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Adopt the Montgomery Park Area Plan including 
amendments to the Comprehensive Plan, Comprehensive 
Plan Map, Zoning Map, Zoning Code, Citywide Design 
Guidelines, and related amendments to the Guild’s Lake 
Industrial Sanctuary and Northwest District plans (amend 
Code Title 33) 

The City of Portland ordains. 

Section 1. The Council finds: 

1. In 2009, the Portland City Council adopted the Portland Streetcar System 
Concept Plan (Resolution 36732) which identified several possible future 
routes and recommended several for further study with the anticipated 
Comprehensive Plan Update. 

2. The Portland City Council adopted the 2035 Comprehensive Plan on June 15, 
2016, which became effective on May 24, 2018. The 2035 Comprehensive Plan 
Transportation System Plan included recommendations to include several 
streetcar lines in the unconstrained capital projects list for further evaluation, 
including potential future extensions to Montgomery Park in Northwest 
Portland, and the Hollywood District in Northeast Portland. 

3. In fiscal year 2018-19 Portland City Council provided funding to the Bureau of 
Transportation and the Bureau of Planning and Sustainability to begin 
planning for a potential streetcar extension to Montgomery Park (FY 2018-19 
Decision Package TR-5). 

4. In 2018 Metro, as the region’s metropolitan planning organization, applied to 
the Federal Transit Administration (FTA) for grants to support land use and 
Transit Oriented Development (TOD) planning for potential Montgomery 
Park and Hollywood streetcar corridors, and named the City of Portland 
Bureaus of Planning and Sustainability (BPS) and Transportation (PBOT) as 
entities that could conduct some of the proposed work. 

5. In December of 2018 the Federal Transit Administration notified Metro of the 
grant award, and Metro requested that the City of Portland perform the work 
identified in the Montgomery Park to Hollywood (MP2H) Transit and Land 
Use Development Strategy grant.  

6. In 2019, the Bureau of Planning and Sustainability in partnership with the 
Bureau of Transportation, and other supporting agencies, initiated 
the Montgomery Park to Hollywood Transit and Land Use Development 
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Strategy process to study and evaluate land use, housing, economic 
development, transit and other issues along potential future streetcar 
alignments to the northwest and eastside study areas. 

7. Between 2019 and 2023, Portland staff conducted engagement with a variety 
of community members in both the eastside and northwest study areas. The 
community engagement work included meetings with affected area 
neighborhood associations, business organizations and other groups, 
property interests and individuals. The project engaged with four 
community-based organizations to gather input and feedback from 
underrepresented communities in both the eastside and northwest study 
areas. The project recruited a Montgomery Park to Hollywood Northwest 
Project Working Group (Project Working Group) as a sounding board for land 
use and transportation issues in the northwest study area; this group met 
seven times. The project also engaged with the York Street Work Group on 
northwest area issues regarding commemoration of York, the enslaved 
member of the Corps of Discovery for whom NW York Street in the plan area 
is named, and potential public benefits. Finally, project staff and a consultant 
engaged community members on urban design character issues for the 
northwest area, including specific outreach to BIPOC community members.  

8. In addition to attendance at meetings of organizations in the project area 
and affected by the project, and the engagement conducted by four 
community-based organizations and the York Street Work Group, staff 
conducted the following project public events: Montgomery Park to 
Hollywood Kickoff Open House (March 2020); Montgomery Park to 
Hollywood Urban Design Concept Virtual Open House and Survey (Summer 
2020); Northwest Project Working Group (seven meetings; May 2020 to 
November 2021); Montgomery Park to Hollywood Northwest Plan Discussion 
Draft Open House (two meetings; February 2022); Montgomery Park 
Character Statement Workshop (June 2023); Montgomery Park Character 
Statement Focus Group (February 2024).  

9. Between 2019 and 2023, Portland staff and a consultant team collected 
information on and conducted analysis of land use, economic, urban design 
and transportation issues in the Montgomery Park to Hollywood westside 
and eastside study areas; this work included development of an existing 
conditions report; development of land use alternative scenarios (NW), 
alignment evaluation (NE), and urban design concepts; analysis of 
development potential; transportation analysis; and evaluation of equitable 
development issues and potential for public benefits in the northwest area. 
The analysis, informed by community engagement described previously, led 
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to recommendations for land use changes and transportation investments 
for the Montgomery Park to Hollywood northwest study area. 

10.Informed by community input, analysis, and City policies, the Bureau of 
Planning and Sustainability and the Bureau of Transportation, in 
collaboration with other bureaus, developed the Montgomery Park to 
Hollywood - Northwest Plan Discussion Draft, which was released for public 
review and comment in December 2021. 

11.Informed by further community input, analysis, and City policies, the Bureau 
of Planning and Sustainability released the Montgomery Park Area Plan 
Proposed Draft, an outcome of the Montgomery Park to Hollywood process and 
follow-up to the Montgomery Park to Hollywood - Northwest Plan Discussion 
Draft, on April 15, 2024, for review by the Portland Planning Commission and 
Portland Design Commission at a joint public hearing on May 21, 2024.  

12.On April 15, 2024, a notice of the May 21, 2024, public hearing on 
the Montgomery Park Area Plan Proposed Draft was sent to the project's 
mailing list, individuals and organizations who requested such notice, the 
regional transit agency, Metro, Multnomah County, the Oregon Department 
of Transportation, all recognized organizations within the subject area, all 
recognized organizations, counties and municipalities within 1000 feet of the 
subject area, affected bureaus, special service districts, school districts, and 
other interested parties. 

13.On April 15, 2024, notice of the Montgomery Park Area Plan Proposed 
Draft was provided to the Department of Land Conservation and 
Development in compliance with the post-acknowledgement review process 
required by OAR 660-18-0020.  

14.On April 15, 2024, notices of the Montgomery Park Area Plan Proposed 
Draft and the joint Planning and Design commissions hearing were sent to 
all property owners potentially affected by proposed zoning map and code 
changes, as required by ORS 227.186. Property owners were sent a separate 
notice for each property potentially affected by the proposal. 

15.The Planning Commission and Design Commission held a joint public hearing 
on the Montgomery Park Area Plan Proposed Draft on May 21, 2024. This was 
followed by Planning Commission work sessions on June 11, June 25, and July 
9, and Design Commission work sessions on June 6, June 20, and July 18. The 
Planning Commission voted during their meeting on July 9, 2024, to forward 
to City Council their Montgomery Park Area Plan Recommended Draft. The 
Design Commission voted during their meeting on July 18, 2024, to forward 
to City Council their Montgomery Park Area Character Statement Recommended 
Draft. 
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16.On August 20, 2024, information about the Montgomery Park Area Plan was 
sent to leadership of the Confederated Tribes of Grand Ronde, the 
Confederated Tribes of Warm Springs, the Confederated Tribes of Siletz 
Indians, the Confederated Tribes of the Umatilla Indian Reservation, and the 
Confederated Tribes and Bands of the Yakama Nation. 

17.On October 14, 2024, BPS published the Montgomery Park Area Plan 
Recommended Draft, attached as Exhibit B. The plan, which is the 
recommendation of the Planning Commission and Design 
Commission, includes the following elements: 

1. Volume 1, Recommended Plan.  
2. Volume 2, Regulatory Tools. 
3. Volume 3, Transportation Plan. 
4. Volume 4, Amendments to Guild’s Lake Industrial Sanctuary Plan and 

Northwest District Plan. 
5. Volume 5, Appendix. 

18.A public notice of the November 13, 2024, Portland City Council public 
hearing on the Montgomery Park Area Plan Recommended Draft was sent on 
October 22, 2024, to those who testified to the Planning Commission and 
Design Commission or requested such notice.  

19.The Montgomery Park Area Plan Findings of Fact Report, attached as Exhibit A, 
includes additional findings demonstrating consistency with the Oregon 
Statewide Planning Goals, Metro Urban 
Growth Management Functional Plan, and the City of Portland 2035 Compreh
ensive Plan.  

NOW, THEREFORE, the Council directs: 

A. Adopt Exhibit A (Montgomery Park Area Plan Findings of Fact Report) as 
additional findings. 

B. Adopt the Montgomery Park Area Plan Recommended As-Amended Draft, Exhibit 
B, Volume 1, as legislative intent and further findings, and the Action Chart 
on pages 80-82 as Non-Binding City Policy.  

C. Amend the Comprehensive Plan Map as shown on the map entitled 
“Recommended As-Amended Comprehensive Plan Map” in Volume 1, 
page 70 of Exhibit B (Montgomery Park Area Plan Recommended As-Amended 
Draft). 

D. Amend the Comprehensive Plan Map to revise the Northwest Town Center 
Boundary, as shown in Volume 1, page 74, of Exhibit B (Montgomery Park Area 
Plan Recommended As-Amended Draft). 
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E. Amend the Comprehensive Plan Industrial and Employment Districts Map, 
Figure 6.1, as shown in Volume 1, page 73, of Exhibit B (Montgomery Park Area 
Plan Recommended As-Amended Draft). 

F. Amend the official Zoning Map to apply base zones and apply and remove 
overlay zones as shown on the map entitled “Recommended As-Amended 
Zoning Map” in Volume 1, page 72, of Exhibit B (Montgomery Park Area Plan 
Recommended As-Amended Draft). 

G. Amend Title 33, Planning and Zoning, as shown in Volume 2, Sections II and 
III, of Exhibit B (Montgomery Park Area Plan Recommended As-Amended Draft). 

H. Amend the Citywide Design Guidelines, to amend the table of contents and 
add the Montgomery Park Character Statement, as shown in Volume 2, 
Section V, of Exhibit B (Montgomery Park Area Plan Recommended As-Amended 
Draft) 

I. Adopt the commentary in the Proposed Amendments section of Volume 
2, Exhibit B (Montgomery Park Area Plan Recommended As-Amended Draft) as 
legislative intent and further findings. 

J. Adopt the Montgomery Park Area Transportation Plan, Exhibit B, Volume 3 
(Montgomery Park Area Plan Recommended As-Amended Draft) as Non-Binding 
City Policy and to provide legislative intent. 

K. Amend the Guild’s Lake Industrial Sanctuary Plan and the Northwest District 
Plan as shown in Exhibit B, Volume 4 (Montgomery Park Area Plan 
Recommended As-Amended Draft), and adopt the Context and Intent and 
Commentary in Volume 4 as legislative intent. 

L. Adopt the Montgomery Park Area Plan, Recommended As-Amended 
Draft, Exhibit B, Volume 5: Appendix, as supporting and background 
documents. 

M. Direct the Bureau of Transportation to include recommendations from 
Exhibit B, Volume 3, Transportation Plan (Montgomery Park Area Plan 
Recommended As-Amended Draft) with the next update to the Transportation 
System Plan.  

N. Direct the Portland Housing Bureau to notify the Portland Bureau of Planning 
and Sustainability when, for the first 200 units of regulated affordable 
housing within Subdistricts B, C, and/or D of the Vaughn-NicolaiYork Plan 
District, there is a recorded regulatory agreement. 

O. Direct the Portland Bureau of Planning and Sustainability to confirm 
whether, within seven years of the effective date of this Ordinance and 
pursuant to Directive N, a Certificate of Occupancy has been issued for at 
least 200 regulated affordable housing units within Subdistricts B, C, and/or 
D of the Vaughn-NicolaiYork Plan District. 
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P. Direct the Portland Bureau of Planning and Sustainability to replace Portland 
Zoning Code section 33.590597.230, Floor Area and Height Bonus Options, 
and Table 590597-1, Summary of Maximum and Bonus FAR and Height, as 
shown in Volume 2, Section IV, of Exhibit B (Montgomery Park Area Plan As-
Amended Draft) within 60 days of determining that a Certificate of Occupancy 
has been issued for at least 200 regulated affordable housing units within 
Subdistricts B, C, and/or D of the Vaughn-NicolaiYork Plan District within 
seven years of the effective date of this Ordinance as contemplated in 
Directive O. 

Section 2. This ordinance shall be in full force and effect on June 1, 2025, in 
anticipation of approval of Title 4 map amendments by the Metro Council in early 
2025. Metro Council’s actions are effective 90 days after adoption. 

Section 3. In the event that the Metro Council does not approve Title 4 map 
changes by March 1, 2025, the Bureau of Planning and Sustainability is directed to 
return to City Council before June 1, 2025, to extend the effective date of this 
ordinance. 

Section 4. If any section, subsection, sentence, clause, phrase, diagram, or drawing 
contained in this ordinance, or the map, report, inventory, analysis, or document it 
adopts or amends, is held to be deficient, invalid, or unconstitutional, that shall not 
affect the validity of the remaining portions. The Council declares that it would have 
adopted the map, report, inventory, analysis, or document each section, 
subsection, sentence, clause, phrase, diagram, and drawing thereof, regardless of if 
any one or more sections, subsections, sentences, clauses, phrases, diagrams, or 
drawings contained in this Ordinance, may be found to be deficient, invalid, or 
unconstitutional. 

Links to Exhibit B: Montgomery Park Area Plan Recommended As-Amended 
Draft 

Volume 1 
Volume 2 
Volume 3 
Volume 4 
Volume 5 

Impact Statement 
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Purpose of Proposed Legislation and Background Information 

The Montgomery Park Area Plan (MPAP) establishes a new transit-oriented, mixed-
use district in Northwest Portland west of Highway 30 between NW Vaughn and NW 
Nicolai streets. The Plan seeks to transition the area from a partially underutilized 
industrial and employment-focused district into a mixed-use employment district 
that will support both job growth and housing development. To achieve this 
outcome, the MPAP includes a suite of proposed land use changes to promote 
equitable and transit-oriented development and complement the planned 
extension of the Portland Streetcar. The land use changes include amendments to 
Portland’s Comprehensive Plan Map, Zoning Map, Zoning Code, and design 
guidance for future projects. The plan area is expected to be served by a future 
one-mile extension of the Portland Streetcar. 

The Montgomery Park Area Plan is an outcome of the Montgomery Park to 
Hollywood Transit and Land Use Development Strategy (MP2H) undertaken from 
2019-2023. The study – a collaboration between the Bureau of Planning and 
Sustainability (BPS) and the Portland Bureau of Transportation (PBOT), funded in 
part by a Federal Transit Administration (FTA) grant administered by Metro – 
evaluated opportunities to create an equitable development plan for transit-
oriented districts in Northwest Portland and Northeast Portland. Work in the 
Northeast was a preliminary evaluation of opportunities and has concluded. Work 
in the Northwest resulted in the Montgomery Park Area Plan (MPAP).  

Key Plan Objectives  

Create a new equitably developed, mixed-use, transit-oriented neighborhood 
in this high opportunity area.  
Provide opportunities for new housing, with requirements for affordable 
housing beyond the inclusionary housing provisions.  
Retain existing and create new opportunities for middle-wage jobs.  
Create opportunities for affordable commercial spaces to serve a variety of 
households and provide wealth-building opportunity.  
Provide broader access to amenities, including access to nature and 
recreation.  
Build low-carbon transportation options supported by land use allowances 
for intensive mixed use development.  
Encourage and support opportunities for green, climate-resilient and -
responsive development.  
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The plan proposal supports multiple policies promoting compact, transit-oriented 
development, housing development, affordable housing, employment and middle-
wage job creation, climate resilience, and equity and equitable access to 
opportunity. The plan proposes to change land use designations on roughly 34 
acres designated for industrial use to facilitate this broader mix of allowed uses and 
promote public benefits such as affordable housing beyond standard inclusionary 
housing requirement, requirements for middle wage jobs, affordable commercial 
space (opportunity), and development of a new public open space. The plan limits 
the area of industrial land change, and the amount of change falls within adopted 
limits, but this policy balancing approach does not fully address all industrial land 
policies adopted by the City.  

The plan also includes a Transportation Plan (Volume 3) that calls for a one-mile 
extension of the Portland Streetcar to serve the plan area, and also details other 
transportation system policy changes, and identifies other system improvements. 
The cost of these improvements is not fully known at this time but is expected to be 
funded through private and public partnerships and a variety of funding sources. 

Financial and Budgetary Impacts 

This ordinance does not amend the budget or create new ongoing programs. It 
does not change the City’s financial obligations and appropriations. Adoption of the 
MPAP Zoning Code and Map amendments will result in minimal short-term and 
minimal long-term financial impacts to the City. Portland Permitting & Development 
(PP&D), the Housing Bureau (PHB), and Prosper Portland may be impacted by a 
small amount of increased staff time costs associated with implementing the 
amended Zoning Code regulations in the limited portion of the city where the 
regulations will apply. Other bureaus may be similarly impacted. 

