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Plan Area Boundary



Project Partners

• Bureau of Planning
• Portland Development Commission
• Portland Office of Transportation

With assistance from:

Bureau of Development Services
Office of Sustainable Development
Bureau of Environmental Services
Portland Parks & Recreation



Project Stakeholders & 
Community Representatives 

Pearl District Neighborhood Association
Northwest District Association 
Hoyt Street Properties
Riverscape Development
Pearl Real Estate
Central City Concern

And:
Pearl District Residents, Business Representatives, Property Owners, 
Architects, Urban Designers, and Experts in Sustainable 
Development and Affordable Housing



Plan Purpose & Elements 

Comprehensive Plan Amendments:

Zoning Code Amendments:

Complete Community Policy

Sustainable Community Policy

Multi-Modal Transportation Policy

Minor FAR Increases

Height Increases

New Development Bonus Provisions

New Historic Resource FAR Transfer Provision

Consider Zoning Code and Comprehensive Plan 
amendments with the goal of:



--



Complete Community 
Policy



Common Myths:

Housing is too expensive for families

Children do not live in the Pearl

Pearl residents are retired couples and singles

The Pearl District has access to numerous amenities



Housing Affordability

The River District contains more affordable housing than 
any other urban renewal district in the City.

Approximately, 49% of the 7,408 units in the district are affordable 
to those making 80% or less of the median family income (MFI).  

Approximately 23% of the units are available to those making 50% 
MFI or less.



Birth Rates in the Pearl

Timeframe Total Births Annual Average
1991 – 1996 63 12.6
1997 – 2000 82 16.4
2001 – 2005 157 31.4

2006 48 48



Housing Diversity 

Only 14% of rental housing has two or more bedrooms

Only 23% of ownership housing has two or more 
bedrooms

No projects designed to be compatible with family 
needs

A recent survey of housing sizes in the River 
District found that only 1,201 or 16% of the 
units in the district have two or more 
bedrooms.



Family Housing Criteria:

Two and three bedroom units (20 or more per project).

Units designed to accommodate play and storage.

Shared areas for family play and gathering opportunities.

Access to community amenities: parks, schools, day care, 
community centers, etc.



Community Amenities 

Community Centers:
Closest approximately two miles away, none in Central City

Public Schools:
Elementary School: Over mile away, none in Central City

Middle School: Over six miles away, none in Central City

High School: Less than mile away, one in Central City

Day Care:
None in River District, three day care facilities for dogs



Complete Community Policy 

Create a complete community by developing public amenities, 
a diversity of housing types, and array of retail sales and services, 
that serve the diversifying population of the Pearl District 
including families with children

OBJECTIVES:
Create greater diversity of units with 2 or more bedrooms

Create housing projects designed to be compatible with the 
needs of families with children

Develop range of necessary public amenities (public school, 
community center, day care for children)



--
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Sustainable Community 
Policy



What are the Elements of 
a Sustainable Community?

Sustainable Site and Building Design

Social Equity and Healthy Neighborhoods

Sustainable Economic Development

Natural System Approach to Stormwater 
Management

Multi-Modal Transportation Options



Sustainable Community 
Concept

Sustainable Site & Building Design
Goal 1: Advance Sustainable Site & Building Development

Goal 2: Achieve Carbon Neutral Operations for New Buildings 
by 2030

Social Equity & Healthy Neighborhood
Goal 3: Create Diverse Housing Opportunities

Goal 4: Increase Availability of Affordable Housing

Goal 5: Mixed-Use & Transit-Oriented Development

Sustainable Economic Development
Goal 6: Build a Vital, Socially Equitable and 
Healthy Community

Goal 7: Develop Diverse Regional Economic 
Opportunities



Sustainable Community 
Concept

Natural System Stormwater Management
Goal 8: Project Stormwater

Multi-Modal Transportation
Goal 9: Mode Split

Goal 10: Parking

Goal 11: Green Street and Right-of-Way

Goal 12: Transportation Demand Management



Sustainable Community 
Policy

The North Pearl and surrounding neighborhoods shall be 
developed to maximize livability, be socially and economically 
sustainable, and to promote eco system health, resulting as a 
model for carbon neutral and socially restorative community 
development

OBJECTIVES:
Pursue LEED Gold or better certification for new buildings and 
Neighborhood Development certification

