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33.590.250 Standards on Main Streets 

A. Purpose. These regulations reinforce the continuity of the pedestrian-oriented environment 
and foster development with transit-supportive levels of activity along the main street. The 
standards also help to maintain a healthy urban district with architectural elements and active 
ground-floor uses that provide visual interest and interrelate with the pedestrian environment.
The regulations also promote window areas to:

Provide a pleasant, rich, and diverse pedestrian experience by connecting activities 
occurring within a structure to adjacent sidewalk areas;
Encourage continuity of retail and service uses; and 
Encourage surveillance opportunities at street level. 

B. Where these regulations apply. These regulations apply to sites in the EX zone with frontage 
on the main street shown on Map 590-2. 

C. Ground floor windows. To meet the standards, ground floor windows must be windows that 
allow views into work areas or lobbies, or be windows in pedestrian entrances. Windows into 
storage areas, vehicle parking areas, garbage and recycling areas, mechanical and utility areas 
and display cases attached to outside walls do not qualify. Windows into bicycle parking areas 
are allowed to qualify for up to 25 percent of the ground floor windows coverage requirement. 
The bottom of the windows of nonresidential spaces must be no more than 4 feet above the 
finished grade. 

1. Ground level facades that are located within 100 feet of and face the main street shown 
on Map 590-2 must have windows that cover at least 60 percent of the ground level wall 
area. For the purposes of this standard, ground level wall area includes all exterior wall 
area from 2 feet to 10 feet above the finished grade. Until January 1, 2029, the standard 
for development that includes a residential use is 40 percent of the ground level wall area.

2. All other ground level facades that face a street lot line, sidewalk, plaza, or other publicly 
accessible open area or right-of-way must have windows that cover at least 40 percent of 
the ground level wall area. For street facing facades of dwelling units the regulations of 
33.130.230.B.4 apply. For the purposes of this standard, ground level wall area includes all 
exterior wall area from 2 feet to 10 feet above the finished grade.

3. Optional artwork. Projects proposing to use artwork as an alternative to the ground floor 
window requirements may apply for this through the adjustment procedure. Projects may 
also apply for a modification through design review if they meet the following 
qualifications. Buildings having more than 50 percent of their ground level space in 
storage, parking, or loading areas, or in uses which by their nature are not conducive to 
windows (such as theaters), may be allowed to use the design review process. Artwork 
and displays relating to activities occurring within the building are encouraged. In these 
instances, the artwork will be allowed if it is found to be consistent with the purpose for 
the ground floor window standard.
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D. Ground floor active use standard. In order to accommodate active uses such as residential, 
retail, or office, the ground floor of buildings must be designed and constructed as follows. This 
standard must be met along at least 50 percent of the ground floor of walls that are at an angle 
of 45 degrees or less from the street lot line of the main street shown on Map 590-2. 
Development that includes a residential use is exempt from the ground floor active use 
standard until January 1, 2029:

Areas designed to accommodate active uses must meet the following standards:

1. The distance from the finished floor to the bottom of the structure above must be at least 
12 feet. The bottom of the structure above includes supporting beams;

2. The area must be at least 25 feet deep, measured from the street-facing façade;

3. At least 25 percent of the area of the street-facing façade of the portion of the building 
designed to meet the requirements of this subsection must be windows and doors; and

4. Parking is not allowed in the areas designed to meet the standards of this subsection. 
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33.590.250 Standards near the Streetcar Alignment
The streetcar alignment in the Montgomery Park plan district is located on NW Wilson and 
NW Roosevelt between NW 24th and NW 26th avenues, as well as NW 26th Avenue between 
NW Wilson and Roosevelt, and NW 23rd Avenue between NW Roosevelt and NW Vaughn
(see Map 590-2). The standards in this section apply within the area of a site that is 
within 200 feet of the streetcar alignment. The standards support a pedestrian-oriented 
environment along the streetcar line by limiting parking areas and access to parking areas 
in proximity to the streetcar alignment. The standards are intended to minimize conflicts 
between pedestrians and vehicles and between transportation modes.  
The standards are similar to standards that apply near the streetcar line in Northwest 
Portland and the Central City.   
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33.590.255 Standards near the Streetcar Alignment

A. Purpose. These regulations reinforce the continuity of the pedestrian-oriented environment 
and limit the visual impact of parking facilities along a streetcar alignment.

B. Location of parking. The following parking location standards apply in the EX zone within 200 
feet of the streetcar alignment shown on Map 590-2: 

1. Surface parking is not allowed;

2. Structured parking is allowed only when one of the following is met:

a. The finished ceiling is entirely underground; 

b. The lowest floor of the parking area is 9 feet or more above grade; or

c. The parking area is at least 25 feet from the street-facing façade on main street 
frontages.  

C. Motor vehicle access. Motor vehicle access to a vehicle area or structure is not allowed from 
the streetcar alignment shown on Map 590-2 except when the site has no other street 
frontage.
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33.590.260 Urban Green Features
This section applies to new development in the EX zone and requires the inclusion of at 
least one green, climate-resilient element in the urban environment. The features are 
designed to respond to and enhance the natural features of the area. Green features help 
to soften the effects of built and paved areas, cool air temperature, intercept rainfall, 
and reduce stormwater runoff. They may also provide opportunities to grow food and 
provide habitat for birds and other wildlife. 

Development that adds more than 10,000 square feet of building floor area must choose 
from one of several options:

1) 15% of the site can be landscaped; 

2) 10% of the site can be landscaped with large trees; or

3) An ecoroof can be provided on buildings. 
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33.590.260 Urban Green Features

A. Purpose. Green elements integrated into the urban environment help to soften the effects of 
built and paved areas, cool the air temperature, intercept rainfall and reduce stormwater 
runoff by providing unpaved permeable surface. They may also provide opportunities to grow 
food and provide habitat for birds and other wildlife. A range of urban green options are 
provided to address this area’s more urban development patterns and characteristics. 

B. Where these options apply. The standard applies to new development and alterations to 
development in the EX zone when more than 10,000 square feet of floor area will be added to 
a site.

C. Urban green features standard. Development must include at least one of the following:

1. Landscaped area. A minimum of 15 percent of a site area must be landscaped. Any 
required landscaping, such as for required setbacks or parking lots, applies towards 
meeting the minimum amount of required landscaped area. Sites developed with a house, 
attached house or duplex are exempt from the required minimum landscaped area 
standard. The following apply: 

a. Landscaped areas must be at ground level and comply with at least the L1 standard 
described in Chapter 33.248, Landscaping and Screening, or be a vegetated 
stormwater management facility that meets minimum Bureau of Environmental 
Services stormwater management requirements. Up to one-third of the landscaped 
area may be improved for active or passive recreational use. Examples of active or 
passive recreational use include walkways, play areas, plazas, picnic areas, garden 
plots, and unenclosed recreational facilities. 

b. Landscaped areas raised above ground level may be used to meet the minimum 
landscaped area standard when landscaped to at least the L1 standard and soil depth 
is a minimum of 30 inches. 

c. Up to 50 percent of the required landscaped area may be improved for pedestrian 
use, such as walkways and plazas, if the area is surfaced with pervious pavement 
approved by the Bureau of Environmental Services as being in compliance with the 
Stormwater Management Manual. If this provision is used, no impervious surfaces 
can be counted toward meeting the minimum landscaped area standard.

2. Space for large trees. At least 10 percent of total site area must be provided as outdoor 
area with no dimension less than 30 feet in any direction. At least half of this outdoor area 
must be landscaped to at least the L1 level and the remainder may be hard surfaced for 
use by pedestrians. At least half of the trees provided to meet the L1 standard must be 
large tree species. Large trees are defined in Section 33.248.030, Plant Materials.

3. Ecoroof. An ecoroof must be provided that is equivalent in total area to at least 60 percent 
of the total building footprint of new buildings on the site. The ecoroof area must be 
approved by the Bureau of Environmental Services as being in compliance with the 
Stormwater Management Manual’s Ecoroof Facility Design Criteria.
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33.590.265 Required Outdoor Areas
The EX base zone does not require outdoor area for residential units. However, because 
the vision for the Montgomery Park plan district is a high-density, mixed-use residential 
and employment area, the plan district regulations will include required outdoor area. The
standards in this section are the same standards required per dwelling unit in the
commercial/mixed use zones. This helps implement the Comprehensive Plan polices to 
promote healthy, active living and access to outdoor space.

Required outdoor areas can be provided in the form of individual private outdoor spaces, 
shared common outdoor or indoor community or recreation space for the residents of the 
development, or publicly accessible open space. 

The required outdoor area provisions also include exceptions that allow the requirement to 
be reduced by up to 50% in certain circumstances.  These include: 

1) When a publicly accessible open area or park is provided. This public area serves a 
greater neighborhood parks/open space goal and will help offset the reduction in 
required on-site open area.  This provision can only be used when a public benefits 
agreement with large property owners requiring a publicly-accessible open space of 
at least 40,000 square feet in size, and meeting the requirements of Portland Parks 
and Recreation and approval by the Director of Portland Parks and Recreation, has 
been adopted by Portland City Council. The benefits agreement is expected to run 
with the property as it is subdivided, so subsequent owners should be aware of the 
existence of such an agreement through due diligence.

2) When a publicly-accessible open area that meets the criteria of 33.590.260.B.2.c is 
provided and the property owner executes a covenant with the City ensuring the 
preservation, maintenance, and continued operation of the plaza or park. 

Examples of residential outdoor areas in the form of individual balconies (left) and 
shared outdoor space (right).

Original Exhibit B - Volume 2 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
t

33.590.265 Required Outdoor Areas

A. Purpose. The required outdoor areas standards ensure opportunities for residents to have 
access to outdoor space for recreation, relaxation, natural area, or growing food. Outdoor 
areas are an important aspect for addressing the livability of a property with residential units 
by providing residents with opportunities for outdoor activities, some options for outdoor 
privacy, and a healthy environment. The standards ensure that outdoor areas are located so 
that residents have convenient access. These standards also allow for outdoor area 
requirements to be met by indoor community facilities because they provide opportunities for 
recreation or gathering. The standards also incent public plazas/open spaces and other larger 
publicly accessible outdoor areas that serve a park-like function and provide a broader outdoor 
area function in the district. 

B. Requirements. 

1. Amount required: 

a. Generally. Except as stated in Subparagraph B.1.b., outdoor area is required as 
follows:

(1) Except in Subdistricts B, C and D, on sites that are up to 20,000 square feet in 
total area, at least 36 square feet of outdoor area is required for each dwelling 
unit on the site; 

(2) For sites that are more than 20,000 square feet in total area, and for all sites in 
Subdistricts B, C and D, at least 48 square feet of outdoor area is required for 
each dwelling unit on the site.

b. Exceptions. 

(1) In Subdistricts B, C and D, the outdoor area requirement is reduced to 24 square 
feet for each dwelling unit on the site when a 40,000 square foot site is 
dedicated for a publicly accessible park or open space. This exception only 
applies to the first 2,000 dwelling units constructed in the combined Subdistricts 
B, C and D. To qualify, the applicant must: 

Provide a letter from the Portland Bureau of Planning and Sustainability
verifying that the Montgomery Park Area Plan Public Benefits Agreement
specifying provision of a publicly accessible park or open space was adopted 
by Portland City Council on [INSERT ADOPTION DATE]; 

Provide a letter from Portland Parks and Recreation verifying that the site 
and terms of future development of a publicly accessible park or open space 
has been approved by Portland Parks and Recreation; and 

Provide a letter from the Portland Bureau of Planning and Sustainability 
verifying that 2,000 housing units or fewer have been built in subdistricts B, 
C, and D. 