The MPAP Zoning Code amendments will primarily apply within the plan area (aka, 
Vaughn-NicolaiYork plan district), which includes approximately 80 acres, or less 
than 0.09 percent of the city’s land area. The amendments include greater 
allowances for land uses and development and provide new design-related 
standards to promote pedestrian- and transit-oriented development. The 
amendments also include a development bonus structure that is intended to foster 
the construction of affordable housing units, as well as to promote employment. 
The most significant change that will be provided by the MPAP Zoning Map 
amendments is a rezoning of 34 approximately 30 acres from Industrial and 
General Employment zoning to Central Employment, which is anticipated to result 
in construction of multi-dwelling, mixed-use and employment-oriented 
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development over time. The Zoning Map amendments will also broaden application 
of the Design Overlay zone, which will require development to meet objective 
design standards or to alternatively be approved through a discretionary design 
review process.  

Impacts on Portland Permitting & Development 
Because this ordinance changes aspects of the Zoning Code, it impacts PP&D in 
terms of staff time spent working with permit applicants, reviewing submittals, and 
inspecting development. In the short-term, staff will need some training on changes 
to the Zoning Code regulations related to the MPAP amendments. The MPAP 
includes new approaches to non-residential space requirements and bonuses that 
may require additional staff monitoring and oversight by both PP&D and BPS. Some 
zoning provisions will require additional PP&D coordination with BPS. Follow up 
discussions at team meetings to ensure consistency and answer questions about 
how to apply the new regulations to specific situations will likely need to take place. 
In addition, the MPAP applies the Design overlay zone more broadly which will 
increase the number of developments that are subject to Design Standards, or in 
some cases Design Review. However, impacts on overall PP&D staff time are 
anticipated to be relatively minor because of the small area of the city where the 
plan’s regulations will apply, approximately 80 acres, and are intended to be 
covered by application fees. 

Impacts on the Portland Housing Bureau  
The Housing Bureau will be involved in administering affordable housing 
development bonuses that will apply in the MPAP area due to the broader 
application of mixed use employment zoning. These affordable housing 
development bonuses include bonuses for inclusionary housing, and the additional 
affordable housing bonus. It is not anticipated that the plan amendments will bring 
a substantial increase in Housing Bureau staff time associated with implementing 
these affordable housing bonuses, as Housing Bureau staff are already involved in 
administering inclusionary housing and the affordable housing bonus provisions in 
the multi-dwelling and commercial/mixed use zones, and the amount of additional 
land area where such housing regulations will apply as a result of the amendments 
is less than 80 acres. A zoning provision that incentivizes affordable housing may 
also necessitate a modification to Title 30 and point to proposed section 
33.590597.135.C.3.b.2 of Title 33; this would be similar to 30.01.170 that works with 
33.825.025.A. 

Impacts on Prosper Portland  
For Prosper Portland, the MPAP amendments are not anticipated to have a 
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significant impact on staff time, as the role for Prosper Portland staff in addressing 
regulatory zoning matters will be in administering the Affordable Commercial Space 
requirement. This will apply to developments in the 80-acre study area adding at 
least 10,000 square feet of commercial space in Retail Sales and Service or Office 
uses; this threshold may be met by some projects in the area. Projects subject to 
the Affordable Commercial Space requirement will need to meet affordability 
requirements and rules in the Affordable Commercial Space Program administered 
by Prosper Portland.  

Impacts on Portland Bureau of Transportation 
The MPAP regulatory amendments are not anticipated to have an impact on 
Portland Bureau of Transportation resources or staffing. The Transportation Plan 
(Volume 3) identifies a suite of future improvements and policy changes that 
support the land use changes; these are expected to be adopted into the 
Transportation System Plan at a later date and implemented over time as resources 
are identified.  

Impacts on Portland Parks and Recreation 
The MPAP regulatory amendments are not anticipated to have a significant impact 
on Portland Parks and Recreation resources or staffing. Additional staffing or 
resources may be required over time as implementation occurs. 

Impacts on Portland Bureau of Environmental Services 
The MPAP regulatory amendments are not anticipated to have a significant impact 
on Portland Bureau of Environmental Services resources or staffing. Additional 
staffing or resources may be required over time as implementation occurs. 

Impacts on Portland Water Bureau 

The MPAP regulatory amendments are not anticipated to have a significant impact 
on Portland Water Bureau resources or staffing. Additional staffing or resources 
may be required over time as implementation occurs. 

Economic and Real Estate Development Impacts 

The proposed MPAP amendments were developed over the course of 2019-2023 
and were initiated as part of the Montgomery Park to Hollywood (MP2H) planning 
process. The proposed Comprehensive Plan and Zoning designations and many of 
the zoning code provisions were shared in 2021 with a MP2H Northwest Project 
Working Group, which included members of the adjacent neighborhood and 
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industrial business association in Northwest Portland, property owners, and 
representatives of four community based organizations representing underserved 
communities in the MP2H study area. This led to release of a Montgomery Park to 
Hollywood Northwest Plan Discussion Draft in late 2021 that was available for 
public review and comment until April 2022. This draft, which proposed changes to 
the long-range Comprehensive Plan for the plan area but did not propose 
immediate implementation by zoning map changes, was also shared with technical 
advisors from city bureaus and agencies for feedback. Over the course of the next 
18 months additional discussions occurred with property owners, neighborhood 
and business interests, equity-focused groups and bureau representatives that 
resulted in changes to the plan. Significant changes included proposing to 
implement the plan with regulatory tools such as zoning map and code changes, 
and a separate public benefits agreement to achieve other desired public benefits.  

The MPAP Proposed Draft was released in April 2024 for public review and 
consideration by the Planning Commission and Design Commission. Feedback 
included concern from some about the changes to industrial land supply and 
potential for middle-wage jobs supported by industrial land, the desire for 
additional equity-focused engagement and community benefits, concerns about 
the design of and need for streetcar transit investments, and the desire for 
stronger commitments to public benefits such as public open space/parks, 
affordable housing, and others. After reviewing and amending the Proposed Plan 
elements, the two commissions recommended the amended plan to City Council 
for consideration. 

The resulting MPAP is an area plan that expands the allowances for development in 
an 80-acre district in Northwest Portland. It is expected that over time, the changes 
will result in the creation of a transit oriented mixed-use district that includes a 
significant employment component, but also allows housing, and encourages 
affordable housing beyond what might otherwise be achieved. The plan regulatory 
framework also includes requirements for affordable commercial space when 
larger amounts of retail or office uses are developed. The district is planned to be 
served by streetcar transit, which will augment other travel modes, and connect the 
area to housing and job opportunities in the Central City and beyond. The action 
creates the opportunity to attract investment to create a mixed-use employment 
district that could, because of the large sites and ownership patterns, potentially 
attract entities that desire a multi-acre campus-like mixed-use employment setting. 
This is a typology that exists in some peer cities and jurisdictions within the 
Portland region and is in somewhat limited supply in Portland.  
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One of the ongoing concerns for some relates to the change in industrial land 
supply. The MPAP will change about 34 30 acres of industrial zoning to employment 
designations that allow a broad mix of uses. The MPAP addresses this issue in 
several ways. First, the change has been found to be within the requirements for 
maintaining a supply of industrial and employment land in Portland’s adopted 
Economic Opportunities Analysis (EOA). While industrial land supply has been 
addressed, the MPAP also proactively addresses the need to support job growth 
and household income goals. The MPAP does this by applying Employment land 
use and zoning designations (Central Employment – EX; Mixed Employment – EG1) 
in the area that support a broad array of light industrial, employment and 
commercial uses, as well as housing. The MPAP not only allows non-residential uses 
including employment, but it also requires non-residential space in new 
development and includes bonuses and incentives for development of employment 
uses. These regulatory requirements are supplemented by a public benefits 
agreement that establishes a middle-wage jobs target of 800 400 net new middle 
wage jobs on-site within ten years; this target is in excess of the estimated number 
of new middle wage jobs that would be anticipated by uses allowed under the 
existing industrial and employment designations in the plan area.  

Further displacement of businesses is minimized by maintaining most industrial 
and employment uses as conforming and part of the desired mix of uses in the 
area. Household displacement risk is thought to be low; there are eight existing 
nonconforming houses in the plan area currently, and these are primarily owner-
occupied. The proposed zoning will make these residential uses conforming, which 
may make financing options less burdensome and facilitate reinvestment.  

Community Impacts and Community Involvement 

The MPAP amendments are a long-range plan that will affect an area in NW 
Portland. The plan area is located primarily between NW Vaughn and NW Nicolai 
streets between Highway US 30 and NW Wardway. The area of change overlaps two 
areas: the Guild’s Lake Industrial District area and the Northwest District 
neighborhood. The plan area is currently designated as an industrial and 
employment area; the amendments will change land use designations and zoning 
to allow a broader array of employment and commercial uses, as well as housing, 
to create a mixed-use area. The area is currently occupied by a variety of 
businesses in a range of sizes and buildings, ranging from the large Montgomery 
Park office building to smaller industrial users (print shop, manufacturing and 
fabrication, brewery, construction contractors/offices) in low-rise buildings. The 
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former ESCO Steel site is a large (18+ acre) site that is largely vacant at this time. 
The area also includes 8 single dwelling homes. The area supports over 1,000 jobs 
currently; the residential population of the plan area is very small. 

The planning process engaged a wide array of stakeholders between 2020-2024, 
including neighborhood associations (NWDA); business groups (NIBA, CCA, NW 
Business Assn.); Non-Profits (Friendly House); and organizations (York Street Work 
Group; NW Active Streets; Friends of Streetcar; others). Staff considered a wide 
array of perspectives and needs in developing the plan and strove to balance 
multiple competing objectives for employment and job growth, housing and 
affordable housing development, creating a climate resilient environment, and 
providing for public benefits such as public open space and affordable commercial 
space, and opportunities to commemorate contributions of York and historic 
linkages to previous communities. To achieve this, the plan utilizes employment 
base zoning (EX and EG1), and additional requirements for nonresidential floor 
area, to provide space for jobs as the area redevelops. The proposal also creates 
bonuses and incentives for affordable housing. In addition, the plan creates 
opportunity for affordable commercial spaces and public open space and requires 
landscaping and other types of green features in new development to address 
climate reliance. The plan design elements call for referencing York, as well as other 
communities that have occupied the area in the past. 

The main concerns about the proposal focus on: 

Industrial Land. The transition of this area from an industrial district into a 
mixed-use employment district. Some have argued that this is not 
appropriate given the city’s tight industrial land supply. Staff analysis has 
shown that the change falls within limits established by the adopted 
Economic Opportunities Analysis (EOA). Further, the plan requires 
development of nonresidential space that can support employment uses. In 
addition, a related public benefits agreement sets a target for new middle-
wage job creation, and penalties for non-compliance. 
Public Benefits. The public benefits that are sought and will accrue to the city 
and community compared with the economic benefit that may accrue to 
private property owners due to land use policy changes and infrastructure 
investment. The plan calls for several valuable benefits including affordable 
housing sooner or in greater quantity than otherwise required; a public park 
or open space; commemoration of York; and creation of middle wage jobs. 
Initial estimates of the land value generated by policy changes and 
potentially available for public benefits were produced in 2020 based on pre-
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pandemic economic conditions in Portland; the economics of real estate 
development in Portland have changed significantly since 2020, and more 
recent analysis shows that increased costs and changes in financial markets 
have changed the development environment and therefore have altered 
expectations about such benefits. 
Engagement and Equity. A concern about sufficient engagement around and 
consideration of equity-oriented issues. This includes concerns about a 
perceived lack of engagement of some communities in the development of 
the plan, as well as the related public benefits agreement. 

Those likely to testify include most who testified during the Planning and Design 
Commission public hearing process, many of whom have been engaged in the 
process for a longer time. They include: 

Neighborhood interests: Northwest District Association (NWDA); other 
individuals  
Industrial Land interests: Northwest Industrial Business Association (NIBA); 
Columbia Corridor Association (CCA); Working Waterfront Coalition (WWC) 
Equity-Focused interests: York Work Group; Portland Harbor Community 
Coalition (PHCC) 
Property interests: 1535 LLC (owners of former ESCO Steel site); Montgomery 
Park PDX LLC (owners of Montgomery Park and American Can Company site); 
other property interests 
Transit/TOD interests: Northwest Active Streets (NWAS); Portland Streetcar 
Inc. (PSI); Friends of Portland Streetcar 
Others: 1000 Friends of Oregon 

100% Renewable Goal 

The Montgomery Park Area Plan includes land use actions and transportation plans 
that, when implemented, will lead to a transit-oriented district that reduces reliance 
on non-renewable energy sources. The plan will result in dense development that 
makes efficient use of land, while requiring “green features” such as landscaping, 
large trees or ecoroofs that reduce heat and the need for cooling. The area will be 
served by an “off-wire” extension of Portland Streetcar, which is an all-electric high 
capacity transportation mode. 



Adopt the Montgomery Park Area Plan including 
amendments to the Comprehensive Plan, Comprehensive 
Plan Map, Zoning Map, Zoning Code, Citywide Design 
Guidelines, and related amendments to the Guild’s Lake 
Industrial Sanctuary and Northwest District plans (amend 
Code Title 33) 

Exhibits List 

Exhibit A: Montgomery Park Area Plan Findings – As Amended 
 
Exhibit B: Montgomery Park Area Plan Recommended Draft – As Amended 

Volume 1 
Volume 2 
Volume 3 
Volume 4 
Volume 5 
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tLANGUAGE ACCESS

The City of Portland is committed to providing meaningful access. 
To request translation, interpretation, modifications, accommodations, or other auxiliary 
aids or services, contact 503-823-7700, Relay: 711.

Traducción e Interpretación  |  Biên D ch và Thông D ch  |    |    
|    |  Turjumaad iyo Fasiraad  |  

  
  |    |  
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t1. Introduction

The Montgomery Park Area Plan envisions a dynamic, mixed-use 
neighborhood with equitable access to housing and economic opportunity.

-oriented, mixed-use district in 

transition the area from a partially underutilized industrial and employment-focused district into a 
mixed-
this outcome, the includes a suite of proposed land use changes to and 
transit-oriented development and complement the planned extension of the Portland Streetcar. The 
land use changes include amendments to Portland’s Comprehensive Plan map, zoning map, zoning 
code, and design guidance for future projects.  discuss the impetus for the 
plan, the planning process, and community engagement.

Montgomery Park Area Plan – Concept and Plan Area

The Montgomery Park Area Plan proposes a new transit-oriented mixed-use neighborhood west of Highway 
30 and north of NW Vaughn Street.  The plan area is generally within the red dashed area shown above.  
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About the MP2H Strategy

-2023.  The study --
, 

administered Metro -- evaluated opportunities to create an 
-oriented districts in Portland and Northeast Portland. 

The Portland element of the study explored development scenarios related to a potential 
extension of the Portland Streetcar system. During the exploration of these development scenarios the 

ions and identified potential 

MP2H Strategy map showing potential westside and eastside alignment options and geographies to be studied. 
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What is in the MPAP Recommended Draft?  
volumes and sections provide greater detail on the proposal and planning 

process:

Volume 1 – Recommended Plan (this report)

Section 1: Introduction and overview, 
including key objectives of the plan and 
equity considerations.

Section 2: Context and planning 
considerations, including history of the area, 
existing conditions, and community 
engagement. 

Section 3: Concept development, vision, 
concept, and urban design framework. 

Section 4: Overview of plan elements, and 
infrastructure considerations.  

Section 5: Implementation tools, including 
recommended Comprehensive Plan and 
zoning maps and zoning code concepts.

Volume 2 – Regulatory Tools

Zoning Code amendments and commentary 
for a new Vaughn-Nicolai Plan District
Other related Zoning Code changes.
Montgomery Park Area Character Statement

Volume 3 – Transportation Plan

Montgomery Park Area Transportation Plan

Volume 4 – Related Plan Amendments

Amendments to Guild’s Lake Industrial 
Sanctuary Plan and Northwest District Plan

Volume 5 – Appendix  

Draft Public Benefits Terms Sheet 
MPAP/MP2H Companion Documents and 
Supporting Reports
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Key Plan Objectives 

transition 
from the current mix of employment-focused land uses and larger underutilized land holdings into a 

, mixed-use and transit- commercial services
alongside current and future employment uses. 

key objectives:   

-use, transit-
opportunity area. 

inclusionary housing provisions.