Increase housing diversity by type and income

Expand multi-modal transportation options and support system with 
transit oriented development

Develop district-wide stormwater management plan that mimic 
natural systems and reduces impacts to predevelopment conditions



--
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Growth & Urban Design 



Urban Design Themes
Balanced high density mixed-use development

Sustainability

Community assets & public amenities

Quality street network and character

Appropriate building scale, height, design

A well designed network of open space, streets  
and accessways

• Create & Expand Mixed-Use Nodes and Corridors

• Develop a Dense and Active Mixed Use Waterfront

• Maintain View Corridors

• Make Public Realm Enhancements

• Seek Design Excellence when Taller Buildings are Developed

• Introduce Public & Community Amenities

• Preserve Buildings of Historic Character

• Establish a Street Hierarchy

• Strengthen Connections & Integrate Community



--
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Urban Form & Skyline

Views and Pedestrian Scale Historic Resources, Architectural Heritage, Variation in Scale



Update River District Design 
Guidelines



--
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Transportation Policy



--
Meet needs from Increases in FAR in Selected Areas

8,700 employees, 8,200 households (2,000+)

Transportation Strategies
Take advantage of street network

Increase % of non-auto trips

Improve transit service, bicycling and walking facilities

Reduce parking ratios

Implement transportation management association (TMA)

Expand Green Street connections

Transportation Concept



--



--

Street Hierarchy Concepts



Transportation Policy

Create a transportation system that provides a full range of options 
for the movement of people, goods and services, supports livability 
and development of the area, and meets the sustainable goals of 
reducing gas emissions, energy consumption, environmental 
degradation and the reliance of the automobile.

OBJECTIVES:
Increase mode splits throughout the plan area

Expand the pedestrian and bicycle networks as well as access to 
transit

Create higher standards for the public right-of-way to create an 
efficient and well designed street hierarchy

Regulate off-street parking to increase mode-splits and meet overall 
sustainability goals



--



--
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Zoning Amendments 



--

Special open space and 
greenway regulations

Same regulations, amended 
boundary

Existing Proposed



--

Proposed Floor Area Ratios



--

Required Residential Target Area

Existing Proposed



--

Residential Bonus Target Area

Existing Proposed



Family Housing Bonus

Limit residential bonus to 2:1 maximum

20 units must be developed as family compatible

2 bedroom units 1,000 sq. ft. max, provide 2:1 bonus
3 bedroom units 1,200 sq. ft. max, provide 3:1 bonus

Require onsite interior common room (400 sq. ft.) and 
exterior common area (1,400 sq. ft.) for families to gather

Concept
Provide incentive to develop 2 and 3 
bedroom units as well as family serving 
amenities within residential projects in the 
Pearl

Proposal



Community Amenity Bonus

Concept
Provide incentive to for development to include community 
supporting amenities including: K-8 public school, community 
center, children’s daycare facilities, and library  

Proposal
Amend Zoning Code so that FAR used to build targeted community 
amenities is not counted against the total FAR used to develop a 
mixed-use project



Buildings of Historic 
Character FAR Transfer

Concept
Extend transfer provisions available to “Landmarks” to 
other buildings in the Pearl District that are designated 
as “contributing” in a historic district and buildings 
ranked on the City’s Historic Resource Inventory.

Basis
Preserve buildings of historic character to create 
diverse urban scale and character and preserve 
architectural heritage of Pearl



--
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Historic Resource
Transfer Focus 
Area

Allows for transfers of 
FAR from:

Historic Landmarks

Contributing Structures

Rank Resources



--

Existing Height



--

Proposed Bonus Height

Maximum Height 175’

No Maximum Height



--

120’

150’

A

B

C



--
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Summary



Plan Components

Comprehensive Plan Amendments
Complete Community Policy
Sustainability Policy

Zoning Code Amendments
FAR & Height Increases
Building Massing Requirements
Amend Existing and Adopt New Development Bonuses
Rename NW Triangle Subarea to North Pearl Subarea

River District Design Guideline Amendments
Fix Mapping and Reference Errors
Reformat Document for Consistency



Recommendation

Adopt by Ordinance:

• Recommended Plan including Comprehensive Plan    
amendments for North Pearl Subarea

• Implementing Zoning Code amendments

• Updated and revised River District Design Guidelines

Adopt by Resolution:

• Associated objectives and action items of North Pearl District 
Plan



--
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