(2) When a publicly accessible outdoor area that meets requirements of 
33.590.265.B.2.c. is provided, each one square foot of publicly accessible 
outdoor area counts as two feet toward the total amount of required outdoor 
area. 
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2. Size, location and configuration. Required outdoor area may be provided as individual, 
private outdoor areas, such as patios or balconies, as common, shared areas, such as 
outdoor courtyards and play areas, or indoor recreational facilities or community rooms, 
or as publicly accessible outdoor area. There also may be a combination of individual 
common, or publicly accessible areas. 

a. Individual unit outdoor areas. Where a separate outdoor area is provided for an 
individual unit, it must be designed so that a 4-foot by 6-foot dimension will fit 
entirely within it. The outdoor area must be directly accessible to the unit. Balconies 
that extend over street right-of-way count towards meeting this standard. Areas 
used for pedestrian circulation to more than one dwelling unit do not count towards 
meeting the required outdoor area. If the area is at ground level it may extend up to 
5 feet into a required front setback, and may extend into required side and rear 
setbacks as long as the area is not closer than 5 feet to a lot line abutting an RF 
through RM4 zoned lot.

b. Common areas. There are two types of common area:

(1) Outdoor common area. Where outdoor areas are common, shared areas, each 
area must be designed so that it is at least 500 square feet in area and must 
measure at least 20 feet in all directions. The outdoor common area must be 
located within 20 feet of a building entrance providing access to residential 
units.

(2) Indoor common area. Where an indoor common area is provided, it must be an 
indoor recreational facility or an indoor tenant community room. Indoor 
common areas that are not recreational facilities or community rooms, such as 
lobbies, hallways, laundry facilities, storage rooms, and vehicle or bicycle 
facilities, cannot be used to meet this requirement. 

c. Publicly accessible outdoor area. Where the outdoor area is publicly accessible, the 
outdoor area must be open to the public between the hours of 7 a.m. and 9 p.m. The 
property owner must record an easement for the outdoor area that provides for 
unrestricted public access from 7 a.m. to 9 p.m. The publicly accessible outdoor area 
must be approved through design review, or meet the following standards:

(1) The area must be at least 1,000 square feet in area and must measure at least 
20 feet in all directions; 

(2) The outdoor area must be located directly adjacent to a public street or public 
access easement; 

(3) If there is a building located directly adjacent to the outdoor area, the outdoor 
area must not be adjacent to any portion of a dwelling unit;

(4) A maximum of 25 percent of the outdoor area may be covered by awnings, 
building eaves or other covered structures. 
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(5) A minimum of 15 percent of the outdoor area must be landscaped, and there 
must be a least one small canopy tree for each 100 square feet of landscaping. 

(6) Include benches or seating that provides at least 10 linear feet of seats. The 
seating surface should be at least 15 inches deep and between 16 and 24 inches 
above the grade upon which the seating or bench sits. 

(7) Include exterior light fixtures that meet the following: 

One light fixture is required every 30 feet; and

Exterior lights must not project light upward;

d. Combination of individual, common, and publicly accessible outdoor area. Where a 
combination of individual unit, common, and publicly accessible area is provided, 
each individual area must meet Subparagraph B.2.a., each common area must meet 
B.2.b., and each publicly accessible area must meet B.2.c. or be approved through 
design review. Together, all the areas must provide a total amount of space 
equivalent to the combined amount of outdoor area required for each dwelling unit.

3. Surfacing materials. Except for publicly accessible outdoor areas, required outdoor areas 
must be surfaced with lawn, pavers, decking, or sport court paving which allows the area 
to be used for active or passive recreational use. Non-permeable portions of publicly
accessible outdoor areas must be surfaced with brick, concrete, pavers or stone.  

4. User amenities. User amenities, such as tables, benches, trees, shrubs, planter boxes, 
garden plots, drinking fountains, spas, or pools, may be placed in the outdoor area. 
Common, shared outdoor areas may also be developed with amenities such as play areas, 
plazas, roof-top patios, picnic areas, and open recreational facilities.
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33.590.270 Off-Site Impacts Standards
The off-site impacts standards are intended to:

Provide information to new residents and businesses that they are moving to an 
area that is in transition from, and proximate to, heavy industrial and other 
employment uses.  Industrial and some employment uses may create noise, odors, 
and other forms of nuisance impacts that new residents and users should be aware 
of. 

Provide building design features - such as insulation and windows - that can reduce 
the noise impacts of nearby industrial and employment uses.
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33.590.270 Off-Site Impacts Standards

A. Industrial impacts disclosure statement.

1. Purpose. This requirement is intended to ensure that people who choose to live or work in 
the district are aware of the potential impacts, such as noise, vibration, odors, glare, and 
heavy truck traffic that stem from nearby industrial and employment uses.  

2. Disclosure statement required. Prior to the issuance of a building permit for a new 
building that will contain a Household Living, Retail Sales And Service, or Office use, and 
for alterations to an existing building that contains a Household Living, Retail Sales And 
Service, or Office use, the owner of the property must sign and record a copy of the City’s 
Industrial Impacts Disclosure Statement. The statement must be recorded in the records 
of Multnomah County. The statement acknowledges that the property is located near 
industrial and employment uses, and signifies the owner’s awareness of the associated 
nuisance impacts including noise, odor and light levels. The statement is available in the 
Development Services Center. After the permit is finalized, the property owner must 
provide a copy of the disclosure statement to every tenant or buyer, and post a copy of 
the disclosure statement on the premises in a location that is accessible to all tenants.

B. Noise insulation.

1. Purpose. Noise insulation is required in order to protect homes located near industrial 
areas from potential noise impacts generated by industrial operations.

2. Where this standard applies. The noise insulation standard applies in the EX zone within 
400 feet of a lot line that abuts or is across the street from an IH, IG, or EG zone. In the 
case of split zoned sites, the standard applies within 400 feet of the zoning line.  

3. Noise insulation standard. All new dwelling units must be constructed with sound 
insulation or other means to achieve a day/night average noise level of 45 dBA. An 
engineer registered in Oregon who is knowledgeable in acoustical engineering must certify
that the building plans comply with the standard for noise insulation prior to issuance of a 
building permit. Garages or other attached accessory structures that do not include living 
space are exempt from this standard.
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33.590.280 Transportation and Parking Demand Management 
The purpose statement describes the need and rationale for the Transportation Demand 
Management (TDM) requirements. TDM plans are intended to reduce trips by automobiles 
and encourage use of alternative transportation modes. They may also reduce the need for 
vehicle ownership and corollary parking demand.

These regulations apply existing TDM regulations that are applicable in commercial/mixed 
use and multidwelling residential zones. A TDM plan will be required of developments and 
alterations that result in 10 or more new residential units on a site. For residential uses, 
the TDM requirements will allow an applicant/building manager to adopt a pre-approved 
“off the shelf” TDM plan (per Title 17). As an alternative, an applicant may choose to 
develop a custom TDM plan through a Transportation Impact Review (see 33.852).  

In general, pre-approved TDM plans are expected to consist of the following:
Education and Information: Education and information about walking, bicycling, and 
transit.
Multimodal Incentives: A financial incentive for transit, bicycling, and walking to 
tenants and employees; these could include low cost transit passes, car share 
memberships, bike/walk incentives, or other benefits that can shift travel behavior.
Surveys: Building operators will be required to participate in surveys monitoring 
how well strategies are working.
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33.590.280 Transportation and Parking Demand Management 
The regulations of 33.266.410, Transportation and Parking Demand Management, apply to new 
development and alterations to existing development in the EX zone when the development includes a 
building with more than 10 dwelling units. 
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33.590.290 Parking
Parking regulations are designed to achieve the following:

Parking ratios in Table 590-2 are intended to reduce the amount of vehicle parking 
allowed for certain types of land uses in the EX zone in this new transit-oriented 
district. These standards are generally similar to those used in the Pearl District 
within the Central City, or Standard A in Table 266-2. Where a use or ratio is not 
specified, the regulations of 33.266 apply.
Limit the number of surface parking spaces in areas where surface parking is 
allowed.  Uses and sites that typically cannot support structured parking such as 
industrial uses and small sites are exempt from this limitation.
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33.590.290 Parking  

A. Purpose. The parking and access regulations manage the supply of off-street parking to 
improve mobility, promote the use of alternative modes, support existing and new economic 
development, maintain air quality, and enhance the urban form of the plan district area. 

B. Where these regulations apply. The regulations of this section apply to sites in the EX zone. 

C. Parking. Except where superseded by this subsection, the regulations of 33.266 apply to all 
parking. 

1. Minimum required parking spaces. No minimum parking is required. 

2. Maximum allowed parking. The maximum number of parking spaces allowed is stated in 
Table 590-3.  

3. Surface parking limitation. No more than 25 percent of the total number of parking spaces
on a site can be in surface parking. Industrial uses and sites 20,000 square feet or less in 
total site area are exempt from this requirement.

Table 590-2
Maximum Parking Spaces Allowed in the EX Zone

Use Categories Specific Uses Maximum Parking Spaces Allowed 
Residential Categories
Household Living 1 per unit, except SROs exempt
Group Living 1 per 4 bedrooms
Commercial Categories
Retail Sales And Service Retail, personal service, 

repair oriented
1 per 500 sq. ft. of net building area

Restaurants and bars 1 per 250 sq. ft. of net building area
Health clubs, gyms, lodges, 
meeting rooms, and similar. 
Continuous entertainment 
such as arcades and bowling 
alleys

1 per 330 sq. ft. of net building area

Temporary lodging 1 per rentable room; for associated uses such 
as restaurants, see above

Theaters 1 per 4 seats or 1 per 6 feet of bench area
Commercial Categories
Office General office 1.5 per 1000 sq. ft. of net building area

Medical/Dental office 1.5 per 1000 sq. ft. of net building area
Quick Vehicle Servicing Not applicable
Vehicle Repair Not applicable
Commercial Parking None
Self-Service Storage Not applicable
Commercial Outdoor 
Recreation

Not applicable

Major Event Entertainment Per CU review
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Maximum Parking Spaces Allowed in the EX Zone

Use Categories Specific Uses Maximum Parking Spaces Allowed 
Industrial Categories
Manufacturing And 
Production

1 per 750 sq. ft. of net building area 

Warehouse And Freight 
Movement 

1 per 750 sq. ft. of net building area for the 
first 3,000 sq. ft. of net building area and then 
1 per 3,500 sq. ft. of net building area 
thereafter 

Wholesale Sales, Industrial 
Service

1 per 750 sq. ft. of net building area 

Bulk Fossil Fuel Terminals not applicable
Railroad Yards not applicable
Waste-Related not applicable
Institutional Categories
Basic Utilities None
Community Service 1 per 500 sq. ft. of net building area
Parks And Open Areas Per CU review for active areas
Schools Grade, elementary, middle, 

junior high
1 per classroom

High school 7 per classroom
Medical Centers 1 per 500 sq. ft. of net building area
Colleges 1 per 600 sq. ft. of net building area exclusive 

of dormitories, plus 1 per 4 dorm rooms
Religious Institutions 1 per 100 sq. ft. of main assembly area
Daycare 1 per 500 sq. ft. of net building area
Other Categories
Agriculture Not applicable
Aviation Per CU
Detention Facilities Per CU
Mining Not applicable
Radio Frequency 
Transmission Facilities

Personal wireless service and 
other non-broadcast facilities 

None

Radio or television broadcast 
facilities

2 per site

Rail Lines & Utility Corridors None
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Map 590-1 
This map shows the new Vaughn-Nicolai plan district and Subdistricts.
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Map 590-2 
This map shows the new Vaughn-Nicolai plan district and areas where streetcar-oriented 
regulations apply. 
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The zoning code amendments in this section are technical amendments that provide consistency among 
sections of the zoning code that address additional prohibited uses. Several overlay zones and plan 
districts prohibit uses in addition to the uses prohibited in the base zone. However, not all of the names 
of the sections are the same—some are simply Prohibited Uses, and others are Additional Prohibited 
Uses. The amendments in this section add the word “Additional” where necessary to ensure that all of 
the sections are titled in the same way.
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33.258 Nonconforming Situations

258 
33.258.070 Nonconforming Development

A-C. [No change]

D. Development that must be brought into conformance. The regulations of this subsection are 
divided into two types of situations, depending upon whether the use is also nonconforming or 
not. These regulations apply except where superseded by more specific regulations in the code.  