-

-

Build - -
use development.

Encourage and support opportunities for green, climate-resilient and responsive development.

Housing & Affordability         Job Opportunities      Low-Carbon/Transit-Served 

transit-oriented district in Portland sets 
proposed to achieve these outcomes.
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Why Plan Here Now? 
the north, NW Vaughn Street 

to the south, and including 
analysis completed as part of the MP2H Strategy found that shifting employment trends and large 
vacant or underutilized sites presented an opportunity to re-envision much of the area as a more 
intensely developed mixed-use and transit-oriented district in an area close the Central City, 
emphasizing the 

District -quality transit investment 

south. Located south of NW Vaughn Street, the 

“main street” retail commercial districts along NW 23rd and NW 21st avenues, and is supported 
-

District, a significant industrial employment area in est 
living- and essential industrial services
the Willamette River to the north and east, 

The 
opportunity

Complex. The sites, zoned EX and EG1 respectively, 

the EX zone on the

property. property 
-developed 

conceptual site plan for 
the property envisions 
the 

Can Company Complex 

additional employment, 
office, and commercial 
uses. The conceptual 
master plan also 
envisions the potential 

The former ESCO site (foreground) adjacent to Montgomery Park (background) is primarily 
vacant and is a redevelopment opportunity. 
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for 700-

The former ESCO Steel site
th and NW 26th avenues. Previously an active steel foundry, the ESCO site is 

Comprehensive Plan anticipated expanded employment opportunity and applied the Mixed 
Employment (ME) designation supports

-industrial employment uses to the site. 

The plan area has the potential to support the community employment opportunities and 

also 
and options to reduce vehicle miles traveled. The location of the 

plan area also supports 
accordanc leverage investments and reduce the need 

To achieve the -regulatory approaches 
designed to realize the opportunity offered in the plan area to support 

report.

The images above portray potential futures for the study area. Left: low-density employment-oriented development 
allowed by existing plans and zoning is shown. Right: an intense mix of employment, housing and commercial 
development that would be allowed by the plan is shown. The MPAP could provide for thousands of new jobs and 
housing units, in a transit-oriented setting served by an extension of Portland Streetcar.
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Why Streetcar?
The Portland Streetcar
(streetcar) is and
operated 
Portland 
TriMet and a local non-profit, 
Portland Streetcar Inc., (PSI). 
TriMet supports operating 
needs funding, rail 
operators, 
PSI supports management
services including system 
planning,
communications, and 
engagement. System 
expansions are guided in part 

2009 Streetcar 
System Concept Plan. That plan 
includes the extension of the 
North-South line through 

Portland to serve 

addition to other transit 
connections, the proposed 

includes three lines, 16 miles of 
thousands of

 (Portland 
Streetcar ).

Streetcar also provides the 

transportation, and supports -
-density mixed 

majority of streetcar trips serve those 
climate, and transportation plans.

Finally, Streetcar leverages federal funding, s, and other 

other projects for limited local transportation funding.
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Plans that led up to MPAP  
several land use and 

transportation efforts over the years. See the Past Plans and Guidance in Section 2 for more details on 

. 
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Equity Considerations  
city 

planning, decision-
-

2035 Comprehensive Plan
development in the City of Portland for the next 20 years. It includes policies that outcomes such 
that -represented communities. To achieve 
equity-

that extend -income 
populations, and other under-served or under-represented groups.

In the context of the , equity-
actions and investments, such as a streetcar extension and land use policy and 

regulation changes, need to considered in the various elements of the plan and 
in order to achieve more . 

For example, the
Portland found that BIPOC) and other under-

represented
The findings of this preliminary equity analysis and 
industrial land.  -offs 
elements of the plan. The original MP2H study area included and considered the future of

the more active
adv .  

includes a variety of implementation tools intended to promote equity and support 
opportunities for under-served communities (see Section 5 of this report for more details). These 
include requirements for minimum inclusionary housing provisions; 
inclusion of non-residential areas for employment; target; opportunities for 

; required on-site outdoor areas for housing; and the opportunity for a 
.   
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Community Engagement 
Significant community engagement informed the development of the ; the approach is detailed in 
the 
Engagement Plan. That Engagement P the 
process for the study, the additional emphasis placed on engagement focused on 
equity and reaching under-served

T
of the COVID-19 pandemic in March 2020, and related orders to reduce in-person contact, changed the 
anticipated approach, and much of the outreach originally anticipated as in-
adapted to virtual and online events. Given this, the timing and format o

-NW Plan 
Discussion Draft in late 2021.  

to late-

-
i

MP2H Open House Summary. 

community- in order to provide for and conduct outreach to under-served

Friendly House, Inc. – 
and   – 

and  – Northeast focus
Micro Enterprise Services of Oregon – Northeast focus
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Each of the organizations conducted 
outreach to the communities they generally 
serve, including under-recognized groups, 

conducted outreach to understand the 
aspirations, concerns, and priorities of their 

lic 

share the information they had gathered; 
these reports are :  

- -organization-outreach.  

-

Desire to include under-served -

variety of income levels.

Virtual Open House

More information 

The 

  

In 2020 a 
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group also included representatives of the community-
the outreach grants aimed at underserved communities. With the exception of the representatives of 
the community-
represented property 
not compensated for their participation.

The group acted as a “sounding 

team. 

development of proposals and products as appropriate. 

The MP2H-NW Plan Discussion Draft

area.  The plan included Volume 1 (the plan), Volume 2 (proposed zoning code amendments), and 
appendices i

-NW Plan Discussion Draft, notice of the draft proposal to over 3,000 
dozens of

are captured in the . 
These comments, among others, helped inform the proposed draft plan.

Northwest Project Working Group – Virtual Meeting Snapshot, 2021.
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sought 
Group and 
advancing opportunities to share and elevate the enslaved 

plan area is named. 
The group also explored

Section 2 of this
during World War II and shortly thereafter, and many
north of NW Nicolai Street for World War II production ultimately 

produced the ” ,” a vision for a “justice- and climate-
centered transit and land use development strategy and cultural heritage district The 
village concept introduced the idea and . It also included 
ten 

-displacement, and multi-generational places. In some cases, these 
other CBOs and project planning goals.

staff developed a design character statement – a 
design 
the Design Character Statement, the project team conducted additional outreach, a survey and 

-

MP2H-

held, proposal.  

Participants at the Design Character Statement workshop in June 2023.
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In addition, project staff met occasionally

and transportation topics. 

Finally, the Portland Bureau of Transportation (PBOT) conducted additional streetcar-specific outreach 

in Volume 3: Transportation Plan.
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2. Context and Planning Considerations
Area History

cated along the south shore of the 
(Wapato) 

the 1850s resulted in , a
lands

a popular tavern and “resort.” The area north of NW 
Vaughn Street 

The Guild’
constru

city’s railroads. 

-

s). In 2002, as a result of the advocacy and 
- the Portland City Council 

honor of and

In 1905, the 100-

located on an artificial island in Guild’ e fair 

part, for its access – 

adjacent to the recently constructed Vaughn Street 

Centennial Exposition remains today. Most of the 
Lewis and Clark Centennial Exposition, 1905 

Guild’s Lake looking northwest, 1900
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sluiced from development in the West Hills 
and sediment dredged from the Willamette. 

’s 1912 Greater Portland Plan 

industrial development and recommended 

freight-
-1920s, and 

industrial operations proliferated. 

During World War II, a large temporary 
-

With 2,432 housing units and nearly 10,000 
residents, Guild’ -

ethnicity, -
-

-
th and NW 25th avenues and 

to a series of Portland- teams. For the 1946 season, the stadium 
players. In 1955, the Portland 

12,000-

and the site transitioned to industrial uses, 
including the former ESCO steel foundry.

-story facility in the 

time of its 
largest in the city, at approximately 569,000 

-square-
added in 1936. The 4th through 9th

Children at Guild’s Lake Courts – photo courtesy of Gloria Cash. 

Vaugh Street Park, 1951
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mail-order space on the 2nd and 3rd floor
added in the 1936 expansion. 

in the Montgomery Ward and Company facility declined steadily 

and mail-

“

interests. 

red-lined in 
the 1920s and 1930s. These governmental and 

restrict residential and commercial lending in 
—often areas of 

higher-
-income and minority 

households. The Bureau of Planning and 
Historical Context of 

Racist Planning
important factor in preserving racial 
segregation, intergenerational poverty and the 

most other racial groups in the city.”

Redlining Map”), contained a mix of industrial and commercial uses and a 
-

trends, in recent decades rents in the 
area have risen. 

Detail of 1927 Home Owners' Loan Corp. Redlining Map
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Existing Conditions
In January 2020, a MP2H Existing Conditions

MP2H study areas. It 
provides foundational existing conditions information for the , and the existing conditions 

e MP2H report. The transportation section of the 

-sections in the 
study areas.  

study area, consisting of a 
quarter-
Lovejoy and NW Northrup streets via NW 18th and NW 19th avenues and connecting to NW Wilson and 

streets
report does not fully correspond to the preferred streetcar alignment 
to the of the Existing Conditions report.

Aerial photo of study area from the Existing Conditions Report (dashed area), showing streetcar extension alignment 
for existing conditions analysis (orange) and surrounding area of Northwest Portland. 
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Table 1: Population & Income
Population & Income NW Area Portland
Persons 6,735 630,331
Families 1,108 135,543
Median HH Income $68,834 $63,032
Per Capita Income $64,295 $37,382
% Families in Poverty 4% 10%

Table 2: Race & Ethnicity
Persons NW Area Portland
People of Color 1,355 182,843
% People of Color 20% 29%
% White 80% 71%
% Asian 10% 10%
% Black 2% 7%
% Native American 2% 2%
% Other 1% 3%
% Nat. Hawaiian/Pac Is. 0% 1%
% Hispanic 8% 10%

Table 3: Age
Age NW Area Portland
% under 18 8% 18%
% 18 to 59 75% 64%
% over 59 17% 18%
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Table 4: Education
Education NW Area Portland
Less than HS 2% 8%
HS diploma 6% 16%
Some college 18% 28%
BA/BS degree 43% 29%
Advanced degree 32% 19%

Table 5: Households & Tenure
Households NW Area Portland
Total Households 4,215 260,949
% Owner Occupied 29% 53%
% Renter Occupied 71% 47%

-
the MP2H study area live along much of the existing streetcar line that operates on NW Lovejoy and 
NW Northrup s

incomes.

Equity Index Map – the darker colors and larger numbers show higher concentrations of non-white populations 
and lower household incomes.

Equity Index Map
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percent
used to comprise as much as 37 percent more recently -
employment has and these sectors 
percent in the study area. 

Since 2008, the percent. 
percent. 

-
percent 

not t the same 

Table 6: Businesses
Sector NW Area Portland
Total 1,115 34,401 
Production & Distribution 19% 18% 
Education & Healthcare 10% 11% 
Office Services 45% 35% 
Retail & Related Services 26% 36% 

Table 7: Jobs
Sector NW Area Portland
Total 16,860 455,478 
Production & Distribution 28% 22% 
Education & Healthcare 10% 24% 
Office Services 44% 30% 
Retail & Related Services 17% 24% 
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includes a mix of older 2-3 story, multi-family residential structures, more recent 4-to-6-story mixed-use 
- to medium-scale commercial developments and aging, one- to six-

reet
- -lot 

here includes generally larger lot sizes th are 

Street rights-of-

plan

mixed- south
lots, including the former ESCO industrial site, a parcel roughly NW Nicolai Street and the 
prolongation of NW Reed Street to the north, NW Wilson Street, and the prolongation of NW Wilson 
Street to the south, NW 24th th to the . Several large 

is located

portions of the site to the east of 

-defining feature of the -405 alignment and the 
approaches to the Fremont Bridge—

Street
is located -

are located south of NW Vaughn Street. 
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area and surrounding land. (Maps for the Existing 
Conditions report in the appendix.)

- -

Employment (EX) mixed-
Comprehensive Plan map zoning maps 

in the area north of NW Vaughn Street 
30 south of NW Nicolai Street, is designated Mixed Employment (ME), 
employment use
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land. 
appendix.)

- -

Employment (EX) a mixed-use
in gray. In many cases the Zoning map maps 

limitations occur, the maps may not match. One such place current zoning (IH) does not match 
the current Comprehensive Plan map (Mixed Employment) is the former ESCO site, and some adjacent 
parcels along NW Nicolai.
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Sanctuary Plan) that are zoning code plan districts. 

The (Chapter 33.562) is applied in the area generally south of NW Vaughn 
Street. This plan district regulates land uses in the No Portland’s most densely 
developed district outside of the Central City. 

The (Chapter 33.531) is applied in the industrial and general-employment 
zoned areas north of Vaughn Street. This plan district is intended 
to support and maintain the industrial emphasis of the area.
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Past Plans and Guidance

the past 40 plus years. Portland’s 1980 Comprehensive Plan and Zoning map designated much of the 
study area for Manufacturing (M1 and M2). In 1991, the city changed the plan designation and zoning 

ESCO Steel site
streets

Industrial (IG1). 

The 
2001 and covers portions of Portland from NW Vaughn 

industrial land in Portland, in an area that has 

plan recommends projects, programs, and regulations to 

District (Zoning Code 
nges and 

transportation investments intend to 
character and primary land use in the southernmost portion of the 

dditional discussion of 
proposed GLIS Plan changes are in Section 4 of this report and in 
Volume 2.  

The 

also changed 
the Comprehensive Plan map designations on portions of the 

Complex NW Vaughn and 
NW Wilson streets 
industrial zoning. 
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NWDP. dditional discussion of proposed NWDP changes are in Section 4 of this report and in   
Volume 2.  

The 2009 Portland Streetcar System Concept Plan identifies 

or 

In addition to the 2035 Comprehensive Plan policies guidance 

Complex and 
NW Vaughn and NW Wilson streets 
Employment (ME) Comprehensive Plan map designations previously applied to these areas. The 2035 
Comprehensive Plan also changed the Comprehensive Plan map designations on the former ESCO Steel 
site and areas near NW Nicolai Street
addition, the 2035 Comprehensive Plan Transportation System Plan included four potential streetcar 
transit destinations intended for further study and potential implementation in the plan horizon. 

Portland City Council designated funding for BPS and PBOT to further study transportation and land 
use issues in the areas north of NW Vaughn Street and analyzed several different land use scenarios 
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, the Portland Bureau of Transportation and 

focused on the equity trade-offs 

investments in the NW area. The questions guiding the analysis 

of increased transit use, expanded housing options, and 

Will the proposed changes and investments reduce or 
-

er shares on average than other 
Portlanders. The five-
next five to ten years. 

multimodal design.  

: 1) along and NE Weidler Street; 2) along NE 
Sandy Boulevard, and 3) along NE Irving Street to NE Sandy Boulevard. This preliminary analysis 

. 
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. The effort initially included a 
study of a streetcar alignment extending north of the existing streetcar lines on NW Northup and NW 
Lovejoy streets along NW 18th and NW 19th a
NW Wilson streets to NW 26th

. It 
included the a
and other areas south of NW Vaughn Street 

industrial uses and zoning in the area east of High a

Recommended
on industria

Much of the community 
community engagement are included in Section 1.
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Policy Considerations

2035 Comprehensive Plan sets the policy 

over the course of the next 20 years. The plan sets direction for 

velopment of 
-

oriented mixed-

ited to the 

Policy 3.1 Urban Design Framework. 

implementation at the local scale to meet the needs of local communities.

Policy 3.6, Land Efficiency Provide strategic investments and incentives to leverage infill, 

environmental quality.

Policy 3.31, Enhance the role of Town Centers. 

range of housing options.  

Policy 3.32, Housing. 

- date 
7,000 households.   

Policy 3.33, Transportation 
-

capacity transit system.

Policy 3.34, Public places.

Policy 4.46, Historic and cultural resource protection. Within statutory requirements for 

Policy 4.57, Economic viability. 
-use of historic resources.
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Policy 5.3 Housing potential. Evaluate plans and investments for their impact on housing 
- and 

moderate-income households and identify opportunities to meet future demand.

Policy 6.13, Land Supply. Provide supplies of employment land that are sufficient to meet the 
long-term and short-

distin

in other employment geographies.

Policy 9.27, Transit service to centers and corridors. 

