLVD

82
N

D

DIVISION ST

R
D

Burlington

Damascus

Orchards

WASHINGTON
OREGON

W
illam

ette

M
ultnom

ah Channel

River

Lake

Bull
Mtn

Mt
Talbert

Mt
Scott

Portland

Airport

F o r e s t    P a r k

Hayden Island

Government Island

ST

16
2N

D

MILL

BLVD
PLAIN

HWYSR-501

18TH ST

13
8T

H
 A

V

20TH ST

34TH ST

RE
ED

ER
 R

D

CANYON RD

RD

LOMBARD

RD

HALL

BLVD

R
D

OLE
SON

BARNES

M
U

R
R

AY
BL

VD

HWY

HILLSDALEBEAVERTON

RD

CORNELL

UNION

RD

12
2N

D

RD

FOSTER

18
2N

D

RD

SUNNYSIDE

M
ACADAM

  AVE

SANDY

BLVD

ST

AIRPORT

WAY

HALSEY ST

KILLINGSWORTH ST

11
2T

H

POWELL BLVD

BURNSIDE ST

14
8T

H

OATFIELD

KING RD

BOONES FERRY 
R

D

PRESCOTT ST

GLISAN ST

17
2N

D
   

AV

19
0T

H
  D

R

DR
MARINE

BLVD

Sauvie Island

International

CLACKAMAS CO.

MULTNOMAH CO.

Columbia

River

Smith

Lake

Bybee
Lake

12
TH

VAUGHN

10
2N

D

C
ES

AR
  E

. C
H

AV
EZ

M
. L

. K
IN

G

BARBUR  B
LV

D

I-5
I-5

AV
E

IN
TE

R
ST

AT
E

#1 Northwest

#2 Southwest
#3 South
of Barbur

#4 Columbia
Corridor

#5 East

#6 Johnson
Creek

"E:\Dropbox (BPS Tech Services)\BPS Tech Services Team
Folder\gis\projects\Residential_Infill_2\

Maps\RIP2_Permit_Activity_201223\
RIP2_Permit_Activity_201223.aprx"

N
0 21

Miles

The City of Portland ensures meaningful access to city
programs, services, and activities to comply with Civil Rights

Title VI and ADA Title II laws and reasonably provides:
translation, interpretation, modifications, accommodations,
alternative formats, auxiliary aids and services. To request

these services, contact 503-823-7700, City TTY 503-823-6868,
Relay Service: 711.

The information on this map was derived from City of
Portland GIS databases. Care was taken in the creation

of this map but it is provided "as is". The City of Portland
cannot accept any responsibility for error, omissions or

positional accuracy.

City of Portland Boundary
RIP2 Subarea

Single-Family Home Sale
Sale $ < Citywide Median 
Sale $ > Citywide Median

RIP2 Zone
R10
R20

#1 Northwest $845,625.87
#2 Southwest $823,120.90
#3 South of Barbur $696,397.14
#4 Columbia Corridor $439,329.03
#5 East $407,637.56
#6 Johnson Creek $483,947.51

Subarea Median Sale Price

Source: Regional Multiple Listings Service (RMLS).

Portland Citywide   $495,556.00
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Landslide Hazards
 » These areas reflect Potential Rapidly 
Moving Landslide Hazard Zones 
as shown in the DOGAMI IMS-22 
publication and High Susceptibility 
Deep Landslide, Landslide Deposit 
or Scarp as shown in the DOGAMI 
IMS-57 publication.

 » Landslide hazards are 
overwhelmingly present on the 
west side, throughout all three 
subareas.

March 3, 2021
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The City of Portland ensures meaningful access to city programs, services,
and activities to comply with Civil Rights Title VI and ADA Title II laws and

reasonably provides: translation, interpretation, modifications,
accommodations, alternative formats, auxiliary aids and services. To

request these services, contact 503-823-7700, City TTY 503-823-6868,
Relay Service: 711.

The information on this map was derived from City of Portland GIS
databases. Care was taken in the creation of this map but it is provided "as

is". The City of Portland cannot accept any responsibility for error,
omissions or positional accuracy.
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programs, services, and activities to comply with Civil Rights

Title VI and ADA Title II laws and reasonably provides:
translation, interpretation, modifications, accommodations,
alternative formats, auxiliary aids and services. To request

these services, contact 503-823-7700, City TTY 503-823-6868,
Relay Service: 711.

The information on this map was derived from City of
Portland GIS databases. Care was taken in the creation

of this map but it is provided "as is". The City of Portland
cannot accept any responsibility for error, omissions or
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City of Portland Boundary
RIP2 Subarea

Single-Family Home Sale
Sale $ < Citywide Median 
Sale $ > Citywide Median

RIP2 Zone
R10
R20

#1 Northwest $845,625.87
#2 Southwest $823,120.90
#3 South of Barbur $696,397.14
#4 Columbia Corridor $439,329.03
#5 East $407,637.56
#6 Johnson Creek $483,947.51

Subarea Median Sale Price

Source: Regional Multiple Listings Service (RMLS).