1. [No change]

2. Nonconforming development with an existing nonconforming use, allowed use, limited 
use, or conditional use. Nonconforming development associated with an existing 
nonconforming use, an allowed use, a limited use, or a conditional use, must meet the 
requirements stated below. When alterations are made that are over the threshold of 
Subparagraph D.2.a., the site must be brought into conformance with the development 
standards listed in Subparagraph D.2.b. The value of the alterations is based on the entire 
project, not individual building permits. Sites with residential uses are exempt from the 
requirements until January 1, 2029.

a-c. [No change]

d. Timing and cost of required improvements. The applicant may choose one of the 
following options for making the required improvements:

(1) [No change]

(2) Option 2. Under Option 2, the required improvements may be made over 
several years, based on the compliance period identified in Table 258-1.
However, by the end of the compliance period, the site must be brought fully 
into compliance with the standards listed in Subparagraph D.2.b. When this 
option is chosen, the following applies:

Before a building permit is issued, the applicant must submit the following 
to BDS:

Application. An application, including a Nonconforming Development 
Assessment, which identifies in writing and on a site plan, all 
development that does not meet the standards listed in subparagraph 
D.2.b.
Covenant. The City-approved covenant, which is available from Portland 
Permitting & Developmentin the Development Services Center, is 
required. The covenant identifies development on the site that does not 
meet the standards listed in subparagraph D.2.b, and requires the 
owner to bring that development fully into compliance with this Title.
The covenant also specifies the date by which the owner will bring the 
nonconforming development into full compliance. The date must be 
within the compliance periods set out in Table 258-1. The covenant 
must be recorded as specified in Subsection 33.700.060.B.
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33.400 Aircraft Landing Zone

400 
33.400.030 Height Limits
All structures, vegetation, and construction equipment within the Aircraft Landing Overlay Zone are 
subject to the height limits of this section. Map 400-1 shows the boundaries of the overlay zone. The 
Aircraft Landing Overlay Zone Map, available from Portland Permitting & Developmentin the 
Development Services Center shows the height limits.

A. E, I, CI2, and OS zones. In the employment, industrial, CI2, and open space zones, the height 
limits are shown on the Aircraft Landing Overlay Zone Map. When the base zone height is more 
restrictive than the Aircraft Landing Overlay Zone height, the base zone height applies. The 
Aircraft Landing Overlay Zone Map is available from Portland Permitting & Developmentat the 
Development Services Center. 

B-C. [No change]
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33.415.110 Prohibited Uses
This amendments is a technical amendment. Several overlay zones and plan districts 
prohibit uses in addition to the uses prohibited in the base zone. However, not all of the 
names of the sections are the same—some are simply Prohibited Uses, and others are 
Additional Prohibited Uses. The amendments in this section add the word “Additional” 
where necessary to ensure that all of the sections are titled in the same way.
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33.415 Centers Main Street Overlay Zone

415 
Sections:
General

33.415.010 Purpose
33.415.020 Short Name and Map Symbol
33.415.030 Where These Regulations Apply

Use Regulations
33.415.100 Additional Prohibited Uses 
33.415.200 Required Ground Floor Active Use

Development Regulations
33.415.300 Prohibited Development 
33.415.310 Minimum Floor Area Ratio
33.415.320 Maximum Building Setbacks
33.415.330 Location of Vehicle Areas  
33.415.340 Ground Floor Windows
33.415.350 Entrances
33.415.410 Additional Use and Development Standards in the CM1 Zone

33.415.100 Additional Prohibited Uses  
The following additional uses are prohibited within 100 feet of a transit street:

A. Quick Vehicle Servicing; and

B. Self-Service Storage. 
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33.470 Portland International Airport Noise Impact Zone

470 
33.470.030 Where These Regulations Apply
The regulations of the chapter apply within the Portland International Airport Noise Impact Overlay 
Zone. There are several contours within the zone. The boundaries of the 65 DNL and 68 DNL noise 
contours are based on the 1990 Portland International Airport Noise Abatement Plan. The 55 DNL noise 
contour is based on the 2035 50th Percentile Forecast Noise Exposure Map in the 2010 Portland 
International Airport Master Plan Update.

A set of quarter-section maps, known as the PDX Noise Zone Maps, is available from Portland Permitting 
& Developmntfor viewing at the Development Services Center. The maps are the official reference maps 
for the PDX Noise Zone regulations. The maps show the 55 DNL noise contour and each successively 
higher noise contour in one DNL increments. 

33.470.040 Regulations for Residential Uses 

A. Noise disclosure statement in the 55, 65, and 68 DNL. The regulations of this subsection apply 
to sites in the 55, 65, and 68 DNL contours. Before a building permit is issued for new 
residential construction or reconstruction where the total cost of improvements is 75 percent 
or more of the total assessed improvement value of the site, the owner must sign the City's 
noise disclosure statement. The noise disclosure statement acknowledges that the property is 
located within the 55, 65, or 68 DNL noise contour and signifies the owner's awareness of the 
associated noise levels. The noise disclosure statement must be recorded in the County records 
by the owner. A packet containing the noise disclosure statement is available from Portland 
Permitting & Developmentat the Development Services Center. 

B. Noise easement in the 65 and 68 DNL. The regulations of this subsection apply to sites in the 
65 and 68 DNL contours. Before a building permit is issued for new residential construction or 
reconstruction where the total cost of improvements is 75 percent or more of the total 
assessed improvement value of the site, the owner must dedicate a noise easement to the Port 
of Portland. The easement authorizes aircraft noise impacts over the grantor's property at 
levels established by the DNL noise contour. Any increase of the DNL noise level above that 
stated on the easement will not void nor be protected by the easement. The easement forms 
are available from Portland Permitting & Developmentat the Development Services Center. 

C-D. [No change]

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

33.510 Central City Plan District 510
33.510.252 Additional Standards in the Central Eastside Subdistrict
The following additional standards apply in the Central Eastside subdistrict.

A. Industrial impacts disclosure statement.

1. [No change] 

2. Disclosure statement required. Prior to the issuance of a building permit for a new 
building that will contain a Household Living, Retail Sales And Service, or Office use, and 
for alterations to an existing building that contains a Household Living, Retail Sales And 
Service, or Office use, the owner of the property must sign and record a copy of the City’s 
Industrial Impacts Disclosure Statement. The statement must be recorded in the records 
of Multnomah County. The statement acknowledges that the property is located near 
industrial and employment uses, and signifies the owner’s awareness of the associated 
nuisance impacts including noise, odor and light levels. The statement is available from 
Portland Permitting & Developmentin the Development Services Center. After the permit 
is finalized, the property owner must provide a copy of the disclosure statement to every 
tenant or buyer, and post a copy of the disclosure statement on the premises in a location 
that is accessible to all tenants.

B. [No change]
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33.521.110 Prohibited Uses
This amendment is a technical amendment. Several overlay zones and plan districts 
prohibit uses in addition to the uses prohibited in the base zone. However, not all of the 
names of the sections are the same—some are simply Prohibited Uses, and others are 
Additional Prohibited Uses. The amendments in this section add the word “Additional” 
where necessary to ensure that all of the sections are titled in the same way.
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33.521 East Corridor Plan District 521
Sections:
General

33.521.010 Purpose
33.521.020 Where These Regulations Apply

Use Regulations
33.521.100 Purpose
33.521.110 Additional Prohibited Uses

Development Standards
33.521.200 Purpose
33.521.210 Building Height
33.521.220 Floor Area Ratios
33.521.230 Connectivity
33.521.240 Pedestrian Standards
33.521.250 Entrances
33.521.260 Building Design
33.521.270 Exterior Display and Storage
33.521.280 Drive-Through Facilities
33.521.290 Parking
33.521.300 Additional Standards in the 122nd Avenue Subdistrict

Map 521-1 East Corridor Plan District
Map 521-2 Maximum Building Heights
Map 521-3 Floor Area Ratios
Map 521-4 Areas Where Exterior Display and Storage are Allowed

33.521.110 Additional Prohibited Uses
The following additional uses are prohibited in Pedestrian Districts and on the portion of a site within 
100 feet of a light rail alignment:

A. Vehicle Repair that is not on the same site as auto sales in the Retail Sales 
And Service category;

B. Quick Vehicle Servicing;

C. Commercial Parking; and

D. Self-Service Storage.
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33.526.110 Prohibited Uses
This amendment is a technical amendment. Several overlay zones and plan districts 
prohibit uses in addition to the uses prohibited in the base zone. However, not all of the 
names of the sections are the same—some are simply Prohibited Uses, and others are 
Additional Prohibited Uses. The amendments in this section add the word “Additional” 
where necessary to ensure that all of the sections are titled in the same way.
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33.526 Gateway Plan District

526 
Sections:
General

33.526.010 Purpose
33.526.020 Where These Regulations Apply
33.526.030 Early Project Consultation

Use Regulations
33.526.100 Purpose
33.526.110 Additional Prohibited Uses
33.526.120 Retail Sales and Service and Office Uses

Development Standards
33.526.200 Purpose
33.526.210 Building Height
33.526.220 Floor Area Ratio
33.526.230 Floor Area and Height Bonus Options
33.526.240 Open Area
33.526.250 Connectivity
33.526.260 Pedestrian Standards
33.526.270 Entrances
33.526.280 Enhanced Pedestrian Street Standards
33.526.290 Ground Floor Windows
33.526.300 Required Windows Above the Ground Floor
33.526.310 Exterior Display and Storage
33.526.320 Drive-Through Facilities
33.526.330 Gateway Master Plan
33.526.340 Parking

Map 526-1 Gateway Plan District
Map 526-2 Maximum Heights
Map 526-3 Floor Area Ratios
Map 526-4 Enhanced Pedestrian Streets
Map 526-5 Bonus Option Areas

33.526.110 Additional Prohibited Uses

A. Vehicle Repair, Quick Vehicle Servicing, Commercial Parking, and Self-Service Storage are 
prohibited in the plan district. 

B. Sale or lease of consumer vehicles, including passenger vehicles, motorcycles, light and 
medium trucks, travel trailers, and other recreational vehicles is prohibited on the portion of a 
site within 200 feet of a light rail alignment. Offices for sale or lease of vehicles, where the 
vehicles are displayed or stored elsewhere, are allowed.
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33.534.110 Prohibited Uses
This amendment is a technical amendment. Several overlay zones and plan districts 
prohibit uses in addition to the uses prohibited in the base zone. However, not all of the 
names of the sections are the same—some are simply Prohibited Uses, and others are 
Additional Prohibited Uses. The amendments in this section add the word “Additional” 
where necessary to ensure that all of the sections are titled in the same way.