-capacity transit, to 

-

Specifically, the Comprehensive Plan includes five “Guiding Principles” that inform its policies and guide 
future decision-
equity states: 

Promote equity and environmental justice by reducing disparities, minimizing burdens, 
extending community benefits, increasing the amount of affordable housing, affirmatively 
furthering fair housing, proactively fighting displacement, and improving socio-economic 
opportunities for under-served and under-represented populations. Intentionally engage 
under-served and under-represented populations in decisions that affect them. Specifically 
recognize, address and prevent repetition of the injustices suffered by communities of color 
throughout Portland’s history.

Relevant equity-focused Comprehensive Plan policies considered as part of the MP2H planning process 

Policy 2.1. Partnerships and Coordination. Maintain partnerships and coordinate land use 

unions, employees, community and faith-

Policy 2.3, Extend benefits
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-income populations, and other under-served or 
under-

partnerships.

Policy 2.4, Eliminate burdens. Ensure plans and investments eliminate associated 

-income populations, and other under-served or under-represented 
ecision.

Policy 2.28, Historical Understanding. 
initiating a project, research the history, culture, past plans, and other needs of the affected 
community, particularly under-represented and under-served groups and persons limited

Policy 3.3, Equitable development

outcomes for all Portlanders.

Policy 5.15, Gentrification/displacement risk

- and moderate-income households, and 
renters. Identify and implement strategies to mitigate the anticipated impacts.

Policy 5.16, Involuntary displacement. When plans and investments are expected to create 
-served and 

under-
housing organizations (such as land trusts and housing providers) to create permanently 

displacement.

Policy 5.21, Access to opportunities.
open spaces, high-
concentrations of under-served and under-represented populations and an existing supply of 

ing.

Policy 5.22, New development in opportunity areas. 

open spaces, high-quality schools, and supportive services and amenities.

Policy 5.23, Higher-density housing. Locate higher-density housing, including units that are     

Policy 5.26, Regulated affordable housing target. Strive to produce and fund at least 10,000 

the 0-

Policy 6.36, Industrial land
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-
particularly for under-served and under-represented people.

Policy 6.37, Industrial sanctuaries. Protect industrial land as industrial sanctuaries identified on 

planning and investment efforts in Portland, the Portland Plan – 

address some of Portland’s most pressing concerns – acts as a 

equity as 

Equity is when everyone has access to the opportunities 
necessary to satisfy their essential needs, advance their well-
being and achieve their full potential. We have a shared fate as 
individuals within a community and as communities within 
society. All communities need the ability to shape their own present and future. Equity is both 
the means to healthy communities and an end that benefits us all. The promise of opportunity 
is real when:

All Portlanders have access to a high-quality education, living wage jobs, safe neighborhoods, 
basic services, a healthy natural environment, efficient public transit, parks and green spaces, safe 
and sound housing, and healthy food.

The benefits of growth and change are equitably shared across our communities. No one 
community is overly burdened by the region’s growth.

All Portlanders and communities fully participate in and influence public decision-making.

Portland is a place where your future is not limited by your race, gender, sexual orientation, 
disability, age, income, where you were born or where you live.

Under-represented communities are engaged partners in policy decisions.

in Sections 4 and 5 of this report, intended to 

and mitigation for the loss of industrial lands and 
impacts to employment opportunities.
included in the Existing Conditions Report (2020). 
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transportation policy and investment strategy for the next 20 years. The TSP guides policy and 
investment through street classifications, area plans, master street plans, and modal plans. 

people using our transportation system;

fuel; and

Creating great places.
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3. Vision, Land Use Concept and Framework 
This section vision for may
future. It includes and details on the land use concept that 
help realize that vision.  

Vision for the Montgomery Park Area
The Montgomery Park Area Plan envisions a dynamic, mixed-use 
neighborhood with equitable access to housing, and economic opportunity.
The of the future is mixed-use . It is part of a 
dense and diverse streetcar access The

streets and spaces are safe, and pedestrians and cyclists. 

The character is visually and 
Complex. The former ESCO steel site, and several other individual 

properties in the area -use that include spaces for 
. While the has a 

residential component, the area continues to have a significant employment focus and supports -
paying middle- .   

The Portland Streetcar runs through the former ESCO
rd streets, turning 

streets to NW 26th rd

Street
to serve the former ESCO site. 

The Montgomery Park area has developed with a mix of employment, housing, commercial, and community 
serving uses, and is served by an extension of the Portland Streetcar.
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Background: Preliminary Development Scenarios
To achieve the vision, a land use concept 
concept is the result of an iterative process, Three preliminary alternative development 

in 
See Section 1, Community Engagement, for more 

information.  

Scenario 1 – Enhanced Industrial.  

e existing 

office uses. This is similar to the approach used in the industrially zoned areas of Portland’s Central 
Eastside, in the Central City.
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Scenario 2 – Employment.

uses over time. This 

range of office uses such as legal services, finance, real estate, and others, and institutional uses such as 
leges, and medical centers.
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Scenario 3 – Mixed-Use.  This scenario envisioned a transformation of the study area into a 

d-use 

employment
areas to the north.

Original Exhibit B - Volume 1 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
t

Public Feedback and Further Analysis

Virtual Open House and related Information Sessions in 

Summer and Fall 2020.  

nts of another scenario alternative.  

Many respondents suggested more information is needed to inform a decision.
Overall, the 

The 
Report includes a 

units and value of development. These factors are important in determining the tradeoffs associated 

a future streetcar. 

The project team analyzed the development scenarios using a land development modeling tool. The 

-

smaller lots
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also considered in relation to 
Portland’s industrial land policies 
and the Economic Opportunities 

inform the 2035 Comprehensive 
Plan
Portland has a limited supply of 

implementation tool to retain 
industrial land, Portland adopted 
Comprehensive Plan policies that 

supply of prime industrial land, 
identified on Comprehensive Plan 
Figure 6.1. 

Hybrid Scenario: Industrial and Mixed Use

along NW Nicolai Street -use area to the south and industrial 
uses to the north.

indicated 
that it resulted in 
as a significant 

Comprehensive Plan Figure 6.1: Industrial and Employment Districts
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East of Highway 30, the scenario retained industrial uses and industrial Comprehensive Plan map and 
zoning land use 
analysis.

West of Highway 30

37 acres (approximately 30 net acres) of prime industrial land to 
100 acres of prime 

Original Exhibit B - Volume 1 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
trd nue tying into a couplet along NW 

Roosevelt and NW Wilson streets to NW 26th

steel
redevelopment site. The alignment presents an efficient couplet in the south part of the plan area. It 

alignments considered is in Volume 3: Transportation Plan. 

The Portland Bureau of Transportation (PBOT) performed transportation demand modeling to estimate 

n existing year model and a future year model for 
developed to compare present-
use changes. 

demand
impact of added trips to the area include transit improvements, additional and improved signalized 

demand management, and 
Plan in Volume 3 includes additional details on area transportation.
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Montgomery Park Area Plan Land Use Concept

The MPAP Concept proposes a new transit-served mixed-use neighborhood west of Highway 30. The plan retains 
existing industrial land use designations east of Highway 30 to preserve opportunity for industrial development and 
employment.

Plan 
proposes a transit-oriented, mixed- retains the industrial and 
employment-

23rd

loop on NW Roosevelt Street, NW 26th The concept 
plan strives to preserve active

mixed-use area and existing heavy industrial areas north of NW 
zoning 

. 

-oriented, mixed- additional 
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Montgomery Park Area Urban Design Framework

The transformation. This has resulted in a 
-acre plan area. The area is 

, the dense 
south, the industrial sanctuary to the north and east, 

further to the northeast. The design 
velopment regulations 

and design standards for the area.

past industrial and employment uses in the 
area. street grid. This is 

D

unding area 
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Montgomery Park Area Key Concepts and Terms

Northern edge of the plan area, along NW Nicolai Street
High ay 30.  This area currently includes light industrial, and employment uses.

                                                                                                          
26th NW Vaughn Street and to 

. This area 
.              

the prolongation of NW Reed Street to the north, NW 24th

the east NW Wilson Street to the south and NW 26th . This area 

23rd 24th

-

North of NW Vaughn Street and south of NW Wilson Street. This area currently
-

former ESCO Headquarters and Red Fox Building.

green one acre is envisioned as part of the 

Street Street 
 – a ‘green curtain’ to 

replace the former ‘steel curtain’.

“Green Curtain” concept to 
further enhance connec
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main 

These intersections serve as to the dense to 

amenities for pedestrians and cyclists.

-
support future development, and further Portland’s land use, connectivity 
and pedestrian goals in this area.  

planned facility improvements including an 
24th  streets. 

23rd NW Wilson 
and NW Roosevelt streets -
use district, Portland, and the Central City. 

employment, industrial and mixed-use development.
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Subarea A: Employment Buffer Area

Located 
-use 

south and the industrial uses north of NW 
Nicolai Street 
NW 23rd

as do the 

feature large and an
industrial character. 

opportunities for a mix of employment uses, including light industrial. The intent is to improve 
-use development to the south, and to help limit potential conflicts 

-use areas to the south and heavy industrial areas to the north. 

Finally, this portion of NW Nicolai Street 

24th and a pedestrian connection on NW 27th to NW Nicolai Street, 
Street proposed to 

Street.  

View looking east on NW Nicolai Street
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Subarea B/C: Historic Resource Area

West of NW 26th

-

large-
and lot configurations. The Mont

  

-use area. The large sites in this area result in a unique street 

th

nt and future employment uses in 

View of Montgomery Park and American Can
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Subarea D: Future Mixed-Use Neighborhood

th and NW 26th

ESCO Steel Foundry.  It is currently mostly vacant. 

In
-

complete multi-
extension of NW 25th

locations of the future streets are still to-
provide connections through the area. 

The proposed Portland Streetcar extension on NW Wilson and NW Roosevelt streets acts as a district 
-

aces and pedestrian connections, of 

landscaping, and trees.

View of former ESCO site looking west
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Subarea E: 23rd – 24th Avenue Corridor

-use 
character of NW 23rd

-
several other 

-

Regulations and the character statement encourage the 

characterize this area.

Existing residential uses on NW Wilson Street

Existing dock conditions on NW York Street
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Subarea F: Vaughn Street Transition Area

NW Vaughn Street 
south and the future transit-oriented 

the 
location of -
ESCO Headquarters Building and the Redfox Commons – an 

This area overlaps 
the location of the

area and create the potential for several dynamic intersections.  

Zoning regulations and the character statement encourage development to reduce height and massing 
along NW Vaughn Street 
south side of NW Wilson Street 24th and 27th avenues, development is encouraged to 

Finally, NW Vaughn Street a freight route through this area, and development 
regulations and the character statement encourage more tree planting along this street to support a 
“Green Curtain” concept

Existing industrial warehouses on NW Vaughn
Street
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A New Future for the Montgomery Park Area

The illustration offers a long-term vision for the area and conveys the concepts outlined in the 
the 

- employment, residential and 
commercial uses.  is 

n alternative to the transit-focused 
-connected mix of residential commercial 

Street, and NW 23rd and NW 
24th avenues, continue to offer opportunities for small 

th and Wilson, provide opportunities for recreation and 
community interaction.

th and Wilson for 
is
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4. Plan Elements
the , including discussion of the 

Comprehensive Plan and other policies .  The proposed changes to the 
Comprehensive Plan and zoning m
modifications . 

Overview

oriented, mixed-

regulations that are intended to 
ensure an adequate supply of employment and industrial lands. In consideration of these multiple 
policy goals, the changes
goals. 

Implementation Tools: 

Policy Issues and Directions

Metro Regional Industrial and Employment Lands Title 4 map 
Comprehensive Plan Map Changes
Zoning Map Changes

Design Character Statement

Transportation

Water System
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in Volume 5 . 

Industrial and Employment Areas

consideration. Comprehensive Plan Figure 6-
“Prime Industrial and 

approximately 17 acres as land. While the proposed Central Employment 

necessitate t
Map.  Much of the plan area is already -Employment” (ME) Comprehensive 
Plan designation as a result of amendments approved during the 2035 Comprehensive Plan update 

-focused than 
purely industrial in the long term.

Comprehensive Plan Figure 6.1: Industrial and Employment Districts
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While the preservation of industrial land is an important component of the City’s economic 
development strategy, vacant, underutilized,

disinvestment marginal 
industrial land, especially in areas 
considering the pressing need for housing and current economic conditions
future

-

Further, to continue to support the city’s economic development and equity goals, 
require inclusion of non-residential development - and the 
creation of 
nor the 
furthers the goals of the Comprehensive Plan regarding access to opportunities, expansion of family-

Comprehensive Plan Urban Design Framework 
In addition to land use 
designation changes, the 

expansion of the existing 

incorporate the entirety of 

Comprehensive Plan Map 
and in the 2035 

expansion 

proposed Central 
Employment (EX) zoning 

area, the application of the 
associated Design overlay 
zone (d) and the expected 
extension of the streetcar to 
the area. 

The Central Employment (EX) designation is generally used for Central City or Regional Center areas. 

Original Exhibit B - Volume 1 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
t

applies Central Employment zoning instead of a high-
of the Central Employment designation in this area and the planned provision for streetcar service

                            

Equity and Equitable Development Approach

services 
and

proposed as part of the 

Middle-wage Jobs.  

providing living- olor and other 
under-represented

minimum amounts of non-residential

requiring 
the - , the employment related policy goals 

. 

Affordable Housing.  

mixed- The 
plan is not expected to result in 

-conforming 
residential uses conforming. Moreover, the plan se

-
units, through a c

Affordable Commercial Space. 
-

ay 

space through regulations designed to p
provides incentives 
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Publicly accessible Open Space.  -oriented mixed-use district is expected to 

d in the district. See details in Section 5.
  

Wealth Building/Ownership Opportunity. 
space for rent or lease, the plan includes provisions for commercial space . This is 

creates incentives for 
ies.  
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Relationship to Existing Area Plans

the GLIS plan “

-use residentia th 

The GLIS amended to exclude the maps and 
policies in the necessary to reconcile the plans – see Volume 4. 

in 2003 as an update of Portland’s 1980 Comprehensive Plan, is a 
intended

to protect and enhance the character and economic vitality of this inner-

provides design guidance for development as part of the Desired Characteristics and Traditions 

maps and policies amended as necessary to 
reconcile the plans – see Volume 4. 

Metro Title 4 Regional Industrial and Other Employment Lands Map

-

The Metro Title 4

Significant Industrial Land and 17 acres of designated Employment Land. Title 4 limits the size of retail 
sales and service uses, addresses includes other exceptions or 
limitations on certain uses.  
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The Metro Council has the 
periodically evaluate 

including the Title 4: Industrial 

the policy goals of the 

(RFP). 
to further align regional and 
local plans.  

The 2035 Comprehensive Plan Map depicts a long-

the 

mix of predominantly Mixed Employment (ME), Central Employment (EX) and Industrial Sanctuary (IS) 
designations to predominantly Central Employment (EX) and Mixed Employment (ME). The existing 

recommended Comprehensive Plan Map 
designations are intended to facilitate a transition to a denser, mixed-use . 

The Central Employment (EX) designation anticipates 
and housing uses at significant development intensity.  It

array of commercial uses, services and institutions has the potential to impact the 

are proposed zoning code plan district provisions–- discussed in Section 5–- that help support 

in some 
not match. The corresponding zone for the Central Employment Comprehensive Plan designation is 
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Central Employment (EX)
uses at significant development intensity. The 2035 Comprehensive Plan also directs that the EX zone is 

Volume 2, for more details.

In order to achieve the vision for mixed use development additional zoning provisions are needed to 

-oriented mixed use future development pattern featuring employment, high density 
housing, institutional uses, and commercial retail, services and office uses that support the function of a 
mixed-
affo
open space.  -Nicolai Plan District” (zoning code chapter 33.590) is 

  
of the zoning code plan district provisions is in Section 5.  The proposed zoning code and commentary 
indicating legislative intent is in Volume 2.

plemented through use of a Design overlay (d-
-overlay zone. 

velopment standards. In some cases, a project 

decision-
guidelines 

Design Guidelines. C
-defining features, 

ecological context, resources, and social and cultural values. The goal of the Character statement is to 
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implementation of the land use proposal. The transportation proposal for the area focuses on 
nd reducing transportation 

details are included in the Montgomery Park Area Transportation Plan
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Transit and Streetcar. The transportation projects and policy recommendations for this area support 

Streetcar service is planned as an extension of the N-S line that currentl
on NW Lovejoy, NW Northrup streets and NW 23rd

23rd one- on NW Wilson and NW 
Roosevelt streets. The streetcar

end-of-

Transportation System 
Development Charge (TSDC) funds or other local sources

for the streetcar extension 
developed in tandem the Plan, and a finalized Local Improvement District funding agreement for 
the streetcar extension area.   