Portland Citywide   $495,556.00
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Wildfire Hazards
 » These areas are shown in the 
Wildfire Hazard Zone Map which 
is based on topography, weather, 
vegetation type and fuel density.

 » All west subareas along with 
Johnson Creek have substantial 
wildfire hazard risk

 » Minimal to no wildfire hazards 
present in Columbia Corridor and 
Kelly Butte/Wilkes subareas
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The City of Portland ensures meaningful access to city programs, services,
and activities to comply with Civil Rights Title VI and ADA Title II laws and

reasonably provides: translation, interpretation, modifications,
accommodations, alternative formats, auxiliary aids and services. To

request these services, contact 503-823-7700, City TTY 503-823-6868,
Relay Service: 711.

The information on this map was derived from City of Portland GIS
databases. Care was taken in the creation of this map but it is provided "as

is". The City of Portland cannot accept any responsibility for error,
omissions or positional accuracy.
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The City of Portland ensures meaningful access to city
programs, services, and activities to comply with Civil Rights

Title VI and ADA Title II laws and reasonably provides:
translation, interpretation, modifications, accommodations,
alternative formats, auxiliary aids and services. To request

these services, contact 503-823-7700, City TTY 503-823-6868,
Relay Service: 711.

The information on this map was derived from City of
Portland GIS databases. Care was taken in the creation

of this map but it is provided "as is". The City of Portland
cannot accept any responsibility for error, omissions or

positional accuracy.

City of Portland Boundary
RIP2 Subarea

Single-Family Home Sale
Sale $ < Citywide Median 
Sale $ > Citywide Median

RIP2 Zone
R10
R20

#1 Northwest $845,625.87
#2 Southwest $823,120.90
#3 South of Barbur $696,397.14
#4 Columbia Corridor $439,329.03
#5 East $407,637.56
#6 Johnson Creek $483,947.51

Subarea Median Sale Price

Source: Regional Multiple Listings Service (RMLS).

Portland Citywide   $495,556.00

South of 
Hwy 26

Northwest

South of Barbur

Johnson Creek

Columbia Corridor

Kelly Butte/
Wilkes



27
Portland Residential Infill: R10 and R20  |  Existing Conditions  |  Urbsworks, Inc.  |  June 2021Portland Residential Infill: R10 and R20  |  Existing Conditions  |  Urbsworks, Inc.  |  June 2021

Employment Area
 » These areas are designated 
Industrial Sanctuary and are an 
important part of meeting the 
City’s future employment needs.

 » No employment areas are 
designated on R10/R20 zoned 
lands
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The City of Portland ensures meaningful access to city programs, services,
and activities to comply with Civil Rights Title VI and ADA Title II laws and

reasonably provides: translation, interpretation, modifications,
accommodations, alternative formats, auxiliary aids and services. To

request these services, contact 503-823-7700, City TTY 503-823-6868,
Relay Service: 711.

The information on this map was derived from City of Portland GIS
databases. Care was taken in the creation of this map but it is provided "as

is". The City of Portland cannot accept any responsibility for error,
omissions or positional accuracy.
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The City of Portland ensures meaningful access to city
programs, services, and activities to comply with Civil Rights

Title VI and ADA Title II laws and reasonably provides:
translation, interpretation, modifications, accommodations,
alternative formats, auxiliary aids and services. To request

these services, contact 503-823-7700, City TTY 503-823-6868,
Relay Service: 711.

The information on this map was derived from City of
Portland GIS databases. Care was taken in the creation

of this map but it is provided "as is". The City of Portland
cannot accept any responsibility for error, omissions or

positional accuracy.

City of Portland Boundary
RIP2 Subarea

Single-Family Home Sale
Sale $ < Citywide Median 
Sale $ > Citywide Median

RIP2 Zone
R10
R20

#1 Northwest $845,625.87
#2 Southwest $823,120.90
#3 South of Barbur $696,397.14
#4 Columbia Corridor $439,329.03
#5 East $407,637.56
#6 Johnson Creek $483,947.51

Subarea Median Sale Price

Source: Regional Multiple Listings Service (RMLS).

Portland Citywide   $495,556.00
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Airport Noise
 » This area shows the 68 decibel 
and higher noise contour for the 
Portland International Airport. 
Residential densities are limited 
within this area.

 » Columbia Corridor is the only 
impacted subarea and it includes 
several small patches within the 
airport noise overlay
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The City of Portland ensures meaningful access to city programs, services,
and activities to comply with Civil Rights Title VI and ADA Title II laws and

reasonably provides: translation, interpretation, modifications,
accommodations, alternative formats, auxiliary aids and services. To

request these services, contact 503-823-7700, City TTY 503-823-6868,
Relay Service: 711.