Original Exhibit B - Volume 2 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
t

33.534 Hillsdale Plan District

534 
Sections:
General

33.534.010 Purpose
33.534.020 Where These Regulations Apply

Use Regulations
33.534.100 Purpose
33.534.110 Additional Prohibited Uses

Development Standards
33.534.200 Purpose
33.534.210 Setbacks
33.534.220 Exterior Display, Storage and Work Activities in the IR and C Zones
33.534.230 Drive-Through Facilities

Map 534-1 Hillsdale Plan District
Sections:
General

33.534.010 Purpose
33.534.020 Where These Regulations Apply

Use Regulations
33.534.100 Purpose
33.534.110 Prohibited Uses

Development Standards
33.534.200 Purpose
33.534.210 Setbacks
33.534.220 Exterior Display, Storage and Work Activities in the IR and C Zones
33.534.230 Drive-Through Facilities

Map 534-1 Hillsdale Plan District

33.534.110 Additional Prohibited Uses
The following additional uses are prohibited:

A. Vehicle repair;

B. Quick vehicle servicing;

C. Self-service storage; and

D. Warehouse and freight movement.
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33.536.110 Prohibited Uses
This amendment is a technical amendment. Several overlay zones and plan districts 
prohibit uses in addition to the uses prohibited in the base zone. However, not all of the 
names of the sections are the same—some are simply Prohibited Uses, and others are 
Additional Prohibited Uses. The amendments in this section add the word “Additional” 
where necessary to ensure that all of the sections are titled in the same way.
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33.536 Hollywood Plan District

536 
Sections:
General

33.536.010 Purpose
33.536.020 Where These Regulations Apply

Use Regulations
33.536.100 Purpose
33.536.110 Additional Prohibited Uses
33.536.120 Required Residential Uses
33.536.130 Commercial Parking in the CM2 and CM3

Development Standards
33.536.200 Purpose
33.536.210 Prohibited Development
33.536.220 Maximum Building Height
33.536.230 Transition Between Residential and Commercial/Mixed Use Zones
33.536.235 Transition Between Commercial/Mixed Use Zones
33.536.240 Floor Area Ratio
33.536.250 Bonus Options
33.536.260 Building Facades Facing Sandy Boulevard
33.536.280 Enhanced Pedestrian Street Standards
33.536.290 Maximum Allowed Parking in the RX, CM2, and CM3 Zones
33.536.300 On-Site Location of Vehicle Areas Along Sandy Boulevard 
33.536.320 Nonconforming Development

Map 536-1 Hollywood Plan District and Subdistricts
Map 536-2 Hollywood Plan District: Maximum Building Heights
Map 536-3 Hollywood Plan District: Enhanced Pedestrian Streets

33.536.110 Additional Prohibited Uses

A. Purpose. These regulations limit auto-oriented uses in the plan district, and help reduce traffic 
congestion, especially in the commercial core of Hollywood.

B. Additional Pprohibited uses. 

1. Park and Ride facilities are prohibited in the plan district; and

2. Vehicle Repair and Quick Vehicle Servicing are prohibited in Subdistrict A.
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33.538.100 Prohibited Uses
This amendment is a technical amendment. Several overlay zones and plan districts 
prohibit uses in addition to the uses prohibited in the base zone. However, not all of the 
names of the sections are the same—some are simply Prohibited Uses, and others are 
Additional Prohibited Uses. The amendments in this section add the word “Additional” 
where necessary to ensure that all of the sections are titled in the same way.
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33.538 Kenton Plan District

538 
Sections:
General

33.538.010 Purpose
33.538.020 Where These Regulations Apply

Use Regulations
33.538.100 Additional Prohibited Uses
33.538.110 Limited Uses 

Development Standards
33.538.200 Drive-Through Facilities 
33.538.210 Maximum Building Height
33.538.220 Floor Area Ratio
33.538.230 Required Building Lines
33.538.240 Active Use Areas
33.538.250 Parking Access Restricted Streets

Map 538-1 Kenton Plan District 
Map 538-2 Maximum Building Heights
Map 538-3 Floor Area Ratio
Map 538-4 Required Building Lines
Map 538-5 Active Building Use Areas
Map 538-6 Parking Access Restricted Streets

33.538.100 Additional Prohibited Uses
The following additional uses are prohibited: 

A. Wholesale Sales; and

B. Vehicle Repair.
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33.540 Laurelhurst/Eastmoreland Plan District

540 
33.540.030 Required Building Setbacks
Required building setbacks are shown on the Special Building Setbacks maps available from Portland 
Permitting & Developmentfor review in the Development Services Center. 
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33.550.100 Prohibited Uses
This amendment is a technical amendment. Several overlay zones and plan districts 
prohibit uses in addition to the uses prohibited in the base zone. However, not all of the 
names of the sections are the same—some are simply Prohibited Uses, and others are 
Additional Prohibited Uses. The amendments in this section add the word “Additional” 
where necessary to ensure that all of the sections are titled in the same way.
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33.550 Macadam Plan District 550
Sections:
General

33.550.010 Purpose  
33.550.020 Where the Regulations Apply

Use Regulations 
33.550.100 Additional Prohibited Uses

Development Standards 
33.550.200 Floor Area Ratio
33.550.210 Building Height
33.550.220 Building Setbacks
33.550.230 Building Coverage
33.550.240 Building Length
33.550.250 View Corridors
33.550.260 Exterior Display and Storage
33.550.270 Drive-Through Facilities
33.550.280 Signs

Map 550-1 Macadam Avenue Plan District

33.550.100 Additional Prohibited Uses
The following additional use categories are prohibited in the Macadam plan district:

A. Quick Vehicle Servicing; and

B. Vehicle Repair, excluding boat repair which is allowed.
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33.583.110 Prohibited Uses
This amendment is a technical amendment. Several overlay zones and plan districts 
prohibit uses in addition to the uses prohibited in the base zone. However, not all of the 
names of the sections are the same—some are simply Prohibited Uses, and others are 
Additional Prohibited Uses. The amendments in this section add the word “Additional” 
where necessary to ensure that all of the sections are titled in the same way.
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33.583 St. Johns Plan District 583
Sections:
General

33.583.010 Purpose
33.583.020 Where These Regulations Apply

Use Regulations
33.583.100 Purpose
33.583.110 Additional Prohibited Uses
33.583.120 Retail Sales And Service Uses in the CM3 Zone

Development Standards
33.583.200 Purpose
33.583.210 Drive-Through Facilities
33.583.220 Exterior Activities in the EG and CM3 Zones
33.583.230 Detached Houses Prohibited in the CM3 Zone
33.583.250 Maximum Building Height
33.583.270 Building Coverage in the CM3 Zone
33.583.280 Residential Uses in the EG1 Zone
33.583.285 Additional Regulations in the Riverfront Subdistrict

Map 583-1 St. Johns Plan District
Map 583-2 Maximum Heights

33.583.110 Additional Prohibited Uses

A. Plan district. Quick Vehicle Servicing is prohibited in the plan district.

B. EG and CM3 zones. The following uses are prohibited in the EG and CM3 zones:

1. Vehicle Repair;

2. Commercial Parking;

3. Self-Service Storage;

4. Agriculture; and

5. Detention Facilities.
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33.595.100 Prohibited Uses
This amendment is a technical amendment. Several overlay zones and plan districts 
prohibit uses in addition to the uses prohibited in the base zone. However, not all of the 
names of the sections are the same—some are simply Prohibited Uses, and others are 
Additional Prohibited Uses. The amendments in this section add the word “Additional” 
where necessary to ensure that all of the sections are titled in the same way.
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33.595 West Portland Multicultural 
Plan District 595
Sections:
General

33.595.010 Purpose
33.595.020 Where These Regulations Apply
33.595.030 Neighborhood Contact
33.595.040 Initiating a Quasi-judicial Zoning Map Amendment

Use Regulations
33.595.100 Additional Prohibited Uses
33.595.110 Retail Sales and Service 
33.595.120 Commercial Parking 
33.595.130 Required Ground Floor Active Use

Development Standards
33.595.200 Minimum Density
33.595.210 Floor Area Ratio
33.595.220 Floor Area Bonus Options 
33.595.230 Bonus Height 
33.595.240 Required Affordable Commercial Space
33.595.250 Commercial Corridor Standards
33.595.260 Residential Corridor Standards
33.595.270 Setbacks
33.595.275 Design Standards for RM1 and RM2 
33.595.280 Urban Green Features
33.595.290 Retaining Walls

Map 595-1 Plan District and Subdistricts
Map 595-2 Employment Focus Area
Map 595-3 Commercial Corridor and Residential Corridor Standards
Map 595-4 Maximum Floor Area Ratios 

33.595.100 Additional Prohibited Uses

A. Purpose. These regulations prioritize employment opportunities in certain areas close to 
transit, promote pedestrian- and transit-oriented development, and help reduce traffic 
congestion, especially in the commercial core of the plan district.

B. Additional Pprohibited uses. 

1. Residential uses are prohibited in the Employment Focus Area shown on Map 595-2;  

2. Self-Service Storage is prohibited within the plan district; and

3. Quick Vehicle Servicing is prohibited within the plan district.
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33.750 Fees 750
33.750.020 Fee Schedule and Procedures
Required fees for land use reviews and appeals of land use decisions are stated in the Fee Schedule for 
Title 33, available from Portland Permitting & Developmentat the Development Services Center. Rules 
and Procedures for the payment of fees, refunds, and waiver of fees are determined by the Director of 
BDS.
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This section presents zoning code amendments that will be effective when 200 units of affordable 
housing have been built in Subdistricts B, C and D in conformance with the Montgomery Park Plan Area 
Public Benefits Agreement. These amendments will not be effective at the time the Montgomery Park 
Area Plan become effective, but rather, they will automatically become effective within 60-days of 
certification that 200-units of affordable housing meeting the criteria of an adopted public benefit 
agreement have been built no later than seven years from the effective date of the Montgomery Park 
Area Plan. The ordinance will contain directives to this effect.

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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been built in Subdistricts B, C and D in compliance with the Montgomery Park Plan Area
Public Benefits Agreement. These code provisions will not be effective when the 
Montgomery Park Area Plan becomes effective. They will become effective within 60-days 
of certification by Portland Housing Bureau (PHB) that 200 units of regulated affordable 
housing meeting inclusionary housing requirements have been built in Subdistricts B, C and 
D, no later than seven years from the effective date of the Montgomery Park Area Plan. 

33.590.230.D Additional affordable housing bonus
When 200 units of regulated affordable housing meeting Inclusionary Housing 
requirements have been built in Subdistricts B, C and D no later than seven years from the 
effective date of the Montgomery Park Area Plan and certified by PHB, pre-approved code 
amendments will become effective within 60-days. The code section on the facing page 
shows the changes that will occur to 33.590.230.D when this occurs.  The additional 
affordable housing bonus option will no longer apply to Subdistricts C and D.  These 
subdistricts will then be subject to the base and bonus floor area ratios shown in “Future” 
Table 590-1, shown on page 119. 

33.590.230.E Employment opportunity bonus
When 200 units of regulated affordable housing meeting Inclusionary Housing 
requirements have been built in Subdistricts B, C and D no later than seven years from the 
effective date of the Montgomery Park Area Plan and certified by PHB, pre-approved code 
amendments will become effective within 60-days. The code section on the facing page 
shows the changes that will occur to 33.590.230.E when this occurs.  The Employment 
opportunity bonus option will no longer apply to Subdistricts C and D.  These subdistricts 
will then be subject to the base and bonus floor area ratios shown in “Future” Table 590-1, 
shown on page 119. 
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33.590.230 Floor Area and Height Bonus Options

A-C.  [No change]

D. Additional affordable housing bonus. In Subdistricts E and F, maximum height and FAR may be 
increased up to the maximum 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 affordable dwelling 
units must be located on the site, and 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.  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 affordable dwelling units must be located on the site, and 
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 affordable dwelling units must be located on the site, and 
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. [No Change]
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been built in Subdistricts B, C and D in compliance with the Montgomery Park Plan Area 
Public Benefits Agreement. These code provisions will not be effective when the 
Montgomery Park Area Plan becomes effective. They will become effective within 60-days 
of certification by Portland Housing Bureau (PHB) that 200 units of regulated affordable 
housing meeting inclusionary housing requirements have been built in Subdistricts B, C and 
D, no later than seven years from the effective date of the Montgomery Park Area Plan. 

Table 590-1 
When 200 units of regulated affordable housing meeting IH standards have been built and 
certified by Portland Housing Bureau (PHB), the amendments shown for Subdistricts C and 
D in Table 590-1 will become effective within 60-days.
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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 23 to 1 23 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.

12 to 1
20 ft.