Street Network.
area area 
the (Volume 3).  Completion of the system includes:

rd to NW 26th avenues. 
This includes -of- th and NW 25th avenues, 

th and NW 26th

-
-

th and NW 27th

- and may support streetcar end-of-line and turnaround. 

rd to NW 26th

-of- th and NW 26th

- -
service, 

NW 23rd This includes s
Lovejoy Street to NW Thurman Street and a streetcar extension from NW Northrup Street to NW 

pedestrians and 
are planned at the intersections of NW 23rd Wilson 

Street and NW 23rd Roosevelt Street to manage streetcar movement. 

NW 25th

The exact location of 
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this future north-
meet Title 17 connectivity requirements. 

NW 26th

Street to NW Wilson Street. 

- W 26th and NW 24th

and cross section of this street connection could vary depending on future development plans 

NW 23rd to NW 24th may require pavement reconstruction and rail removal. 

Future development opportunities may have different land needs that could alter the spacing and cross 
section of future 

NW 23rd, NW 25th, and NW 26th avenues for north-south movements, NW Roosevelt Street -
Street for east- Street -

405 and I-5. 

Pedestrian and Bicycle. 
from the District to the south. on NW 24th and NW 27th avenues 

streets. 
on NW 23rd

Main Street on NW 23rd City W
continue on NW 25th venue Roosevelt streets. NW Wilson and NW 
Roosevelt streets -
facilities to serve east- access to 
includes circulation changes to disperse vehicle trips across the area to support a more pedestrian-
friendly NW Vaughn Street improved crossings. 

NW Parking Program. The transportation plan includes recommendations for transportation demand 
Portland has successfully implemented a 

-

transportat

program in the area as it redevelops and on- and off-
in 

the area. 
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portunities for outdoor relaxation and activities. 
The plan calls for regulatory measures such as outdoor area incentives and non-regulatory measures, 
such as a
signi -acre is envisioned for the plan area. To support this 
aspiration, the includes guidance for the potential 
location of this major open space to serve the area

40,000 square feet, 

opportunities for those in the district.

Because the land uses in the plan area are currently non-residential, the area is not currently identified 

urrently identified as under- -15 

residential and mixed-
the
target proximity, and all three are already heavily used and at capacity for serving existing residents 

-
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Envisioning a Future Public Park

more space is needed to accommodate children and families in the area. Commenters requested that a 

programmed spaces for recreation, dog off-leash areas, and community gardens.  Other ideas included 
incorporating micro-

e a's 
industrial character and history.

Park Precedents for Size and Programming
Since the plan envisions a one-

maximize a one-

-acre site could accommodate several
-

. 
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Starting clockwise from left: Aerial view of Tanner Springs Park; View of Tanner Springs Park looking southwest; View of Tanner 
Springs Park looking south. 

similar to that of the North and 

elopment parcels as streets are 

Starting from left: View of playground on North Park Blocks; View of PSU Farmers Market on South Park Blocks
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of future development for these systems, BES assessed existing conditions and modeled the impacts of 

Initial modeling of existing conditions identified localized capacity issues in NW Nicolai Street. Other 

l 

choices. Ecoroofs 

ty. BES 

existing inf

r permit processes. 

1

separately,
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-regulatory 

Recommended Comprehensive Plan Map
Recommended Zoning Map
Employment and Industrial Districts Map, Figure 6.1

–- Boundary
Zoning Code–- Recommended Vaughn-Nicolai Plan District
Zoning Code–- 
Design Character Statement
Transportation Projects and System Plan Elements

The 2035 Comprehensive Plan Map depicts the long-

The Recommended . Portions of 

(EX) designation. 

The acreage   

Comprehensive Plan 
Map Change
(current to recommended)

Gross Acres
(with street areas)

Net Acres
(not counting street areas)

IS to EX 8.5 5.7

IS to ME 9.0 3.7

ME to EX 33.8 28.1

Total 51.3 37.5
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The Recommended . Portions of the area 

recommended zoning also 

Zoning Map Change
(current to recommended)

Gross Acres
(with street areas)

Net Acres
(not counting street areas)

EG1 to EXd 16.9 12.5

EG2 to EG1 4.0 3.2

IG1k to EXd 8.5 5.7

IG1k to EG1 9.0 3.7

IHk to EG1 12.3 10.2

IHk to EXd 16.8 15.6

Total 67.5 50.9 
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the Design overlay zone, 
Nicolai streets Portland Industrial and Employment Districts map. Figure 
6.1 

Proposed amendment to City of Portland 2035 Comprehensive Plan, Industrial and Employment Districts Map, 
Figure 6-1.
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the Design overlay zone, suggest 
proposes to amend the 2035 District 
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-
oriented, mixed-use development pattern featuring high density housing, high intensity employment 
and institutional uses, and commercial retail, services and office uses that support the function of a 
mixed-

r open space. 

The recommended -Nicolai Plan District” (zoning code 
s

-1, Map 531-
streetcar regulations map (Map 562-7) are proposed.  See 
additional details. 

Summary of Plan District Provisions/Regulations  
-

Nicolai Plan District in the Portland Zoning Code.  

Use Prohibitions. The fol -

Use Limitations.

Required Uses. Non- on sites the plan district.  
Specifi
Street near the streetcar alignment.  

Floor Area.

ensure transit-oriented and supportive developments. 

Floor Area Transfers.

Height Limits. -
height of 45 feet is proposed adjacent to NW
(85’ to 120’)

Bonus provisions in the EX and EG zones. 

Original Exhibit B - Volume 1 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
t

Inclusionary Housing Bonus. 

Additional Affordable Housing Bonus. 

required affor

Employment Bonus.  
-site.

Transportation Adequacy Bonus. 
only the transportation system is demonstrated.

Residential Density.

Windows. 

alignment.

Active Use Areas. 

the streetcar alignment.

Urban Green Features. 

Outdoor Areas. -

open 
areas. 

Transportation Demand Management. The Transportation Demand Management (TDM) 
provisions require developments adding ten or more units to 

residents. 

Parking - -
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north of NW Northrup Street. 
additional zoning regulations that apply to sites near streetcar alignments.  The plan district Map 562-7 

rd

, regarding development near a streetcar alignment 

for active requirements for 

Area of change
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-use district. The Transportation 
Plan discusses the existing context, issues and opportunities in the area. It also recommends a series of 
updates to the Transportation System Plan, a component of the Comprehensive Plan updated every five 
years. These recommendations include a Master Street Plan, classification updates for 
p street design and traffic in the area.

In addition to these recommendations, the plan also details specific recommended improvements to 
the , including the extension of the Portland Streetcar to 

ies in the plan area 
( and the Complex site; the former ESCO Steel site) for a defined set of 

only those properties, is an element of implementation. This agreement is
intended to
transit and street improvements. include elements that 

Vaughn-Nicolai Plan District zoning regulations.  
  

are 
included in Volume 5, the .  

Streetcar Funding.  T commitment of private property to
streetcar extension project through dedication of right-of- future streets 

and streetcar alignments run through private properties. ommit to participate in
formation of and payment to a Local Improvement District

streets and streetcar.  
. The City of Portland

commit to the design, funding, 
time frame.  The C Federal funding, advance the Local Improvement District and pursue 
adoption of the locally preferred alternative City Council, TriMet and Metro. 
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Middle Wage Jobs.  Prior to closure of the ESCO Steele foundry the 16-acre campus had 
This equates to 

standards from other sources. require that 
800 middle provided on site. - as , that does not 
require a four-year college degree or more to qualify, annually or 
greater than 50 percent of the area median income for a family of four
Federal Department of Housing and Development. If the goal is not met 10 years
from the effective date of the agreement, a proportionate per- payment required into

development and training programs up to a maximum payment of 4 million.

Affordable Housing. inimum of 20 units at 60 percent Median Family 
Income MFI) must constructed on one or more of the : the Montgomery 

former ESCO Steel site. These 
prior to or concurrent any rate units and seven (7) years of

the effective date of the agreement. such time, each rate project must include a 
higher share of units 15 percent of units at 60 percent area median income. The 200 

constructed up-front and on-site City 
maximized. 

Wealth Building/Ownership Opportunity. I
plan’s 

agreement includes space 

Commemoration of York. The 
commemoration of , f th and first 

descent to visit come Portland, Oregon.  This 
include funding and installation of one or more features memorializing in a 

significant location future development. 
played a significant role in elevating the 

Public Open Area or Park. commit to the creation open
space a central location in the Plan area.  The 

relatively early in the development of the area.  Design, programming, and maintenance 
and Recreation 
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vision.

# Action Timeframe Implementors & 
Notes

0 -10 
years TBD

Comprehensive Plan map and Zoning 
map to implement the . X BPS

-Nicolai Plan District to promote mixed-use 
development, address the scale and character of development, X 

BPS

code amendments. 
X 

BPS

the Recommended
Zoning map.

X 
BPS

reflect changes in land use designations as appropriate. X BPS

designations as appropriate. X Metro, City

apply the design overlay zone (“d”) to EX zoned areas in the 
plan district to 
changes are implemented.

X 

BPS

Economic
E1

middle-
X 

BPS; Private 

E2

Industrial District.

X 

BPS

E3 -regulatory measures intended to 
X 

BPS; Prosper
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Notes
0 -10 
years TBD

Transportation
T1

Comprehensive Plan, to include the
modal plans; transit plan; and funding strategy.

X 
PBOT, PSI

T2 Create a Local Improvement District (LID) to fund the local 
match for extension of Portland Streetcar to serve the 
Vaughn-Nicolai Plan District area.

X 
PBOT, PSI; 
property interests

T3 Create a Local Improvement District (LID) to fund local 
transportation system improvements (streets, pedestrian and 

-Nicolai Plan 
District area.

X 

PBOT; property 
interests

T4 the 
Vaughn-Nicolai Plan District area as it redevelops, and pursue 

streets in the area.

X 

PBOT

T5
Freight District designation and apply a Pedestrian District 
designation to area -Nicolai Plan District, an X 

PBOT

Housing
H1 Create over 2,000 housing units in the Vaughn-Nicolai Plan 

District area through land use changes, housing investments,
and private development actions.

X 
Private sector; 
non-profits

H2 -

regulations and private development 
agreement. .

X 

Private sector; 
non-profits

H3
encourage 

the Portland inclusionary housing program.

X 

BPS, PHB, 
Prosper; private 
sector; non-
profits

Environment and Infrastructure
E-I1 of larger sites to conduct early and 

phased planning for 
systems in the Plan area. Coordinate plans and investments for 
infrastructure in the area projects, to
leverage investments and ensure coordinated provision of 
infrastructure on the sites.   

X 

Private sector; 
BES, PWB, PBOT
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Notes
0 -10 
years TBD

E-I2 require green features, including 
landscaping, large trees and ecoroofs, to support air quality, 
cooling, and . 

X 
BPS

E-I3
telecom lines. X PBOT, private

E-I4 Identify opportunities for district and community energy 
systems in the study area. X Private, BPS

Community Engagement
CE1 including the York 

Work Group, property nd regional agencies 

-
history.

X 

Property 
interests; non-
profits; BPS; 
PBOT

CE2 Support and assist the York Work Group, and other 

and be engaged in the work to create greater inclusivity of 
BIPOC Portlanders in the plan area, and consider as a further
resource the 2019 NW 

.

X 

BPS, PBOT, and 
other City 

PB1

“terms sheet” attached as an appendix to the Proposed Plan. X 

BPS, PHB, 
Prosper; City 

sector
PB2

th X 
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tVolume 1: Montgomery Park Area Plan–- Recommended Plan Report

Volume 2: Montgomery Park Area Plan–- Regulatory Tools
Volume 3: Montgomery Park Area Transportation Plan  
Volume 4: Amendments to Guild’s Lake Industrial Sanctuary Plan and Northwest 

District Plan
Volume 5: Appendix: Draft Public Benefits Terms Sheet and Supporting Reports 

 – 2024  Efiles - 
- 

(portlandoregon.gov)

B.

ced.pdf

C.
-mp2h-opportunities-and-

challenges-report-20210426.pdf  

D. MP2H Existing Conditions Report -
-06-

E. MP2H Equitable Development Report - January 2023

F. MP2H March 2020 Open House – 
- -oh1-report-draft-5-8-

20.pdf  

G. – 

H. 2019 Preliminary 
- -equity-analysis-

  

I. 2019 
- -streetcar-council-report-

  

Original Exhibit B - Volume 1 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
t

Contact
Barry Manning,  - BPS

 – PBOT

Email: mp2h@portlandoregon.gov

About City of Portland Bureau of Planning and Sustainability

distinctive places, and plan for a resilient future.

503-823-7700
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The City of Portland is committed to providing meaningful access. 
To request translation, interpretation, modifications, accommodations, or other auxiliary 
aids or services, contact 503-823-7700, Relay: 711.

Traducción e Interpretación  |    |    |    
|    |  Turjumaad iyo Fasiraad  |  

  
  |    |  
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Project Summary

This report contains:  
1. Amendments to the Portland zoning code intended to implement changes to future land 

use in NW Portland resulting from the Montgomery Park to Hollywood Transit and Land 
Use Development Strategy; and 

2. Amendments to Portland Community Design Guidelines that provide information and 
design guidance about the future desired character of the area.

Commentary describing each amendment can be found on the facing pages next to the zoning 
code amendments in this report. 

Original Exhibit B - Volume 2 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
t

This page is intentionally blank

Original Exhibit B - Volume 2 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
tSection II: Zoning Code Amendments

This section presents Recommended zoning code amendments. The section is formatted to 
facilitate readability by showing draft code amendments on the right-hand pages and related 
commentary on the facing left-hand pages.  
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This amendments adds the new chapter 33.590, Vaughn-Nicolai Plan District, to this list of 
chapters.
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List of Chapters
Introduction

Plan Districts
500 Plan Districts In General
505 Albina Community Plan District
508 Cascade Station/Portland International
  Center (CS/PIC) Plan District
510 Central City Plan District
515 Columbia South Shore Plan District
520 Division Street Plan District
521 East Corridor Plan District
526 Gateway Plan District
530 Glendoveer Plan District
531 Guild’s Lake Industrial Sanctuary 

Plan District
532 Hayden Island Plan District
533 Healy Heights Plan District
534 Hillsdale Plan District
536 Hollywood Plan District
537 Johnson Creek Basin Plan District
538 Kenton Plan District

540 Laurelhurst-Eastmoreland Plan District
545 Lombard Street Plan District
550 Macadam Plan District
555 Marquam Hill Plan District
560 North Cully Plan District
561 North Interstate Plan District
562 Northwest Plan District
563 Northwest Hills Plan District
564 Pleasant Valley Plan District
565 Portland International Airport Plan District 
566 Portland International Raceway 

Plan District
567 Powell Boulevard Plan District 
570 Rocky Butte Plan District
575 Sandy Boulevard Plan District
580 South Auditorium Plan District
583 St. Johns Plan District
585 Swan Island Plan District
590 Vaughn-Nicolai Plan District
595 West Portland Multicultural Plan District

[No other changes to List of Chapters]
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Contents
This amendment adds chapter 33.590, Vaughn-Nicolai Plan District, to the zoning code 
table of contents.
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Chapter Number Page Number

Plan Districts

500 Plan Districts In General 500-1 
505 Albina Community Plan District 505-1 
508 Cascade Station/Portland International Center (CS/PIC) Plan District 508-1 
510 Central City Plan District 510-1 
515 Columbia South Shore Plan District 515-1 
520 Division Street Plan District 520-1 
521 East Corridor Plan District 521-1 
526 Gateway Plan District 525-1 
530 Glendoveer Plan District 530-1 
531 Guild’s Lake Industrial Sanctuary Plan District 531-1 
532 Hayden Island Plan District 532-1 
533 Healy Heights Plan District 533-1 
534 Hillsdale Plan District 534-1 
536 Hollywood Plan District 536-1 
537 Johnson Creek Basin Plan District 537-1 
538 Kenton Plan District 538-1 
540 Laurelhurst-Eastmoreland Plan District 540-1 
545 Lombard Street Plan District 545-1 
550 Macadam Plan District 550-1 
555 Marquam Hill Plan District 555-1 
560 North Cully Plan District 560-1 
561 North Interstate Plan District 561-1 
562 Northwest Plan District 562-1 
563 Northwest Hills Plan District 563-1 
564 Pleasant Valley Plan District 564-1 
565 Portland International Airport Plan District 565-1 
566 Portland International Raceway Plan District 566-1 
567 Powell Boulevard Plan District 567-1 
570 Rocky Butte Plan District 570-1 
575 Sandy Boulevard Plan District 575-1 
580 South Auditorium Plan District 580-1 
583 St. Johns Plan District 583-1 
585 Swan Island Plan District 585-1 
590 Vaughn-Nicolai Plan District 590-1 
595 West Portland Multicultural Plan District 595-1 