The information on this map was derived from City of Portland GIS
databases. Care was taken in the creation of this map but it is provided "as

is". The City of Portland cannot accept any responsibility for error,
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The City of Portland ensures meaningful access to city
programs, services, and activities to comply with Civil Rights

Title VI and ADA Title II laws and reasonably provides:
translation, interpretation, modifications, accommodations,
alternative formats, auxiliary aids and services. To request

these services, contact 503-823-7700, City TTY 503-823-6868,
Relay Service: 711.

The information on this map was derived from City of
Portland GIS databases. Care was taken in the creation

of this map but it is provided "as is". The City of Portland
cannot accept any responsibility for error, omissions or

positional accuracy.

City of Portland Boundary
RIP2 Subarea

Single-Family Home Sale
Sale $ < Citywide Median 
Sale $ > Citywide Median

RIP2 Zone
R10
R20

#1 Northwest $845,625.87
#2 Southwest $823,120.90
#3 South of Barbur $696,397.14
#4 Columbia Corridor $439,329.03
#5 East $407,637.56
#6 Johnson Creek $483,947.51

Subarea Median Sale Price

Source: Regional Multiple Listings Service (RMLS).

Portland Citywide   $495,556.00
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Spatial distribution of
2011 - 2020 ADU
permits in R2.5 - R20 zones
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The City of Portland ensures meaningful access to city programs, services,
and activities to comply with Civil Rights Title VI and ADA Title II laws and

reasonably provides: translation, interpretation, modifications,
accommodations, alternative formats, auxiliary aids and services. To

request these services, contact 503-823-7700, City TTY 503-823-6868,
Relay Service: 711.

The information on this map was derived from City of Portland GIS
databases. Care was taken in the creation of this map but it is provided "as

is". The City of Portland cannot accept any responsibility for error,
omissions or positional accuracy.
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Residential permit activity
 » Heat maps show permit activity for single dwellings (left) 
and ADUs (right) in a range from low to high

 » More permit activity on the east side

 » R10 and R20 areas make up 10% of total single dwelling 
permit activity in the last 10 years

 » ADU permit activity accounts for 3% of total activity in 
the last 10 years

Year New SFR % of total New ADU % of total

2011 38 13% 2 4%

2012 27 7% 3 4%

2013 50 9% 2 3%

2014 58 11% 6 7%

2015 63 11% 5 3%
2016 40 7% 5 2%
2017 42 9% 6 2%

2018 55 11% 10 3%

2019 45 12% 5 3%
2020 18 8% 10 7%

Total 457 10% 54 3%

R10 and R20 residential permits 2011 - 2020

March 2021
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Spatial distribution of
2011 - 2020 single-family
permits in R2.5 - R20 zones
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The City of Portland ensures meaningful access to city programs, services,
and activities to comply with Civil Rights Title VI and ADA Title II laws and

reasonably provides: translation, interpretation, modifications,
accommodations, alternative formats, auxiliary aids and services. To

request these services, contact 503-823-7700, City TTY 503-823-6868,
Relay Service: 711.

The information on this map was derived from City of Portland GIS
databases. Care was taken in the creation of this map but it is provided "as

is". The City of Portland cannot accept any responsibility for error,
omissions or positional accuracy.
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Existing structures
 » Looking at floor area ratio distribution and 
age of structures

 » Trend towards larger structures over time, 
with the exception of southwest, where FAR 
was high before 1945

 » Structures built in the last 20 years have the 
highest FAR

 » Johnson Creek and Northwest have the 
highest existing median FARs

Pre-1945 1945 - 1969 1970 - 1999 2000  onward

Kelly Butte/Wilkes

#5 Kelly Butte/Wilkes
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The City of Portland ensures meaningful access to city
programs, services, and activities to comply with Civil Rights

Title VI and ADA Title II laws and reasonably provides:
translation, interpretation, modifications, accommodations,
alternative formats, auxiliary aids and services. To request

these services, contact 503-823-7700, City TTY 503-823-6868,
Relay Service: 711.

The information on this map was derived from City of
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City of Portland Boundary
RIP2 Subarea

Single-Family Home Sale
Sale $ < Citywide Median 
Sale $ > Citywide Median

RIP2 Zone
R10
R20

#1 Northwest $845,625.87
#2 Southwest $823,120.90
#3 South of Barbur $696,397.14
#4 Columbia Corridor $439,329.03
#5 East $407,637.56
#6 Johnson Creek $483,947.51

Subarea Median Sale Price

Source: Regional Multiple Listings Service (RMLS).

Portland Citywide   $495,556.00

Home Sales
 » Large discrepancy between 
sales prices in east subareas vs. 
west subareas

 » East Subareas are about 
10% lower on average than 
Citywide median sales price of 
$495,000

 » West Subareas are about 60% 
higher than the Citywide 
median sales price

 » Columbia Corridor subarea has 
the lowest median sales prices 
at roughly $440,000

 » Highest median sales prices 
are in the Northwest subarea 
at over $845,000

Kelly Butte/Wilkes

Kelly Butte/
Wilkes