12 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 n/a
Nonen/a

2 to 1n/a
Nonen/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

1 to 1n/a
20 ft.n/a

1 to 1n/a
20 ft.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
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Character Statement

This section presents a Recommended Character Statement.  All area plans, including town 
center plans, must include a Character Statement to comply with the Portland Citywide Design 
Guidelines. In accordance with this requirement the Montgomery Park Area Plan includes a 
Character Statement since the Vaughn-Nicolai Plan District will become part of the NW Town 
Center. 
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Commentary on Montgomery Park Area Plan Character Statement

All area plans, including town center plans, must include a Character Statement to comply with 
the Portland Citywide Design Guidelines. In accordance with this requirement the Montgomery 
Park Area Plan includes a Character Statement since the Vaughn-Nicolai Plan District will 
become part of the NW Town Center. As new buildings and public spaces in the district
develop, the Character Statement will support the Guidelines in contributing
emerging character. The role of the Character Statement is to articulate the existing and 
emerging character, as dictated by the community. 

At the project open house and design workshop in June 2023, the online Character Statement 
Survey in Fall 2023, and a BIPOC Design Focus Group in Winter 2024, the community 
expressed a desire for future development to be designed to 
past, particularly Montgomery Park and American Can. There is also a desire to acknowledge 
the displacement of past communities, and to support and foster the creation of a diverse, 
multi-cultural community. They also requested a green corridor along NW Vaughn, and a new 
public park, in addition to open spaces of various scales, to promote opportunities community 
gathering and recreation. This feedback has informed the development of this Character 
Statement and helped to i
and nature contribute to this character.

Included here before the Character Statement is also an update to the Table of Contents 
within the Portland Citywide Design Guidelines. 

The following Draft Montgomery Park Area Plan Character Statement is proposed for 
inclusion as an amendment into the Citywide Design Guidelines.

As the Character Statement is required for the Citywide Design Guidelines, the Design 
Commission will be the body making the recommendation to City Council on this component 
of the Town Center Plan. The Design Commission was briefed about the proposed Plan and 
Character Statement on August 17, 2023. The Design Commission will also participate in a 
joint public hearing with the Planning Commission on May 21, 2024 in addition to reviewing 
written public testimony. Design Commission work sessions to deliberate on the proposed 
Character Statement will be held as the Planning and Commission has their work sessions 
and makes their recommendations. These work sessions have not been scheduled yet. 
Information about future meetings dates will be posted on the project events page when 
they are scheduled.
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Name:  – BPS

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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Montgomery Park Area 

  MONTGOMERY PARK AREA TRANSPORTATION PLAN
  STUDY AREA MAP
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area, driven by 

  PLANNING PROCESS TIMELINE
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 and the 
 and the 

, which can be found at the M
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______________
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Vaughn Street Park

History of the Montgomery Park Area
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Character of the Montgomery Park Area
The Montgomery Park Area today

are cover 
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PORTLAND STREETCAR SYSTEM
CONCEPT PLAN

A Framework for Future Corridor
Planning and Alternatives Analysis

This study is partially funded by the US Department 

of Transportation, Federal Transit Administration

Adopted September 9, 2009
by Portland City Council

1.

2.

3.

 and 
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Around the planned 
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Pedestrian Design Guide
Future of the Montgomery Park Area
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Future of the Montgomery Park Area
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Future of the Montgomery Park Area
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JULY 2019 

Preliminary Racial 

SEPTEMBER 2019

and Land Use 

MAY 2021

JANUARY 2020 JUNE 2021

DECEMBER 2023
Preferred 

DECEMBER 2021

and Land Use Plans
Land Use Plans

2019
•
•

•

•

2020
•

•

2021
•

•

2022
•
•

2023
•
•

•

2024

Plan process

SEPTEMBER 2024
Final Recommended 

and Land Use Plans

FEBRUARY 2020

JANUARY 2023
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PHASE 1  |  FALL 2019 - WINTER 2021/22
7

• 25 participants

1

• 69 participants
• 250 unique comments

1

• 2500 e-newsletters
• 2,000 mailers
• 192 survey responses
• 70 information-sharing conversations
• 3 virtual community forums

2

• 3,000+ mailers
• 60+ individual comments and letters

1

  ENGAGEMENT METHODS
  PHASE 1  |  FALL 2019 - WINTER 2021/22

•

•

•

•

•

•  and the potential for 

•

•

  KEY TAKEAWAYS
  WHAT WE LEARNED DURING PHASE 1

40 MONTGOMERY PARK AREA TRANSPORTATION PLAN  |  PROCESS AND COMMUNITY ENGAGEMENT 41PBOT  |  MONTGOMERY PARK AREA TRANSPORTATION PLAN

Original Exhibit B - Volume 3 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
t

5

7000

• 179 respondents

1

• 50 attendees

1

42

  ENGAGEMENT METHODS
  PHASE 2  |  SPRING 2023 - WINTER 2023/24 • and 

•

•

•

•

•

• to vehicle 

•

•

•

  KEY TAKEAWAYS
  WHAT WE LEARNED DURING PHASE 2

Community engagement
PHASE 2  |  SPRING 2023 - WINTER 2023/24

4

• 127 conversations
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•

•

•

•

•

•

•

  EXPECTED TRAFFIC VOLUME CHANGES WITH FORECASTED GROWTH
  MONTGOMERY PARK AREA  |  YEAR 2040 MODEL WITH LAND USE CHANGES
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IC Internal NC CR

B

B.1 NC.1 

in 

NC.2 

NC.3 

NC.4 

CR.1 

CR.2 

CR.3 

(details on pages 52-53)

(details on pages 54-69)

(details on pages 70-79)

(details on pages 80-85)
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B.1

•

• Provide reliable, convenient, and 

•

•

+
•

•

•

•

•

...
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IC.1

IC.2

IC.3

IC.4

IC.5

IC.6
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IC.1

•

•

•

•

+ •

•

•

•

•

...

  RECOMMENDED CROSS SECTION
  NW ROOSEVELT ST  |  NW 23RD AVE TO NW 26TH AVE

56 MONTGOMERY PARK AREA TRANSPORTATION PLAN  |  MULTIMODAL RECOMMENDATIONS 57PBOT  |  MONTGOMERY PARK AREA TRANSPORTATION PLAN

Original Exhibit B - Volume 3 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
tInternal Connections

IC.2

•

•

•

+
•

•

•

...
•

•

2

...

•

•

3

...

•

•

1

...
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IC.3

•

•

•

•

+

•

•

•

•

•

•

...

  RECOMMENDED CROSS SECTION
  NW WILSON ST  |  NW 23RD AVE TO NW 26TH AVE

  OPTIONAL RECOMMENDED CROSS SECTION
  NW WILSON ST  |  NW 26TH AVE TO NW 27TH AVE
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IC.4
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•

•

+
•

•

...
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IC.5

•

•

•

•

+
•

•

•

...

  RECOMMENDED CROSS SECTION
  NW 25TH AVE  |  NW ROOSEVELT ST TO NW VAUGHN ST
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IC.6

•

•

+
•

•

•

•

...

  RECOMMENDED GENERAL CROSS SECTION
  NW 26TH AVE  |  NW ROOSEVELT ST TO NW WILSON ST

  RECOMMENDED CROSS SECTION
  NW 26TH AVE  |  NW NICOLAI ST TO NW ROOSEVELT ST & NW WILSON ST TO NW VAUGHN ST
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IC.6
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+
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•

•

...
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NC.1

NC.2

NC.3

NC.4
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NC.1

•

•

•

•

+
•

•

•

•

...
•

•

•

...

  INSTALLED INTERIM DESIGN
  NW VAUGHN ST AND NW 24TH AVE  

  FUTURE DESIGN CONCEPT
  NW VAUGHN ST AND NW 24TH AVE  
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NC.2
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  RECOMMENDED CROSS SECTION
  NW 23RD AVE  |  NW WILSON ST TO NW VAUGHN ST

  RECOMMENDED TYPICAL CROSS SECTION
  NW 23RD AVE  |  NW VAUGHN ST TO NW NORTHRUP ST

•

•

•

...
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NC.3
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...

  RECOMMENDED CROSS SECTION
  NW 24TH AVE  |  NW NICOLAI ST TO NW VAUGHN ST
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CR.1

CR.2

CR.3

CR.1

CR.2

CR.3
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CR.1

•

•

+

•

•

...

City and Regional Connections

CR.2

•

•

+
•

•

•

...
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CR.3

•

•

•

+
•

•

•

•

...

City and Regional Connections   POTENTIAL TRANSIT HUB ELEMENTS
  MONTGOMERY PARK STATION
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  RECOMMENDATIONS FOR MASTER STREET PLAN
  MONTGOMERY PARK AREA
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Policy Recommendations
  PEDESTRIAN CLASSIFICATIONS
  PROPOSED CHANGES

  TSP STREET CLASSIFICATIONS
  PEDESTRIAN HIERARCHY

90 MONTGOMERY PARK AREA TRANSPORTATION PLAN  |  POLICY RECOMMENDATIONS 91PBOT  |  MONTGOMERY PARK AREA TRANSPORTATION PLAN

Original Exhibit B - Volume 3 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
t

Policy Recommendations

  BICYCLE CLASSIFICATIONS
  PROPOSED CHANGES

  TSP STREET CLASSIFICATIONS
  BICYCLE HIERARCHY 
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Policy Recommendations
  TRANSIT CLASSIFICATIONS
  PROPOSED CHANGES

  TSP STREET CLASSIFICATIONS
  TRANSIT HIERARCHY
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Policy Recommendations

  STREET DESIGN CLASSIFICATIONS
  PROPOSED CHANGES
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Policy Recommendations
  TRAFFIC CLASSIFICATIONS
  PROPOSED CHANGES

  TSP STREET CLASSIFICATIONS
  TRAFFIC HIERARCHY
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Policy Recommendations

  FREIGHT CLASSIFICATIONS
  PROPOSED CHANGES

  TSP STREET CLASSIFICATIONS
  FREIGHT HIERARCHY
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Policy Recommendations
  EMERGENCY RESPONSE CLASSIFICATIONS
  PROPOSED CHANGES

  TSP STREET CLASSIFICATIONS
  EMERGENCY HEIRARCHY
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IS
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IS.1

•

•

•

...

+

IS.2

•

•

•

•

...

+
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IS.3

•

•

•

...

+

IS.4

...

+

  CASE STUDY:
  DALLAS, TX

  CASE STUDY:
  LONG BEACH, CA 

  CASE STUDY:
  MCALLEN, TX 

+
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STRATEGY DESCRIPTION

KEY CONSIDERATIONS

Pursue Federal Funding

WHAT IS THE SMALL STARTS PROGRAM?

WHY IS THIS IMPORTANT?+
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streetcar and enhanced buses are more appropriate for 

four most feasible transit alternatives to develop a more 
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have have best potential to faciliate the development 

Original Exhibit B - Volume 3 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
t

6  |  MONTGOMERY PARK STREETCAR EXTENSION 

bybybybybybybybyd bd bddece
d

ce
d

ceceac
eceacaclaclaclalaplaplaplplepepRepRepReRe

rs have called for improvements on this streetRRRR

y Ay Ayyy yyyy
cosntruction impacts in the area and use public funds 

phased development in the area of proposed land use 

Original Exhibit B - Volume 3 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
t

     MONTGOMERY PARK STREETCAR EXTENSION  |  7

dedede
by

SC
O

RE

by
 

by
 

bybybybyd bd bd bd bd d ededddddcecelaclacplaplaepepRepRepReReRR  participation compared to

NW 23rd Avenue
NW 

Roosevelt and NW Wilson streets.

1.3

BEST WORST

Original Exhibit B - Volume 3 (for information only)



Rep
lac

ed
 by

 Amen

8  |  MONTGOMERY PARK STREETCAR EXTENSION 

dedede
by

SC
O

RE

by
 

by
 

bybybybyd bd bd bd bd d ededddservicedd
cecelaclac curbs for streetcar movement or other multimodal improvements

plaplaplaplaepepReReRR

.