[No other changes to Table of Contents]
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Plan Districts 500s
This amendment adds chapter 33.590, Vaughn-Nicolai Plan District, to the plan district 

.
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Plan Districts

33.500 Plan Districts in General

33.505 Albina Community Plan District

33.508 Cascade Station/Portland International Center (CS/PIC) Plan District

33.510 Central City Plan District

33.515 Columbia South Shore Plan District

33.520 Division Street Plan District

33.521 East Corridor Plan District

33.526 Gateway Plan District

33.530 Glendoveer Plan District

33.531 Guild's Lake Industrial Sanctuary Plan District

33.532 Hayden Island Plan District

33.533 Healy Heights Plan District

33.534 Hillsdale Plan District

33.536 Hollywood Plan District

33.537 Johnson Creek Basin Plan District

33.538 Kenton Plan District

33.540 Laurelhurst/Eastmoreland Plan District

33.545 Lombard Street Plan District

33.550 Macadam Plan District

33.555 Marquam Hill Plan District

33.560 North Cully Plan District

33.561 North Interstate Plan District

33.562 Northwest Plan District

33.563 Northwest Hills Plan District

33.564 Pleasant Valley Plan District
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t33.565 Portland International Airport Plan District

33.566 Portland International Raceway Plan District

33.567 Powell Boulevard Plan District

33.570 Rocky Butte Plan District

33.575 Sandy Boulevard Plan District

33.580 South Auditorium Plan District

33.583 St. Johns Plan District

33.585 Swan Island Plan District

33.590 Vaughn-Nicolai Plan District

33.595 West Portland Multicultural Plan District

A list of symbols that appear on the Official Zoning Maps and their corresponding Zoning Code chapters 
is contained in the front of the Zoning Code, following the Table of Contents, under “Index of Symbols 
on the Official Zoning Maps”.
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33.531 Table of Contents

As a result of the creation of the Vaughn-Nicolai plan district, subdistrict B o
Lake Industrial Sanctuary plan district will no longer exist—the area within subdistrict B 
is the area that will be the Vaughn-Nicolai plan district. As such, the regulations that apply 
to, and the map that shows,
Industrial Sanctuary plan district. The table of contents for this chapter is being 
amended to reflect this change. 

33.531.010 Purpose
This sentence is being deleted as NW Vaughn will no longer be in the plan 
district due to amendments to the plan district boundary and Subdistrict B. 
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531 
Sections:
General

33.531.010 Purpose
33.531.020 Where the Regulations Apply

Use Regulations
33.531.100 Purpose
33.531.110 Additional Use Limitations in the IH Zone
33.531.120 Additional Prohibited Uses 
33.531.130 Additional Regulations in Subdistrict A
33.531.140 Additional Regulations in Subdistrict B

Map 531-1 Guild’s Lake Industrial Sanctuary Plan District and Subdistricts
Map 531-2 Subdistrict B

33.531.010 Purpose
The Guild’s Lake Industrial Sanctuary plan district fosters the preservation and growth of this premier 
industrial area adjacent to Portland’s central city. The plan district’s large number of well-established 
industrial firms are dependent on the area’s multimodal transportation system, including marine, rail, 
and trucking facilities, and on the ability of area streets to accommodate truck movements. Because of 
its proximity to inner-city neighborhoods with high concentrations of commercial and residential uses, 
the Guild’s Lake Industrial Sanctuary is particularly vulnerable to impacts from, and redevelopment to, 
nonindustrial uses. The provisions of the plan district recognize that the displacement of industrial uses 
by inappropriate nonindustrial uses potentially threatens the integrity of this district and investments in 
public and private infrastructure. The provisions of this chapter protect the area from incompatible uses 
which threaten the district's integrity, stability and vitality and compromise its transportation system. 
This chapter also includes provisions to ensure a more pedestrian- and transit-oriented streetscape 
along NW Vaughn Street and an improved interface with the mixed-use neighborhood to the south.
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This section is being deleted as the area it refers to is being removed 
Lake Industrial Sanctuary plan district and will be included in the new Vaughn-Nicolai plan 
district.   
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A. Purpose. These regulations minimize conflicts between industrial operations in the Guild’s Lake 
Industrial Sanctuary and the mixed-use neighborhood to the south. Uses are limited or 
prohibited that may conflict with nearby industrial and residential uses or that can overburden 
the area’s transportation system. These regulations provide additional flexibility in the siting of 
the limited amount of Office uses allowed in the subdistrict, while preserving overall Office use 
limitations. The regulations also limit blank walls on the ground level of buildings to encourage 
a continuity of active uses along street frontages and to avoid a monotonous pedestrian 
environment. Parking access is limited along NW Vaughn Street to minimize impacts on the 
transportation system and to reduce conflicts with pedestrians.

B. Where these regulations apply. These regulations apply to sites in an EG zone within 
Subdistrict B, shown on Map 531-2.

C. Additional limited uses.

1. Retail Sales And Service uses limitation. Retail Sales And Service uses are allowed if the net 
building area plus the exterior display and storage area is not more than 10,000 square feet 
per site.

2. Office use limitation. Except for sites with Historic Landmarks, Office uses are allowed if the 
net building area devoted to Office uses is not more than the total square footage of the site. 
On a site with a Historic Landmark, Office uses are allowed if the net building area devoted to 
Office uses is not more than twice the total square footage of the site.

D. Additional prohibited uses. The following uses are prohibited:

1. Quick Vehicle Servicing;

2. Commercial Outdoor Recreation; and

3. Major Event Entertainment.

E. Development standards.

1. Maximum floor area ratios. Half the floor area used for parking is not counted toward 
maximum floor area ratios.

2. Maximum height. The maximum building height is 65 feet.

3. Building coverage. The maximum building coverage is 100 percent.

4. Minimum landscaped area. There is no minimum landscaped area.
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of a site within Subdistrict B may be transferred to the portion of another site within 
Subdistrict B, if all of the following are met:

a. Development on the receiving site must meet all development standards except for 
the amount of floor area in office use, which is increased to allow the amount 
transferred;

b. Transfer of Office floor area may involve only one transferring site and one receiving 
site; and

c. The property owner(s) must execute a covenant with the City that is attached to and 
recorded with the deed of both the site transferring and the site receiving the floor 
area reflecting the respective increase and decrease of potential Office use floor 
area. The covenant must meet the requirements of Section 33.700.060.

6. Setbacks and main entrances. There is no minimum building setback. Sites are subject to 
the maximum setback standards and main entrance standards of the EG1 zone.

7. Ground floor windows. The ground floor of all street-facing façades that are 20 feet or 
closer to a street lot line adjacent to NW Vaughn Street must meet the ground floor 
window standards of the EX zone.

8. Drive-through facilities. Drive-through facilities are prohibited.

9. Motor vehicle access. Motor vehicle access to a vehicle area or structure is not allowed 
from NW Vaughn Street unless the site has no other street frontage.

10. Disclosure statement. Before a building permit is issued for an Office use, the applicant 
must record a disclosure statement with the County. In addition, the owner must provide 
a copy of the disclosure statement to all prospective tenants and buyers. The disclosure 
statement must state that the office is located in an industrial area where impacts from 
industrial uses are present, such as noise, vibrations, fumes, odors, glare, traffic and 
freight movement. The statement is available at the Development Services Center; and

F. Northwest Transportation Fund bonus option. Contributors to the Northwest Transportation 
Fund (NWTF) receive Office floor area bonuses. For each contribution to the NWTF, a bonus of 
one square foot of additional floor area that may be used for Office use is earned, up to an 
additional floor area ratio of 0.85 to 1. The amount of the contribution required for each 
square foot of additional floor area is in Chapter 17.19, Northwest Transportation Fund. This 
bonus allows additional floor area to be in Office uses; it does not increase the total amount of 
floor area in any use that is allowed on the site, and does not count towards the maximum FAR 
allowed by the base zone.

The NWTF is to be collected and administered by the Portland Office of Transportation. The 
funds collected may be used only to make transportation improvements in the area that will be 
most affected by the bonus, which is generally bounded by: NW Pettygrove Street, NW Nicolai 
Street, I-405, NW 27th Avenue.
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This map will be replaced with a new map that no longer includes Subdistrict B because the 
area that is in Subdistrict B will become part of the proposed Vaughn-Nicolai plan district.
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Map 531-1 
This updated Map 531-1 reflects the new
Sanctuary plan district and removal of Subdistrict B. 
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Map 531-2 is being deleted because the area it shows—Subdistrict B—will no longer part 
plan district.
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Map 562-7. 
Map 562-7 is being deleted and will be replaced with an updated map showing the area 
where the streetcar alignment will be expanded along NW 23rd. Additional standards
apply along streetcar lines in the Northwest plan district.
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Map 562-7 
Map 562-7 has been updated to show the area where the streetcar alignment will be 
expanded along NW 23rd, and where special development standards are applied. 
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33.590 Vaughn-Nicolai Plan District
The Vaughn-Nicolai Plan District is being created to address the unique issues of the 
study area. 
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33.590 Vaughn-Nicolai Plan District

590 
Sections:
General

33.590.010 Purpose
33.590.020 Where These Regulations Apply

Use Regulations
33.590.100 Purpose
33.590.110 Additional Prohibited Uses
33.590.120 Retail Sales And Service Uses  
33.590.130 Required Ground Floor Active Use
33.590.135 Required Nonresidential Use

Development Standards
33.590.200 Purpose
33.590.210 Floor Area Ratio
33.590.220 Maximum Height
33.590.230 Floor Area and Height Bonus Options
33.590.235 Minimum Density
33.590.240 Required Affordable Commercial Space
33.290.245 Residential-Employment Buffer Standards
33.590.250 Standards on Main Streets
33.590.255 Standards near the Streetcar Alignment
33.590.260 Urban Green Features
33.590.265 Required Outdoor Areas
33.590.270 Off-Site Impacts Standards
33.590.280 Transportation and Parking Demand Management
33.590.290 Parking

Map 590-1 Vaughn-Nicolai Plan District and Subdistricts
Map 590-2 Vaughn-Nicolai Plan District - Streetcar Alignment and Main Street
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33.590.010 Purpose
The Vaughn-Nicolai Plan District is being created to address the unique development 
circumstances within the boundary of the Montgomery Park Area Plan. The area is 
transitioning from an area primarily comprised of office employment and industrial uses,
and the plan envisions an employment-oriented area comprised of office and other dense 
employment uses, as well as intense residential and mixed-use development. The 
regulations in this plan district are intended to foster transit-oriented development with 
high quality design and green features. The plan district is also intended to promote public 
benefits such as middle-wage employment opportunities, affordable housing and 
affordable commercial space that might not otherwise occur without these regulations. 

33.590.020 Where the Regulations Apply
The regulations of this chapter apply to sites in the Vaughn-Nicolai plan district. 
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33.590.010 Purpose
The Vaughn-Nicolai plan district provides for a mixed-use neighborhood that includes high-density 
employment, residential, and commercial development. The provisions of the plan district recognize the 
opportunity and potential for this area to become a transit-oriented residential and commercial 
community while also supporting employment and industrial uses. The regulations ensure a pedestrian- 
and transit-oriented streetscape along the streetcar alignment and foster an improved interface with 
the mixed-use neighborhood to the south. The floor area and height allowances in the plan district, and 
other regulatory measures, promote development that provides public benefits including affordable 
housing and middle-wage employment opportunities.  

33.590.020 Where the Regulations Apply
The regulations of this chapter apply to sites in the Vaughn-Nicolai plan district. The boundaries of the 
plan district are shown on Map 590-1 at the end of this chapter, and on the Official Zoning Maps.
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33.590.100 Purpose
Certain uses in the plan district are required, limited or prohibited to achieve different 
objectives of the plan. Some uses are limited or prohibited because they conflict with the 
development of a transit-
multimodal transportation system. The regulations limit the size of retail uses to foster 
smaller-scale community-oriented uses and help reduce traffic congestion associated with 
large-scale retail. Required active ground floor use regulations help support the transit 
investment along portions of the streetcar alignment and main street. 

Required non-residential uses are intended to promote development that includes 
employment in the area; this is to support development for jobs in the area as it 
transitions from strictly industrial and employment uses to a broader array of uses. 

33.590.110 Additional Prohibited Uses
The listed uses are prohibited because they conflict with the development of a transit-
oriented mixed use district and/or
system. 

33.590.120 Retail Sales and Service Uses
The size of Retail Sales and Service uses are limited in the EX and EG zones because they 
conflict with the development of a transit-oriented mixed use district and may 

. Throughout the plan district, the 
size of retail uses is limited to discourage large-format retailers, and provide 
opportunities for smaller business. An exception is made for grocery stores because these 
uses serve and provide benefits for the local community, and for hotels and motels that 
serve other district objectives. 

33.590.130 Required Ground Floor Active Use
Active uses are required for a portion of the ground level area of buildings on NW Wilson 
Street – a main street within the plan district - to support the streetcar transit 
investment and create an active transitoriented main street environment. The type of 
active uses that are encouraged include retail shops, office lobbies, maker spaces 
(including those that are part of a live/work situation), and daycare centers.
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Use Regulations

33.590.100 Purpose
The use regulations are intended to foster development of a transit-oriented mixed-use district. Certain 
uses in the Vaugh-Nicolai plan district are prohibited or limited because they conflict with the 
development of a transit-oriented, mixed-use district and may compromise the area’s multimodal 
transportation system. Other uses are required to foster an active pedestrian environment near 
streetcar transit, and to support employment and other active nonresidential uses in the district.  

33.590.110 Additional Prohibited Uses
The following uses are prohibited in the EX zone:  

A. Vehicle Repair; 

B. Self-Service Storage; 

C. Commercial Outdoor Recreation; and

D. Agriculture. 

33.590.120 Retail Sales And Service Uses
Except as follows, in the EX and EG zones, Retail Sales And Service uses are limited to 20,000 square feet 
of net building area per individual use: 

A. Grocery stores are limited to 60,000 square feet of net building area per use; and 

B. Hotels and motels are exempt from the size limitation. 

33.590.130 Required Ground Floor Active Use
In the EX zone, on sites with frontage on a main street shown on Map 590-2, at least 25 percent of the 
ground level floor area located within 100 feet of the main street must be in one or more of the 
following active uses. Development that includes a residential use is exempt from this standard until 
January 1, 2029. Only uses allowed in the base zone may be chosen:  

A. Retail Sales and Service; 

B. Office; 

C. Manufacturing and Production; 

D. Community Service;

E. Daycare;

F. Religious Institutions;

G. Schools;

H. Colleges; and

I. Medical Centers.
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33.590.135 Required Nonresidential Use  

The nonresidential use requirement is intended to foster employment uses within the plan 
district. Because the intent of the regulation is to ensure a minimum amount of 
nonresidential use, and because many of the sites in the plan district are not vacant, the 
nonconforming situation regulations of 33.258.050 and 33.258.070 will not apply. Instead, 
sites that are nonconforming must come into compliance with the nonresidential use
standard when additional development or redevelopment occurs. If full compliance is not 
feasible, the applicant can follow the regulations that allow for transferring the 
requirement.

As mentioned, the nonresidential use requirement can be transferred to another site 
within the subdistrict to allow consolidation of nonresidential areas. This allows for some 
individual buildings to include little or no nonresidential use when the requirement is met in 
other buildings on the site or on other sites within the subdistrict. Consolidation may 
provide flexibility for larger sites and facilitate larger scale employment uses. The
transfer process will happen via deed restrictions and covenants so that additional quasi-
judicial review is not required. 