BEST WORST

Original Exhibit B - Volume 3 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
t

     MONTGOMERY PARK STREETCAR EXTENSION  |  9

NW York and Wilson streets.

dedede
by

SC
O

RE

by
 

by
 

bybybybyd bd bd bd bd d eded uld add transit service to  underserved areas and use streetsddprioritized for transitdd
cece streets

laclacplaplaplpl
RepRepReReRR

BEST WORST

Original Exhibit B - Volume 3 (for information only)



Rep
lac

ed
 by

 Amen

10  |  MONTGOMERY PARK STREETCAR EXTENSION 

dedede

ASC
O

RE

y Ay A
by

A
by

A
bybybybyd byd byd bd bdddddd

cece
dd

acaclalaplaplaepep limited development potential

RepRep limited development potential

ReRe

NW 21st and 23rd 
avenuess

.

BEST WORST

Original Exhibit B - Volume 3 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
t

     MONTGOMERY PARK STREETCAR EXTENSION  |  11

NW 23rd Avenue 

NW York and Wilson streets.

dedede

ASC
O

RE

y Ay A
by

A
by

A
bybybybyd byd byd bd bddd d eedd

ac
e

ac
e

laclaclalaplapla
RepRepReRe

BEST WORST

Original Exhibit B - Volume 3 (for information only)



Rep
lac

ed
 by

 Amen

12  |  MONTGOMERY PARK STREETCAR EXTENSION 

dedede
y ASC

O
RE

by
A

by
A

by
 

by
 

bybyd byd byd bd bdddd
cece

dd
acacplaplaplapla prioritized for transit operations and access

epepRepRepReRe

NW 23rd Avenue
.

BEST WORST

Original Exhibit B - Volume 3 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
t

     MONTGOMERY PARK STREETCAR EXTENSION  |  13

caca

ddmdmdmmm TO
TA

L 
SC

O
RE

*

PREFERRED 

couplet

38

streets

15

NW Wilson streets

20

and NW Thurman and 
23

acacacaclaclacplapla
32

epepRepRepRepRep 30

BEST WORST

Original Exhibit B - Volume 3 (for information only)



y Amen
dm

en
t

14  |  MONTGOMERY PARK STREETCAR EXTENSION 

WHAT’S NEXT?
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MONTGOMERY PARK AREA TRANSPORTATION PLAN  |  APPENDIX B: Traffic Modeling Overview

Contents
Overview.............................................................................................................................................................................................................................. 1

Early Scenario Planning and Analysis .............................................................................................................................................................................. 1

Further Traffic Analysis ...................................................................................................................................................................................................... 2

Analysis of Plan Refinements............................................................................................................................................................................................ 2

Summary of Final Analysis ................................................................................................................................................................................................ 3

Overview
During the planning process for the Montgomery Park Area Plan (MPAP) and Montgomery Park Area Transportation Plan, the Portland 
Bureau of Transportation (PBOT) conducted transportation modeling to estimate the impacts of the proposed land use changes to the 
Montgomery Park Area in the future. Initial modeling was conducted as part of scenario planning during the Montgomery Park to
Hollywood Transit and Land Use Development Strategy (MP2H) process, from which the proposed land use changes and transportation 
recommendations in the MPAP and Montgomery Park Area Transportation Plan were developed.  

Early Scenario Planning and Analysis
To achieve the proposed vision in the MPAP of a dynamic, mixed-use neighborhood with equitable access to housing, and economic 
opportunity, the project team created three preliminary development scenarios as part of the MP2H process: Enhanced Industrial; 
Employment; and Mixed-Use. An overview of this process and related land development analysis are available in Volume 1 of the MPAP 
(page 36), as well as in the MP2H Northwest Opportunities and Challenges Report. Through this process, public feedback and further 
analysis resulted in the development of a fourth hybrid scenario combining Industrial and Mixed-Use focuses.

PBOT conducted preliminary transportation modeling for all four of these scenarios. Initial results were compiled into a list of congestion 
hotspots for further analysis. As the hybrid scenario moved forward for further planning and analysis, the preferred alignment of the 
streetcar was also changed to support the area of focused land use changes. More information about the development and selection of 
the preferred transit alignment alternative is available in Appendix A: Preferred Alignment Overview.
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Further Traffic Analysis
The project team conducted further analysis to understand the traffic impacts of the preferred hybrid development scenario land use 
changes with the preferred alignment. Intersections and movements in and near the Montgomery Park Area were modeled to identify any 
hotspots with failing Levels of Service (LOS) under future build conditions with the land use changes. This analysis included proposed 
transportation improvements in the area, including circulation improvements to address hotspots identified in earlier analyses. The results 
of this analysis, available in Appendix B - Part 2: Traffic Technical Memorandum, indicate no failing intersections or street segments under 
future build conditions. 

Analysis of Development Scenario Refinements
Drafts of the MPAP and Montgomery Park Area Transportation Plan were released in December 2021. Based on community input and 
further research and analysis, the project team refined both plans and released Proposed Drafts in April 2024. During refinement, the 
project team worked to further respond to concerns about job losses, and particularly middle-wage job losses, in the Montgomery Park 
Area. As a result, refinements to the hybrid development scenario were made to emphasize an employment focus in the area. 

PBOT conducted transportation modeling to understand whether these changes would lead to any areas of traffic congestion in and near 
the Montgomery Park Area in the future. The results of this analysis, which are available in Appendix B – Part 3: MPAP Model Outputs – 
Land Use #5 Proposal, indicate that the Montgomery Park Area can absorb development resulting from the proposed land use changes 
with acceptable impacts to traffic, as long as future trip demand is mitigated.

In order to mitigate the impacts of added trip demand in the area as it grows, the project and programmatic recommendations within the 
Montgomery Park Area Transportation Plan are necessary. Mitigation measures include investment in high-capacity streetcar transit, 
multimodal street grid connections to support trip dispersion, and improvements for non-driving modes to promote walking, rolling, 
biking, and transit use. Additional required interventions include improved or signalized intersections, as well as some operational changes 
to support better movement. More information is available in Parts 4, 5, and 6 of the Montgomery Park Area Transportation Plan (pages 
48-113).
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Summary of Results
The traffic analysis described in Appendix B – Part 3: MPAP Model Outputs Land Use #5 Proposal indicates the following key takeaways:

The traffic analysis indicates a 36 percent increase in auto demand over base 2040 conditions during the PM Peak Hour in 2040. Further 
assessment of traffic patterns concludes that no more than 100 vehicles would be added to any streets in or surrounding the Montgomery 
Park Area during the PM Peak Hour, with an average increase of 35 vehicles (representing an average 5 percent increase over the base 
model demand per street segment).

PM Peak Hour Volume over Capacity (V/C) ratios were also calculated to identify any congested areas. Based on these calculations, no
street segments within the Montgomery Park study area are expected to experience worse congestion than the 2040 base assumption. 

Two freeway interchanges are located adjacent to the Montgomery Park Area. Offramp congestion can be a safety issue if vehicle queues 
extend beyond the offramps into freeway through lanes. To address this concern, PBOT completed a supplemental planning-level safety 
analysis to estimate the potential maximum queue lengths at the two US-30 offramps in the area during the 2040 PM Peak Hour. This 
analysis indicates that expected queues will be shorter than the ramp lengths and do not present a safety issue. 
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Base model 
MPAP land use plan Scenario #5
Transportation improvements planned in the area
Traffic changes result from the land use plan
Conclusions

MPAP Model Outputs – Land Use #5 
Proposal

Ning Zhou, PBOT
April 2023
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Converted from Metro’s
2040 RTP FC model
With all RTP 
improvements

Within MPAP area --
Two FWY interchanges
NW Front Ave, NW Yeon 
Ave support regional / 
Citywide traffic
NW Nicolai St, Vaughn 
St, Thurman St, 23rd Ave, 
21st Ave form the back 
bone of the area 
circulation network

20400 RTPP Basee Model
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RRTPP Basee Modell –– MPAPP Areaa Assignmentt Validation

A total of 95 2017-2018 traffic counts in the MPAP area, and 
half of them (47) with a volume > 200.

The R2 score for the 47 count locations is 0.98, with the 
mean relative error of 0.17.  About 60% of the mismatched 
locations are over assigned.

(Validation standard: +-15% deviation from counts)

Count locations
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Streets Included in Traffic Analysis

FWY – 
US30

Major City Traffic Way – 
NW Yeon St

District Collector – 
NW Front Ave

Neighborhood Collector –
NW Nicolai St
NW Vaughn St
NW Thurman St
NW 23rd Ave
NW 21st Ave

The average length per street in the analysis is 
about 1.2 miles

MPAPP Trafficc Analysiss Settings

Original Exhibit B - Volume 3 (for information only)



Propose to increase 4,825 
Household, and 4,050 
Employments in the area 
from 2040 RTP (Regional 
Transportation Plan)
Almost all new 
developments are at four 
TAZs of 2802, 2839, 2801 
and 2805, which make 94% 
and 100% of the total 
proposed HH and Emp new 
developments, respectively.

MPAPP Landd Usee Plann Proposall Scenarioo #5
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Recent improvements and updates in the 
future base model: 

The US30 tunnel connection on NW 20th

Ave
The Vaughn On-ramp connection

Updated circulation improvements over RTP:
Extension of NW 25th Ave
Extension of one-way couplet of NW York 
St and Wilson St
Prohibit the SB left turn at intersection of 
Vaughn St and 23rd Ave.
A connection local street west of NW 27th

Ave.
Turn prohibitions at intersection of NW 
24th Ave and Vaughn St

Expansion of Streetcar network to this area. 
Alignment?

Proposedd Transportationn Improvementss att thee Area

Original Exhibit B - Volume 3 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
t

TTSPP Measurementss --- MPAP area mode share data

2015 RTP 2040 RTP 2040 
LU #5

Daily Commuting Daily Commuting Daily
MP2H C-City MP2H C-City MP2H C-City MP2H C-City MP2H

Auto-P 78.0% 62.2% 76.7% 45.7% 70.0% 45.8% 62.3% 22.0% 66.6%

Transit 5.0% 16.2% 10.3% 38.7% 11.2% 28.4% 21.1% 56.7% 12.5%

Bike 6.2% 7.4% 8.2% 11.0% 7.5% 9.6% 11.1% 14.8% 8.3%

Walk 10.8% 14.3% 4.7% 4.5% 11.3% 16.2% 5.5% 6.4% 12.6%

Non-SOV 54.2% 66.9% 33.2% 63.6% 60.7% 78.9% 47.4% 85.2%

* 2040 LU #5 daily mode share data is estimated from PM peak hour added auto 
demands upon the development proposal

MPAP area mode 
share is much behind 
the nearby Central 
City area, especially in 
transit mode
The rate of the future 
mode share 
improvement in MPAP 
area is even slower 
than Central City area
With the assumed -
10% reduction, the 
auto mode share is 
still much higher than 
Central City area.

Original Exhibit B - Volume 3 (for information only)



220400 PMM Peakk Hourr Addedd Autoo Demands
Assume the MPAP development will 
maintains the same traffic pattern as 
the RTP model at the site.
MPAP development scenario #5 raises 
52% in HH and EMP from the 2040 RTP
Accordingly, the 2040 PM peak hour 
auto demand is projected to increase 
50%. 
The model assumed -10% deduction 
auto demands for MPAP TAZ based on:

Streetcar expansion to the area
More dense developments
Active travel network 
improvements

With the -10% mode shift discount, 
additional 36% auto demands is 
modelled
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TTablee 1.. 20400 PMM Peakk Hourr Volumee Changess (by direction)

Length 
(Mi) Base LU Scenario #5

Max Average Max Average of the 
Average

US30 0.9 4240 2375 4320 2465 90

NW Yeon Ave 1.2 1730 1345 1770 1360 15

NW Front Ave 1.8 815 695 880 720 25

NW Nicolai St 1.7 550 265 600 300 35

NW Vaughn St 0.7 660 510 950 550 40

NW Thurman St 1.4 580 330 580 360 30

NW 21st Ave 0.6 410 220 435 310 90

NW 23rd Ave 0.8 775 370 820 370 0

No streets add 
traffic more than 
100
On average, traffic 
increased 35 v/h, 
5% of the base
NW 21st Ave will 
find heaviest 
traffic increase, 
90 v/h, on 
average. No 
congestion is 
expected though.
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PPlott 2.. 20400 PMM Peakk Hourr Volumee Changess (LUU S55 –– Base)
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TTablee 2.. 20400 PMM Peakk Hourr R/CC Ratioo Changes

Length 
(Mi) Base LU Scenario #5

Max
Length 

with V/C 
>=0.9

Max
Length 

with V/C 
>=0.9

of the 
Cong. 
length

US30 0.9 0.95 0.47 0.96 0.47 0

NW Yeon Ave 1.2 0.96 0.28 0.98 0.28 0

NW Front Ave 1.8 0.90 0.18 0.97 0.18 0

NW Nicolai St 1.7 0.77 0.82

NW Vaughn St 0.7 0.77 0.83

NW Thurman St 1.4 0.97 0.3 0.97 0.49 0.19

NW 21st Ave 0.6 0.68 0.72

NW 23rd Ave 0.8 0.95 0.05 0.95 0.10 0.05

No streets is 
projected to reach 
V/C >= 1
Only two streets, 
Thurman and 23rd

are projected to 
have longer streets 
with V/C >=0.9, and 
the addition is small
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PPlott 4.. 20400 PMM Peakk Hourr V/CC Ratioo Changes
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TTablee 3.. 20400 PMM Peakk Hourr Averagee Speedd Changes

Length 
(Mi) Base LU Scenario #5

Speed 
(m/h)

Travel 
Time (m)

Speed 
(m/h)

Travel 
Time (m)

Travel 
Time 

US30 0.9 32.7 1.6 31.7 1.7

NW Yeon Ave 1.2 27.4 2.6 26.8 2.6

NW Front Ave 1.8 29.9 3.7 29.1 3.8

NW Nicolai St 1.7 28.8 3.4 27.8 3.6 0.2

NW Vaughn St 0.7 20.8 1.9 19.2 2.1 0.2

NW Thurman St 1.4 19.4 4.4 18.6 4.6 0.2

NW 21st Ave 0.6 21.8 1.6 20.8 1.7

NW 23rd Ave 0.8 15.0 3.1 14.7 3.2

No street is 
projected to have 
noticeable travel 
time increase 
within the project 
area.

Note, the travel 
time from 
demand model 
doesn’t count the 
intersection delay 
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TTrafficc Growthh Ratee Calculation

2018PM 2040PM 
NB Base

2040PM 
LU#5

Sum 25,775 29,270 32,135
Growth 13.6% 24.7%
Annual Growth Rate 0.6% 1.0%

Annual growth rate is projected at 1.0% to 2040

The growth rate calculation is based on the total traffic 
on the 4 screen-lines as in the right plot.
The traffic growth counts:

Added trips from the land use development 
proposal
Rerouted traffic results from the network 
circulation plan 
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TThroughh trafficc analysiss 1

TSP Traffic Classification Policy 
for Neighborhood Collectors:

“Neighborhood Collectors are intended to 
serve as distributors of traffic from Major 
City Traffic Streets or District Collectors to 
Local Service Streets or to serve trips that 
both start and end within areas bounded by 
Major City Traffic Streets and District 
Collectors.”

The main task is to identify if the 
circulation plan attracts more through 
traffic to the area’s neighborhood collector 
and local streets as marked in the right plot
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TThroughh trafficc analysiss 2

The proposed development and circulation network will not attract more through traffic to 
the area’s Neighborhood Collector and Local Streets, even though the total trips on those 
streets increased from 2,950 to 3,690.

Through1 measured as the trips with both trip ends outside the core 10-TAZ area (dark Brown area)

Through2 measured as the trips with both trip ends outside the neighbor TAZ area (light brown area)

Through1 Through2

Base LU #5 Base LU #5

Through Trips 1,215 1,210 390 365

Through Trip % 41.1% 32.8% 13.1% 9.9%
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Analysis to estimate the potential max 
queue length at the ramps based on:

2040 PM peak hour volumes (MP2H model) 
Ramp characters: # of lanes, length (measured 
from Google Maps) 

Planning level analysis methods:
Assumed 90s signal cycle length, 50% green 
time split
Max arrival per cycle estimated by Poisson 
distribution with 95th confidence
Max queue is ½ of max arrival (50% green time)

The estimated max queue lengths at the 
2 FWY off ramps are shorter than their 
ramp lengths during 2040 PM peak hour 
with the proposed development.

Safety Analysis -- Freeway Off Ramp Queue length Estimation

Ramp 
Length 

(ft)
# lanes Volume

Max 
Queue 
in Cars

Max Q 
length 

(ft)
to Vaughn 590 3 1,260 8 200
To Nicolai 740 4 1,895 11 275
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CConclusions

MPAP area needs multi-mode transportation improvements
Compared to the 2040 RTP No-Build base, the proposed land use 
development, scenario #5, along with the network circulation plan will not 
degrade the transportation service in MP2H planning area:

It will result in a slight additional traffic increase on area streets, adding 70 
vehicles more per street in 2040 PM peak hour, or 5% increase
The added traffic will not result in significant traffic condition changes, no 
streets will have V/C >= 1
The travel time increases from the development on MP2H streets are 
negligible
The through traffic will be kept no changes
FWY off-ramp will still be running at safety level
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Recommended Updates to Pedestrian Street Classifications
NAME CURRENT UPDATE RATIONALE
NW Reed St (NW 21st Ave – NW 22nd Ave; NW 23rd

Ave – NW 24th Ave)
City Walkway Local Walkway Reflects existing conditions and uses while aligning with 

Montgomery Park Area Transportation Plan 
recommendations

NW Roosevelt St (NW 23rd Ave – NW 26th Ave) Local Service Walkway City Walkway Proposed alignment of streetcar extension
NW Wilson St (NW 23rd Ave – NW 27th Ave) Local Service Walkway Major City Walkway Proposed alignment of streetcar extension, with proposed 

Street Design Classification of Neighborhood Main Street
NW Vaughn St (NW 20th Ave – NW 21st Ave) City Walkway Local Service Walkway Directs pedestrian priority to streets with clear access 

through the area
NW 21st Ave (NW Wilson St – NW Vaughn St) City Walkway Local Service Walkway Directs pedestrian priority to streets with clear access 

through the area
NW 22nd Ave (NW Reed St – NW Wilson St) Local Service Walkway City Walkway Provides critical north-south pedestrian connection east of 

US-30
NW 23rd Ave (NW Wilson St – NW Vaughn St) City Walkway Major City Walkway Proposed alignment of streetcar extension, with proposed 

Street Design Classification of Neighborhood Main Street; 
connects proposed NW Wilson Neighborhood Main Street 
with existing Neighborhood Main Street of NW 23rd Avenue 
south of NW Vaughn St

NW 24th Ave (NW Nicolai St – NW Vaughn St) Local Service Walkway Neighborhood Walkway Proposed extension of NW 24th Avenue Neighborhood 
Greenway, which should prioritize pedestrians and bicycles 
with lower traffic volumes

NW 25th Ave (NW Roosevelt St – NW Thurman St) Local Service Walkway and Major 
City Walkway

City Walkway Aligns with Montgomery Park Area Transportation Plan 
recommendations while still placing emphasis on 
pedestrian access to transit and Major City Walkways

NW 26th Ave (NW Nicolai St – NW Roosevelt St; NW 
Wilson St – NW Vaughn St)

City Walkway Local Service Walkway Aligns with Montgomery Park Area Transportation Plan 
recommendations; directs pedestrian priority to streets 
with clear connections to signalized intersections on NW 
Vaughn St; Between NW Roosevelt and NW Wilson streets, 
this plan recommends that the segment of NW 23rd Avenue 
remain a City Walkway due to the proposed alignment of 
the streetcar extension

NW 27th Avenue (NW Nicolai St – NW Vaughn St) Neighborhood Walkway City Walkway NW 27th Avenue is the main north-south pedestrian access 
route to the Montgomery Park Building; this plan 
recommends shifting the connected City Walkway between 
NW Nicolai and NW Vaughn streets to NW 27th Avenue to 
support increased pedestrian activity and place higher 
north-south pedestrian priority on a street with an existing 
signalized intersection with NW Vaughn Street
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1 Note: Additional recommended updates to Bicycle Street Classifications in the Montgomery Park Area Transportation Plan map (page 93) not included in the above table are recommendations in 
Northwest in Motion. See Northwest in Motion for extents and rationales.

NAME CURRENT UPDATE RATIONALE
NW Nicolai St/St Helens Rd (NW Front Ave – NW 
Kittridge Ave)

City Bikeway Major City Bikeway Supports long-term city/regional bicycle connection toward 
St Johns and aligns with Montgomery Park Area 
Transportation Plan recommendations

NW Front Ave (NW Nicolai St – NW Thurman St) City Bikeway Major City Bikeway Continues Major City Bikeway Designation between NW 
Naito Pkwy and NW Nicolai St; supports highest priority 
city/regional bicycle connection to the Central City and 
further destinations 

NW Sherlock Ave (NW Nicolai St – NW 21st Ave) Local Service Bikeway City Bikeway Provides low stress connection to nearby City Bikeways and 
Major City Bikeways, improving the network

NW York St (NW 21st Ave – NW 24th Ave) Local Service Bikeway City Bikeway Completes an important connection in the bike network, 
utilizing an existing overpass of US-30

NW Roosevelt St (NW 23rd Ave – NW 26th Ave) Local Service Bikeway; N/A City Bikeway Supports bicycle connections to and circulation within the 
Montgomery Park Area; NW Roosevelt St is a key 
connection for internal area circulation

NW Wilson St (NW 21st Ave – NW 27th Ave) Local Service Bikeway; N/A City Bikeway Supports bicycle connections to and circulation within the 
Montgomery Park Area; NW Wilson St is a key connection 
for internal area circulation

NW Vaughn St (NW 19th Ave – NW 21st Ave) Local Service Bikeway City Bikeway Fills a gap in the low-stress bike network, connecting the 
area to the bikeway couplet on NW 18th and NW 19th Aves

NW 17th Ave (NW Front Ave – NW Thurman St) Local Service Bikeway City Bikeway Recent improvements to this segment warrant an upgrade 
to City Bikeway classification

NW 22nd Ave (NW Wilson St – NW Savier St) City Bikeway Local Service Bikeway Reflects actual conditions; segment dead ends and is for 
local service only

NW 23rd Ave (NW Roosevelt St – NW Wilson St) Local Service Bikeway City Bikeway This segment fills an important circulation gap between NW 
Wilson St and NW Roosevelt St

NW 24th Avenue (NW Nicolai St – NW Lovejoy) City Bikeway Major City Bikeway Aligns with Montgomery Park Area Transportation Plan 
recommendations; NW 24th Avenue Greenway extension is 
key low-stress north-south connection through the district 
and connects to recommended Major City Bikeway on NW 
Nicolai St and Existing Major City Bikeway on NW 24th

Avenue south of NW Lovejoy St
NW 25th Ave (NW Roosevelt St – NW Wilson St) N/A Local Service Bikeway New street segment for local service
NW 26th Ave (NW Roosevelt St – NW Wilson St) Local Service Bikeway City Bikeway Supports bicycle circulation within the Montgomery Park 

Area, connecting one-way parallel bikeway couplet 
recommended on NW Roosevelt and NW Wilson streets