In addition, the regulations include options for reducing the total amount of nonresidential 
use required. In subdistricts B, C and D, which include the largest sites in the plan 
district, the adopted Montgomery Park Area Plan Area public benefits agreement affects
the amount of required nonresidential space. The agreement defines targets for 
employment and middle-wage jobs, and includes penalties for non-compliance. For property 
owners that are a party to the adopted public benefits agreement with the City of 
Portland, the amount of required nonresidential use is reduced or eliminated if the job 
targets specified in the agreement are met, or specified for-rent or for-sale affordable 
commercial space is provided. The Bureau of Planning and Sustainability will track 
compliance with the public benefits agreement. The benefits agreement will run with the 
property even if it is subsequently subdivided, so future property owners should be aware 
of the existence of the agreement through due diligence.  

In subdistricts E, and F, the majority of sites are small, and the owners in these districts 
will not be subject to the adopted public benefits agreement. Instead, the requirement 
includes incentives for particular uses and deeper affordable housing that will allow 
property owners to reduce the amount of nonresidential use required.
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33.590.135 Required Nonresidential Use

A. Where this regulation applies. The nonresidential use requirement applies on sites in the EX 
zone. For sites that are nonconforming with this regulation, the nonconforming use and 
nonconforming development regulations of 33.258.050 and 33.258.070 do not apply. In this 
case, when development is added to a site that is nonconforming in nonresidential use, the site
must be brought into conformance with the required nonresidential use regulations.

B. Adjustments. Adjustments to the regulation in the section are prohibited.

C. Required nonresidential use. 

1. Subdistricts B and C. 

a. Regulation. In subdistricts B and C, at least .5 square feet of floor area must be in a 
non-residential use for each one square foot of site area.

b. Exceptions. 

(1) Public benefits agreement. The nonresidential use requirement is reduced to 
zero when the property is subject to, and in compliance with applicable 
provisions of, the Montgomery Park Area Plan Public Benefits Agreement that 
was adopted by Portland City Council on [INSERT DATE OF ADOPTION]. To 
qualify for this exception the applicant must provide a letter from the Portland 
Bureau of Planning and Sustainability certifying that the property is subject to
and in compliance with the public benefits agreement. 

(2) Affordable dwelling units. A building that contains a residential use in which 100 
percent of the dwelling units in the building are affordable to those earning no 
more than 60 percent of the area median family income is exempt from the
nonresidential use requirement, and 50 percent of the total square footage of 
floor area on the ground floor of the building counts toward the total amount of 
nonresidential use required for the site. To qualify for this exception, the
property owner must provide a letter from the Portland Housing Bureau
certifying that the development meets the affordability requirement and any 
administrative requirements of the Portland Housing Bureau. 

c. Transfer of nonresidential use requirement. Some or all of the required 
nonresidential use can be transferred from one site to another site, or can be 
consolidated in another building on the same site, when the following are met:  

(1) Receiving site. The receiving site must be in the same subdistrict as the 
proposed development.

Original Exhibit B - Volume 2 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
t

Original Exhibit B - Volume 2 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
t

(2) The property owner must execute a covenant with the City that: 

Meets the requirements of Section 33.700.060, Covenants with the City; 
Is attached to and recorded with the deed of the site transferring and the 
site receiving the required nonresidential use; 
Ensures the receiving site complies with its own nonresidential use 
requirement, if applicable, and the transferred nonresidential use 
requirement; and
Reflects the respective decrease and increase of nonresidential use 
requirement on each site, or when the transfer is to another building within 
the site, states that the consolidated nonresidential requirement will be 
included in the next building to be built on the site. 

2. Subdistrict D.

a. Regulation. In Subdistrict D, at least .5 square feet of floor area must be in a non-
residential use for each one square foot of site area. 

b. Exceptions. 

(1) Public benefits agreement. The nonresidential use requirement is reduced to 
0.25 square feet for each one square foot of site area when the property is 
subject to, and is in compliance with applicable provisions of, the Montgomery 
Park Area Plan Public Benefits Agreement that was adopted by Portland City 
Council on [INSERT DATE OF ADOPTION]. To qualify for the exception the 
applicant must provide a letter from the Portland Bureau of Planning and 
Sustainability certifying that the property is subject to and in compliance with 
public benefits agreement. 

(2) Affordable dwelling units. A building that contains a residential use in which 100 
percent of the dwelling units are affordable to those earning no more than 60 
percent of the area median family income is exempt from the nonresidential 
use requirement, and 50 percent of the total square footage of floor area on the 
ground floor of the building counts toward the total amount of nonresidential 
use required for the site. To qualify for this exception, the property owner must 
provide a letter from the Portland Housing Bureau certifying that the 
development meets the affordability requirement and any administrative 
requirements of the Portland Housing Bureau. 
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c. Transfer of nonresidential use requirement. Some or all of the required 
nonresidential use can be transferred from one site to another site, or can be 
consolidated in another building on the same site, when the following are met:  

(1) Receiving site. The receiving site must be in the same subdistrict as the 
proposed development.

(2) The property owner must execute a covenant with the City that: 

Meets the requirements of Section 33.700.060, Covenants with the City; 
Is attached to and recorded with the deed of the site transferring and the 
site receiving the required nonresidential use; 
Ensures the receiving site complies with its own nonresidential use 
requirement, if applicable, and the transferred nonresidential use 
requirement; and
Reflects the respective decrease and increase of nonresidential use 
requirement on each site, or when the transfer is to another building within 
the site, states that the consolidated nonresidential requirement will be 
included in the next building to be built on the site. 

3. Subdistricts E and F.

a. Regulation. In Subdistricts E and F, at least .5 square feet of floor area must be in a 
non-residential use for each one square foot of site area. 

b. Exceptions. 

(1) Office, Industrial and Institutional uses. Each square foot of floor area in a 
Daycare, Community Service, Industrial Service, Wholesale Sales, Industrial 
Office use counts as 2 square feet toward the total required nonresidential use 
requirement. To qualify for this exception, the property owner must execute a 
covenant with the City that complies with the requirements of Section 
33.700.060. The covenant must ensure that the floor area will be in one of the
required uses for at least 10 years. 

(2) Affordable commercial space. Each square foot of floor area in an affordable 
commercial space counts as 2 square feet toward the total required 
nonresidential use requirement. To qualify for this exception:

The applicant must submit with the development application a letter from 
the Portland Development Commission certifying that any program 
administrative requirements have been met; and

The property owner must execute a covenant with the City that complies 
with the requirements of Section 33.700.060. The covenant must ensure 
that floor area built will meet the administrative requirements of the 
Portland Development Commission or qualified administrator.
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do not count toward meeting the nonresidential use requirement because they do not 
provide floor area that will accommodate the types of employment or commercial activity
that is intended by the nonresidential use requirement.  
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(3) Affordable dwelling units. A building that contains a residential use in which 100 
percent of the dwelling units are affordable to those earning no more than 60 
percent of the area median family income, is exempt from the nonresidential 
use requirement, and 50 percent of the total square footage of floor area on the 
ground floor of the building counts toward the total amount of nonresidential 
use required for the site. To qualify for this exception, the property owner must 
provide a letter from the Portland Housing Bureau certifying that the 
development meets the affordability requirement and any administrative 
requirements of the Portland Housing Bureau.  

c. Transfer of nonresidential use requirement. Some or all of the required 
nonresidential use can be transferred from one site to another site, or can be 
consolidated in another building on the same site, when the following are met:  

(1) Receiving site. The receiving site must be in the same subdistrict as the 
proposed development.

(2) The property owner must execute a covenant with the City that: 

Meets the requirements of Section 33.700.060, Covenants with the City; 
Is attached to and recorded with the deed of the site transferring and the 
site receiving the required nonresidential use; 
Ensures the receiving site complies with its own nonresidential use 
requirement, if applicable, and the transferred nonresidential use 
requirement; and
Reflects the respective decrease and increase of nonresidential use 
requirement on each site, or when the transfer is to another building within 
the site, the states that the consolidated nonresidential requirement will be 
included in the next building to be built on the site. 

D. Exclusions. Vehicle areas, and common areas shared with a residential use, do not count 
toward meeting the nonresidential use requirement. 
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33.590.210 Floor Area Ratio
The floor area ratios applied within the district foster urban, mixed-use development, and 
other objectives of the plan district such as supporting transit-oriented development that 
includes space for employment and housing.    

33.590.210.B Maximum floor area ratio 
The amount of floor area allowed by right varies by subdistrict. The maximums are set to 
encourage use of bonus floor area for employment uses and affordable housing. Floor area 
ratios work together with the bonus options to help achieve the objectives of the 
Montgomery Park Plan Area Public Benefits legal agreement that will be adopted with this 
project and calls for the near-term construction of 200 units of affordable housing.  

Until the 200 units of affordable housing required by the agreement are constructed, 
sites in Subdistricts C and D will earn a less FAR through the inclusionary housing bonus
than the base zone allows, but can earn more FAR by providing a higher percentage of 
affordable units.  

Once the provisions of the public benefits agreement are achieved (200 units of 
affordable housing constructed within seven years from the effective date of the 
Montgomery Park Area Plan), the base FAR and the amount of FAR earned through the 
inclusionary housing bonus will increase in Subdistricts C and D and the amount earned 
through other bonuses will decrease. See Section IV of this document for the alternate 
FAR allowances and revised code sections that will automatically replace Table 590-1 and 
this subsection when the public benefits agreement objectives are achieved. The alternate 
Table 590-1 is also shown in the commentary on page 50. 

33.590.210.C Minimum floor area near streetcar
Within 200 feet of a streetcar alignment, development will be required to provide a 
minimum FAR of 1 to 1. This standard is intended to promote dense, transit-oriented 
development and ensure that land near the streetcar is not underutilized.  

33.590.210.D Transfer of floor area
These provisions allow transfer of floor area in limited circumstances within the plan 
district. Transfers from outside the plan district are prohibited. Limiting transfers is 
intended to ensure that the total amount of floor area allowed within the district does not 
increase. Sending sites are limited to EX zoned sites. The transfer allowances also require 
that sending sites retain a minimum amount of floor area except when the sending site is 
the location of a publicly accessible park or open space.

(continued on next commentary page)
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Development Standards

33.590.200 Purpose
These development standards foster a transit-supportive, mixed-use urban character with a high-quality 
pedestrian environment, and an emphasis on good building design. They also promote public benefits, 
such as affordable housing, affordable commercial space, employment, residential outdoor and other 
types of open areas, transportation and parking requirements, and urban green features that benefit a 
broad range of community members.

33.590.210 Floor Area Ratio

A. Purpose. Floor area ratios (FARs) work with the height, setback, and building coverage 
standards to control the overall bulk of development. The maximum FARs allowed in the 
Vaughn-Nicolai plan district work together with bonus options to support an intense 
development form and encourage a transit-supportive level of development   along the streetcar
alignment. Floor area ratios also achieve the desired affordable housing outcomes of a public 
benefits agreement, which include development of affordable housing in a near term 
timeframe or at a greater percentage of affordable units. 

B. Maximum floor area ratio. The maximum floor area ratios allowed are shown in Table 590-1. 
Additional floor area may be allowed through bonus options, as described in Section 
33.590.230, or transferred per Subsection D. Adjustments are prohibited.  

C. Minimum floor area ratio. In the EX zone, on the portion of a site within 100 feet of a streetcar 
alignment shown on Map 590-2, the minimum required floor area ratio is 1 to 1.

D.  Transfer of floor area. Floor area may be transferred in the plan district as follows. Transfer of
floor area into the plan district from sites outside of the district is prohibited: 

1. Sending site. FAR may be transferred from:

a. A site zoned EX that is not a sending site under Subparagraph D.1.b. The sending site 
must retain at least 1 to 1 FAR; or  

b. A site, or a portion of a site, that is provided for a publicly accessible park or open 
space. To qualify for this transfer, the applicant must provide a letter from Portland 
Parks and Recreation (PP&R) verifying that the location of the park or open space has 
been approved by PP&R, and that the applicant is in compliance with the applicable 
provisions of the Montgomery Park Area Plan Public Benefits Agreement that was
adopted by Portland City Council on [INSERT DATE OF ADOPTION]. 
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33.590.210.D.1.b Transfer of floor area 
This transfer option promotes the creation of a publicly accessible open space and works 
in conjunction with exemptions from the required outdoor area standard and the adopted
public benefits agreement between the City and property owners. The transfer requires a 
letter from Portland Parks and Recreation stating that the open area has been deemed to 
be in compliance with applicable provisions of the public benefits agreement.

33.590.210.D.2.a Transfer of floor area  
Unless the sending site is the future park, the receiving site for transfers within the plan 
district must be within Subdistrict B. This is intended to allow development in Subdistrict 
B to increase FAR and take advantage of the bonus height allowed in this subdistrict 
without necessitating a Transportation Impact Review. Unused floor area from other 
subdistricts can be transferred to Subdistrict B and while maintaining the overall floor 
area limits of the plan district. When floor area is transferred to the subdistrict, the 
maximum floor area for development may not exceed the maximum allowed with bonus of 7 
to 1. The transferred floor area must come from the same base zone, and the sending 
parcel must retain a minimum 1 to 1 FAR. If floor area in excess of 5 to 1 is sought in 
Subdistrict B without a transfer, it must be sought through the transportation adequacy 
bonus and a Transportation Impact Review (See 33.590.230.F) 

33.590.210.D.2.b Transfer of floor area 
When the transfer is from a site that will be a publicly accessible open space, the 
receiving site can be any site zoned EX, even one located outside of Subdistrict B.

33.590.220 Maximum Height
The height standards work with the FAR, building setback, and building coverage 
standards to control the overall bulk and intensity of an area. The EG1 zone height limit is 
the same as EX zone because the EG1 zone in this district is intended to accommodate 
more intense uses and allows more floor area than in the base zone. 

The lower height adjacent to NW Vaughn is intended to provide compatibility with height 
limits on the south side of NW Vaughn. Adjustments to the height limit are prohibited 
however, in order to allow some flexibility, modifications to the standard are allowed 
through design review.
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2. Receiving site. 

a. Except as specified in Subparagraph D.2.b., the receiving site of a transfer from a site 
that is zoned EX can only be in Subdistrict B.

b. The receiving site of a transfer from a site, or portion of a site, that has been 
provided for a publicly accessible park or opens space in compliance with 
Subparagraph D.1.b, can be to a site zoned EX. 

4. Maximum increase in FAR. The total FAR on the receiving site may not exceed the 
maximum FAR with bonuses identified on Table 590-1. This total FAR includes FAR 
transfers and any additional FAR allowed at the receiving site from bonus options.

3. Covenants. The owners of both the sending and receiving sites must execute a covenant 
with the City. The covenant must meet the requirements of 33.700.060 and must be 
attached to and recorded with the deed. The covenant for each site must reflect the 
existing floor area on each site and the respective increase and decrease of potential floor 
area.

33.590.220 Maximum Height

A. Purpose. The height standards work with the FAR, building setback, and building coverage 
standards to control the overall bulk and intensity of an area. The EG1 zone height limit is 
intended to accommodate more intense uses. The lower height limit in the area adjacent to 
NW Vaughn is intended to ensure compatibility with heights limits to the south.

B. EG zones. In the EG zones, the maximum height allowed is 65 feet. Additional height may be 
allowed through the bonus options described in 33.590.230. Adjustments are prohibited.

C. EX zone. In the EX zone: 

1. Except as stated in Paragraph C.2., the maximum height allowed in the EX zone is the base 
zone maximum. Additional height may be allowed through the bonus options described in 
33.590.230. Adjustments are prohibited;  

2. Within subdistricts B and F, the maximum height allowed within 20 feet of NW Vaughn is 
45 feet. Adjustments to this are prohibited, however modifications may be requested 
through design review.  
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33.590.230 Floor Area and Height Bonus Options
In general, the FAR and height bonuses are intended to promote development that is 
highly urban in scale while providing desired features and benefits in the plan district.  
These desired features and benefits include employment-oriented uses, and affordable 
housing, including affordability beyond the requirements of 33.245, Inclusionary Housing. 
The bonuses feature varying floor area and height allowances specific to each subdistrict. 

33.590.230.C and D Inclusionary Housing and Additional Affordable Housing Bonus 
The inclusionary housing FAR bonus (33.590.230.C) provides additional floor area and 
height above the base when a development is subject to the inclusionary housing
requirements of 33.245, which, when triggered, requires 10% or 20% of dwelling units to 
be affordable at 60% or 80% MFI respectively. 

For Subdistricts C, D, E, and F, the additional affordable housing bonus option
(33.590.230.D) provides more FAR as an incentive to provide more affordable units —15% 
at 60% MFI or 12% at 60% MFI depending on the subdistrict. The additional affordable 
housing bonus allows additional floor area and height when a higher percentage of 
affordable units are provided. These bonus options work in conjunction with the adopted 
public benefits agreement to ensure that at least 200 units of housing affordable housing 
at 60% MFI are built within seven years of the effective date of this plan.

Note: The additional affordable housing option for Subdistricts C and D (33.590.230.D.1) 
will be deleted and the base FAR for the subdistricts will increase to 3:1 from 2:1 if 200 
units of affordable housing are constructed in accordance with the adopted Montgomery 
Park Area Plan public benefits agreement. The pre-approved code updates are shown in 
Section IV.  The additional affordable housing bonus will continue to apply in Subdistricts 
E and F (33.590.230.D.2). 
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33.590.230 Floor Area and Height Bonus Options

A. Purpose. The following bonus options allow additional FAR and height and promote desired 
benefits such as affordable housing and employment. They also provide the opportunity for 
additional floor area in some locations when the transportation system can accommodate 
additional development.  

B. General floor area and height bonus options regulations.

1. More than one bonus option may be used up to the overall maximum FAR and height 
stated in Table 590-1. In Subdistrict B, the first 2 to 1 of any increase in FAR must be 
earned or gained through the inclusionary housing bonus described in Subparagraph C.  

2. Adjustments to the maximum FAR and height obtainable through bonuses are prohibited.

3. The increment of additional floor area ratio allowed per bonus is stated in Table 590-1 and 
described in Subsections C through F. 

C. Inclusionary housing bonus. Maximum FAR and height may be increased as stated in Table 
590-1 if one of the following is met:

1. Mandatory inclusionary housing. Bonus height and FAR is allowed for development that 
triggers 33.245, Inclusionary Housing. The amount of bonus floor area allowed is an 
amount equal to the net building area of the building that triggers 33.245, up to the 
increment of additional FAR allowed as stated in Table 590-1. To qualify for this bonus, the 
applicant must provide a letter from the Portland Housing Bureau certifying that the 
regulations of 33.245 have been met; or

2. Voluntary inclusionary housing. Maximum height and FAR may be increased as stated in 
Table 590-1, when one of the following voluntary bonus options is met:

a. In Subdistricts B, D, E and F, bonus height and FAR is allowed for projects the 
voluntarily comply with the standards of 33.245.040 and 33.245.050. The amount of 
bonus floor area allowed is an amount equal to the net building area of the building 
that complies with 33.245.040 and .050, up to the increment of additional FAR 
allowed as stated in Table 590-1. To qualify for this bonus, the applicant must 
provide a letter from the Portland Housing Bureau certifying that the regulations of 
33.245 have been met. The letter is required to be submitted before a building 
permit can be issued for development, but is not required in order to apply for a land 
use review; or
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33.590.230.D Additional Affordable Housing Bonus
See commentary on previous page

33.590.230.E. Employment Opportunity Bonus
This option provides bonus floor area in exchange for floor area dedicated to employment
uses. To qualify for the bonus, the floor area must be in at least one of the following use 
categories: Manufacturing and Production; Industrial Office; Wholesale Office; Office; 
Industrial Service; or Institutional. This bonus option works in conjunction with the 
required nonresidential floor area use regulation (33.590.135) and the public benefits 
agreement to ensure that middle-wage jobs are provided in the plan district. 

Note: The employment opportunity bonus option for Subdistricts C and D (33.590.230.E) 
will be deleted and the base FAR for the subdistricts will increase to 3:1 from 2:1 if 200 
units of affordable housing are constructed in accordance with the adopted Montgomery 
Park Area Plan public benefits agreement. The pre-approved code updates are shown in 
Section IV.  The employment opportunity bonus will continue to apply in Subdistricts E and 
F (33.590.230.D.2).

33.590.230.E. Transportation Adequacy Bonus  
This provision allows for additional floor area in Subdistrict B when adequacy of the 
transportation system is demonstrated through a Transportation Impact Review (see 
33.852). The intent of this bonus and associated review is to allow larger scale 
development when it is demonstrated that the additional intensity of development does 
not negatively impact the transportation system.  The maximum bonus is 2 to 1 and the 
maximum overall floor area with bonuses or transfers is 7 to 1.
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b. In all subdistricts, Bonus height and FAR is allowed in exchange for payment into the 
Affordable Housing Fund. For each square foot of floor area purchased a fee must be 
paid to the Portland Housing Bureau (PHB). The Portland Housing Bureau collects and 
administers the Affordable Housing Fund and determines the fee. PHB determines 
the fee per square foot and updates the fee at least every three years. The fee 
schedule is available from Portland Permitting & Development. To qualify for this 
bonus, the applicant must provide a letter from PHB documenting the amount that 
has been contributed. The letter is required to be submitted before a building permit 
can be issued for development but is not required in order to apply for a land use 
review.

D. Additional affordable housing bonus. A bonus is provided when additional affordable housing
is provided. 

1. In Subdistricts C and D, maximum height and FAR may be increased as stated in Table 590-
1 when at least 15 percent of the total number of dwelling units in the new building are
affordable to those earning no more than 60 percent of the area median family income. 
To qualify for this bonus the applicant must provide a letter from the Portland Housing 
Bureau certifying that the development meets the affordability requirement of this bonus 
and any administrative requirements of the Portland Housing Bureau. The letter is 
required to be submitted before a building permit can be issued for development but is 
not required in order to apply for a land use review. 

2. In Subdistricts E and F, maximum height and FAR may be increased as stated in Table 590-
1 when at least 12 percent of the total number of dwelling units in the new building are 
affordable to those earning no more than 60 percent of the area median family income.
To qualify for this bonus the applicant must provide a letter from the Portland Housing 
Bureau certifying that the development meets the affordability requirement of this bonus 
and any administrative requirements of the Portland Housing Bureau. The letter is 
required to be submitted before a building permit can be issued for development but is 
not required in order to apply for a land use review. 

E. Employment opportunity bonus. In subdistricts A, C, D and E, proposals that provide floor area 
for employment uses may increase maximum height and FAR up to the maximum stated in 
Table 590-1. Floor area may be increased by one square foot for every one square foot of floor 
area provided in one or more of the following use categories: Manufacturing and Production; 
Wholesale Sales; Industrial Office; Industrial Service; or any use in the Institutional category. 
Floor area provided to meet 33.590.135, Required Nonresidential Use, does not count toward 
this bonus.  

F. Transportation adequacy bonus. In Subdistrict B, maximum FAR may be increased as stated in 
Table 590-1 when approved through Transportation Impact Review. See Chapter 33.852. 
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Table 590-1 Summary of Maximum and Bonus FAR and Height
Table 590-1 shown on page 51 includes the amount of FAR and height earned for each 
bonus per subdistrict. 

Table 590-1 will be automatically replaced with the version shown directly below on this 
page if, within seven years of the effective date of the Montgomery Park Area Plan, 200 
units of affordable housing are built in Subdistricts B, C, and D in the plan district. When 
the Portland Housing Bureau (PHB) certifies that 200 units of affordable housing have 
been built, the FAR table shown below will replace Table 590-1. The highlighted cells show 
where the FAR allowances change between the table on page 51 and the table below. The 
replacement table and corresponding zoning code will be adopted with this plan, and a 
directive in the ordinance spells out the point at which it becomes effective. Also see
Section IV for the replacement table and code. 

Table 590-1*
Summary of Maximum and Bonus FAR and Height

Subdistrict 
A

Subdistrict 
B

Subdistrict 
C

Subdistrict 
D

Subdistrict 
E

Subdistrict 
F

Maximums 

Maximum FAR 3 to 1 3 to 1 3 to 1 3 to1 2 to 1 2 to 1 
Overall Maximum FAR with 
bonus

5 to 1 7 to 1 5 to 1 5 to 1 5 to 1 5 to 1

Overall Maximum Height with 
bonus

85 ft. 120 ft. 85 ft. 85 ft. 85 ft. 75 ft.

Maximum Increment of Additional FAR and Height Per Bonus  

Inclusionary Housing
(see 33.590.230.C)

FAR
Height

1 to 1
20 ft.

2 to 1
55 ft.

2 to 1
20 ft.

2 to 1
20 ft.

2 to 1
20 ft.

2 to 1
10 ft.

Additional Affordable Housing  
(see 33.590.230.D)  

FAR
Height

n/a
n/a

n/a
n/a

n/a
n/a

n/a
n/a

1 to 1 
none

1 to 1
none

Employment Opportunity
(see 33.590.230.E)

FAR
Height

1 to 1
20 ft.

n/a
n/a

n/a
n/a.

n/a
n/a

1 to 1
20 ft.

n/a
n/a

Transportation Adequacy
(see 33.852)

FAR
Height

n/a
n/a

2 to 1
none

n/a
n/a

n/a
n/a

n/a
n/a

n/a
n/a

* This “Future” Table 590—1 is included here for reference only.  It is proposed for pre-approval, 
but will not be effective until a total of 200 units of regulated affordable housing meeting the 
standards of the inclusionary housing program have been built in Subdistricts B, C, and D. 
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Summary of Maximum and Bonus FAR and Height
Subdistrict 

A
Subdistrict 

B
Subdistrict

C
Subdistrict 

D
Subdistrict 

E
Subdistrict 

F

Maximums 

Maximum FAR 3 to 1 3 to 1 2 to 1 2 to1 2 to 1 2 to 1 
Overall Maximum FAR with 
bonus  

5 to 1 7 to 1 5 to 1 5 to 1 5 to 1 5 to 1

Overall Maximum Height with
bonus  

85 ft. 120 ft. 85 ft. 85 ft. 85 ft. 75 ft.

Maximum Increment of Additional FAR and Height Per Bonus  
Inclusionary Housing
(see 33.590.230.C)

FAR
Height

1 to 1
20 ft.

2 to 1
55 ft.

1 to 1
20 ft.

1 to 1
20 ft.

2 to 1
20 ft.

2 to 1
10 ft.

Additional Affordable Housing  
(see 33.590.230.D)  

FAR
Height

n/a
n/a

n/a
n/a

2 to 1
None

2 to 1
none

1 to 1
none

1 to 1
none

Employment Opportunity
(see 33.590.230.E)

FAR
Height

1 to 1
20 ft.

n/a
n/a

1 to 1
20 ft.

1 to 1
20 ft.

1 to 1
20 ft.

n/a
n/a

Transportation Adequacy
(see 33.852)

FAR
Height

n/a
n/a

2 to 1
none

n/a
n/a

n/a
n/a

n/a
n/a

n/a
n/a
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33.590.235 Minimum Density
The minimum density requirement is intended to ensure dense, urban-scale development.  
The standard is roughly 87 units per acre and is similar to the density required in the RX 
zone.    

33.590.240 Required Affordable Commercial Space
The affordable commercial space requirement is intended to ensure that at least some of 
the commercial space developed in the plan district is affordable to help provide for a 
diversity of businesses. These required spaces will be targeted to entrepreneurs and 
businesses that meet specific criteria and qualify to participate in the affordable 
commercial space program administered by Prosper Portland (also known as Portland 
Development Commission). The affordable commercial requirements are defined in the 
Prosper Portland administrative rules (see Resolution 7277 for details).  

The requirement is triggered when development will add more than 10,000 square feet of 
Retail Sales and Service or Office commercial uses. It is not triggered by employment-
oriented uses such as Manufacturing and Production; Industrial Office; Wholesale Office; 
Industrial Service; or Institutional, as these uses support the employment goals of the 
Montgomery Park Area Plan. 

Original Exhibit B - Volume 2 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
t

33.590.235 Minimum Density

A. Purpose. The minimum density standards ensure that development capacity is not wasted and 
that the City's housing goals in this plan district are met.

B. Minimum density. The minimum density requirement is 1 unit per 500 square feet of site area. 
Minimum density applies to new development when at least one dwelling unit is proposed.
Group Living uses are exempt from minimum density requirements.

33.590.240 Required Affordable Commercial Space

A.  Purpose. This standard promotes an inclusive business district that provides a diversity of
business opportunities at a range of affordability levels. Diverse affordability levels in turn 
support pathways to opportunity, innovation, and long term social and economic resilience 
locally and regionally.

B. Where this standard applies. The required affordable commercial space standard applies to
sites zoned EX.

C. Required affordable commercial space. When new development or alterations to existing 
development will add more than 10,000 square feet of net building area, and at least 10,000 
square feet of the new or additional net building area is in a Retail Sales And Service or Office 
use, a minimum of 1,000 square feet of affordable commercial space must be provided on the 
site. To comply with this standard, the following must be met:

1.  The applicant must provide a letter from the Portland Development Commission certifying 
that any program administrative requirements have been met; and  

2.  The property owner must execute a covenant with the City that complies with the 
requirements of Section 33.700.060. The covenant must ensure that floor area built as 
affordable commercial space will meet the administrative requirements of the Portland 
Development Commission or qualified administrator.
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33.590.245 Residential-Employment Buffer Standards   
These regulations provide a buffer area between the EX zone, where residential uses are 
allowed and anticipated, and the EG1 zone, which is intended for more traditional 
employment and light industrial uses.  The EG1 zoning provides a transition area to the 
heavy industrial areas to the north. The standards require a setback that is landscaped, 
primarily with trees, to help achieve a visual and physical separation and mitigate the 
potential impacts from employment uses. The landscaping also contributes to objectives
related to increasing green infrastructure throughout the plan district. 

While the setback requirement is 20 feet in most subdistrict, the width of the setback 
and size of tree required is reduced in Subdistrict E in recognition of the smaller lot 
pattern in Subdistrict E.  Also, as the existing character of this area includes active 
employment uses, the standard only applies in Subdistrict E when residential uses are 
proposed.  
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33.590.245 Residential-Employment Buffer Standards  

A. Purpose. These standards provide additional buffering between zones that allow residential
use and zones that do not allow residential use. The standards increase separation and soften 
the edges between residential and nonresidential uses. The separation is achieved by 
increasing setbacks, limiting motor vehicle access, and requiring additional landscaping, which 
also provides greening and climate benefits.  

B. Where these standards apply. These standards apply to lots zoned EX that have lot lines that 
abut lots zoned EG1 or EG2, and on split zoned lots that are split between EX and EG1 zoning. 

C. Setbacks and landscaping. 
1. In Subdistricts B, C, and D, the following setback and landscaping standards apply:

a. On EX zoned lots that have lot lines that abut lots zoned EG1 or EG2, a 20 foot 
setback landscaped to at least the L1 standard is required along all lots lines that
abut the EG1 or EG2 zones. Only the L1 medium tree standard and large tree 
standard may be used to meet this standard.

b. Within the EX portion of split zoned lots that are split between EX and EG1, a 20 foot 
setback landscaped to at least the L1 standard is required along the zone line 
splitting EX and EG1. Only the L1 medium tree standard and large tree standard may 
be used to meet this standard.

2. In Subdistrict E, a 10 foot setback landscaped to at least the L1 standard is required along 
all lots lines that abut the EG1 or EG2 zones when a residential use is proposed on the site. 

D. Structures and exterior activities. Structures other than fences, parking area, exterior storage, 
exterior display, and exterior work activities are prohibited in the setbacks required by 
Subsection C.

E. Access.
1. Generally. Except as specified in Paragraphs E.2 and E.3, access through the setbacks 

required by Subsections C is prohibited.
2. Pedestrian and bicycle access. Pedestrian and bicycle access is allowed through the 

setbacks, but may not be more than 6 feet wide.
3. Vehicle access. Vehicle access is allowed through the setbacks, but individual accesses 

may not be more than 20 feet wide, and in total access is limited to more than 20% of the 
length of the setbacks. 
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33.590.250 Standards on Main Streets 
NW Wilson between NW 24th and NW 27th avenues is designated as a main street in the 
plan district (see Map 590-2). The main street also overlaps with the streetcar alignment 
on NW Wilson between NW 24th and NW 26th avenues. The standards in this section apply 
to sites zoned EX that have frontage on the main street, and are based on similar main 
street standards that apply in the Northwest plan district and the Central City plan 
district. The main street standards support active ground floor uses by: 

Requiring more substantial window area to enhance “eyes on the street” and 
increase visual appeal; and
Requiring ground floor space be built in a way that supports active uses such as 
ground floor retail.  
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