NW 27th Ave NW Nicolai St – NW Upshur St) Local Service Bikeway City Bikeway Provides low stress connection to nearby City Bikeways, 
improving the network and supporting an extension of the 
NW 27th Avenue Greenway
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Recommended Updates to Street Design Classifications

NAME CURRENT UPDATE RATIONALE
NW Roosevelt St (NW 23rd Ave – NW 26th Ave) Local Service Transit Street and N/A Major Transit Priority Street Alignment of proposed streetcar extension 
NW Wilson St (NW 23rd Ave – NW 27th Ave) Local Service Transit Street Major Transit Priority Street Alignment of proposed streetcar extension
NW Wilson St (NW 20th Ave – NW 23rd Ave) Transit Access Street Local Service Transit Street No longer part of a transit route
NW Vaughn St (NW 18th Ave – NW 21st Ave) Transit Access Street Local Service Transit Street No longer part of a transit route
NW 18th Ave (NW Vaughn St – NW Thurman St) Transit Access Street Local Service Transit Street No longer part of a transit route
NW 19th Ave (NW Vaughn St – NW Thurman St) Transit Access Street Local Service Transit Street No longer part of a transit route
NW 20th Ave (NW Wilson St – NW Vaughn St) Transit Access Street Local Service Transit Street No longer part of a transit route
NW 21st Ave (NW Wilson St – NW Vaughn St) Transit Access Street Local Service Transit Street No longer part of a transit route
NW 23rd Ave (NW Roosevelt St – NW Vaughn St) Local Service Transit Street and 

Transit Access Street
Major Transit Priority Street Alignment of the proposed streetcar extension

NW 25th Ave (NW Roosevelt St – NW Wilson St) N/A Local Service Transit Street New street segment for local service
NW 26th Ave (NW Roosevelt St – NW Wilson St) Local Service Transit Street Major Transit Priority Street Alignment of proposed streetcar extension

NAME CURRENT UPDATE RATIONALE
NW Nicolai St/St Helens Rd (NW Yeon Ave/US-30 –
US-30)

Community Corridor Industrial Road NW Nicolai Street is preferred Freight Route in the area; 
prioritizes NW Nicolai for Industrial uses over NW Vaughn 
Street

NW Front Ave (NW 21st Ave – NW 19th Ave) Industrial Road Civic Main Street Emphasizes multimodal access and supports existing mixed 
land uses along the corridor; extends existing Civic Main 
Street

NW Roosevelt St (NW 24th Ave – NW 26th Ave) N/A Local Street New street segment classified to support local multimodal 
circulation

NW Wilson St (NW 23rd Ave – NW 27th Ave) Local Street Neighborhood Main Street Proposed land use changes including active uses along NW 
Wilson Street should emphasize pedestrian access along 
streetcar alignment

NW Vaughn St (NW 18th Ave – NW 20th Ave) Local Street Community Corridor Proposed change to Community Corridor in Traffic 
Classifications

NW 18th Ave (NW Vaughn St – NW Thurman St) Local Street Community Corridor Proposed change to Community Corridor in Traffic 
Classifications

NW 19th Ave (NW Vaughn St – NW Thurman St) Local Street Community Corridor Proposed change to Community Corridor in Traffic 
Classifications

NW 20th Ave (NW Wilson St – NW Vaughn St) Local Street Community Corridor A Community Corridor in Traffic Classifications
NW 22nd Ave (NW Nicolai St – NW Wilson St) Local Street Community Corridor Proposed change to Community Corridor in Traffic 

Classifications
NW 23rd Ave (NW Wilson St – NW Vaughn St) Community Corridor Neighborhood Main Street Connecting the Neighborhood Main Street Classifications of 

NW 23rd Avenue to the south and the proposed classification 
on NW Wilson Street; streetcar gateway to Montgomery Park 

NW 25th Ave (NW Roosevelt St – NW Thurman St) Local Street and Neighborhood 
Main Street

Local Street Reflects actual conditions and proposed projects in 
Montgomery Park Area Transportation Plan
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Recommended Updates to Freight Street Classifications

NAME CURRENT UPDATE RATIONALE
NW Nicolai St/NW St Helens Rd (NW Kittridge 
Ave/NW Yeon Ave Frontage Rd – NW Front Ave)

Neighborhood Collector Street District Collector Street Reflects current function/conditions as well as 
recommendations in the Montgomery Park Area 
Transportation Plan

NW Sherlock Ave (NW Nicolai St – NW 21st Ave) Neighborhood Collector Street District Collector Street Reflects current function/conditions
NW Roosevelt St (NW 24th Ave – NW 26th Ave) N/A Local Service Traffic Street New street segment for local traffic access
NW Vaughn St (NW 18th Ave – NW 20th Ave) Local Service Traffic Street Neighborhood Collector Street Reflects current function/conditions
NW 18th Ave (NW Vaughn St – NW Thurman St) Local Service Traffic Street Neighborhood Collector Street Reflects current function/conditions
NW 19th Ave (NW Vaughn St – NW Thurman St) Local Service Traffic Street Neighborhood Collector Street Reflects current function/conditions
NW 20th Ave (NW Vaughn St – NW Thurman St) Neighborhood Collector Street Local Service Traffic Street Recent changes to street network have deprioritized this 

street for traffic movement
NW 21st Ave (NW Front Ave – NW Sherlock Ave) Neighborhood Collector Street District Collector Street Reflects current functions/conditions
NW 22nd Ave (NW Nicolai St – NW Wilson St) Local Service Traffic Street Neighborhood Collector Street Reflects current function/conditions
NW 25th Ave (NW Roosevelt St – NW Wilson St) N/A Local Service Traffic Street New street segment for local traffic access

NAME CURRENT UPDATE RATIONALE
NW Reed St (NW 23rd Ave – NW 24th Ave) Freight District Street Local Service Truck Street Proposed removal of Freight District in the Area
NW York St (NW 23rd Ave – NW 24th Ave) Freight District Street Local Service Truck Street Proposed removal of Freight District in the Area
NW Roosevelt St (NW 23rd Ave – NW 26th Ave) Freight District Street and N/A Local Service Truck Street Proposed removal of Freight District in the Area
NW Wilson St (NW 23rd Ave – NW 27th Ave) Freight District Street Local Service Truck Street Proposed removal of Freight District in the Area
NW Vaughn St (NW 23rd Ave – NW 27th Ave) Freight District Street Local Service Truck Street Proposed removal of Freight District in the Area
NW 23rd Pl (NW Nicolai St – NW York St) Freight District Street Local Service Truck Street Proposed removal of Freight District in the Area
NW 24th Ave (NW Nicolai St – NW Vaughn St) Freight District Street Local Service Truck Street Proposed removal of Freight District in the Area
NW 25th Ave (NW Roosevelt St – NW Vaughn St) N/A Local Service Truck Street Proposed removal of Freight District in the Area, new 

segment
NW 26th Ave (NW Nicolai St – NW Vaughn St) Freight District Street Local Service Truck Street Proposed removal of Freight District in the Area
NW 27th Ave NW Nicolai St – NW Vaughn St) Freight District Street Local Service Truck Street Proposed removal of Freight District in the Area
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NAME CURRENT UPDATE RATIONALE
NW York St (NW 23rd Ave – NW 24th Ave) Major Emergency Response Minor Emergency Response Supports recommendations in the Montgomery Park Area 

Transportation Plan
NW Roosevelt St (NW 24th Ave – NW 26th Ave) N/A Minor Emergency Response New street segment, intended to serve shorter local leg of 

emergency response trips
NW Wilson St (NW 23rd Ave – NW 24th Ave) Major Emergency Response Minor Emergency Response Supports recommendations in the Montgomery Park Area 

Transportation Plan
NW Wilson St (NW 20th Ave – NW 21st Ave) Minor Emergency Response Major Emergency Response Completes emergency response network, shifts major 

response from NW 21st Ave to NW 18th and NW 19th Aves 
under US-30

NW Vaughn St (NW 18th Ave – NW 20th Ave) Minor Emergency Response Major Emergency Response Completes emergency response network, shifts major 
response from NW 21st Ave to NW 18th and NW 19th Aves 
under US-30

NW Thurman St ( NW 20th Ave – NW 21st Ave) Minor Emergency Response Major Emergency Response Completes emergency response network; Thurman now 
connects under US-30

NW 18th Ave (NW Vaughn St – NW Thurman St) Minor Emergency Response Major Emergency Response Completes emergency response network, shifts major 
response from NW 21st Ave to NW 18th and NW 19th Aves 
under US-30

NW 19th Ave (NW Vaughn St – NW Thurman St) Minor Emergency Response Major Emergency Response Completes emergency response network, shifts major 
response from NW 21st Ave to NW 18th and NW 19th Aves 
under US-30

NW 20th Ave (NW Wilson St – NW Vaughn St) Minor Emergency Response Major Emergency Response Completes emergency response network, shifts major 
response from NW 21st Ave to NW 18th and NW 19th Aves 
under US-30

NW 21st Ave (NW Wilson St – NW Thurman St) Major Emergency Response Minor Emergency Response Reflects actual conditions; street does not connect across 
US-30

NW 22nd Ave (NW Nicolai St – NW Wilson St) Minor Emergency Response Secondary Emergency Response Completes major emergency response network; offers 
secondary north-south route

NW 24th Ave (NW Nicolai St – NW Vaughn St) Secondary Emergency Response Minor Emergency Response Reflects recommendations in the Montgomery Park Area 
Transportation Plan; secondary route shifted to NW 25th

Avenue or equivalent to centralize secondary alternative 
route through area

NW 25th Ave (NW Roosevelt St – NW Wilson St) N/A Secondary Emergency Response New street segment; offers secondary emergency response 
access into Montgomery Park Area on loading/vehicle access 
priority street

NW 25th Ave or equivalent (NW Nicolai St – NW 
Roosevelt St)

N/A Secondary Emergency Response When north-south connection between NW 24th and NW 26th

avenues is constructed, it should prioritize secondary 
emergency response through the area

NW 26th Ave (NW Vaughn St – NW Thurman St) Major Emergency Response Minor Emergency Response Secondary emergency response offered on NW 25th Avenue, 
where access for trucks is prioritized

NW 27th Ave (NW Vaughn St – NW Thurman St) Major Emergency Response Minor Emergency Response Reflects current conditions; street does not connect for 
vehicles
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Page II Montgomery Park Area Plan Recommended Draft October 2024

Amendments to GLIS and NW Plans – Volume 4

LANGUAGEE ACCESSS 
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  |  

  |  Traducere i interpretariat  |  Chiaku me Awewen Kapas  |   
  |    |  

www.portland.gov/bps/accommodation 
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Page III Montgomery Park Area Plan Recommended Draft October 2024

Amendments to GLIS and NW Plans – Volume 4
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Page VI Montgomery Park Area Plan Recommended Draft October 2024

Amendments to GLIS and NW Plans – Volume 4
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Page VII Montgomery Park Area Plan Recommended Draft October 2024

Amendments to GLIS and NW Plans – Volume 4

Table of Contents

Section 1 Amendments to Guild’s Lake Industrial Sanctuary Plan ................................................ 9

Section 2. Amendments to Northwest District Plan ....................................................................... 21

How to read this document:

This document includes recommended amendments to the Guild’s Lake Industrial Sanctuary Plan (2001)

and Northwest District Plan (2003) that are a result of the recommended Montgomery Park Area Plan

(MPAP). This report and the amendments include an overview context statement for each plan, as well

as specific text and map amendments for each plan.

The context statement, and specific text and/or map amendments are shown on odd numbered pages.

Where amendments to the text of a plan is proposed, the language to be added is underlined and the

language to be deleted is shown in strikethrough.

Commentary that explains the purpose and/or intent of the amendment is shown on the preceding

even numbered page.
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Page 8 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Section 1: Amendments to the Guild’s Lake Industrial Sanctuary Plan 
The “Context and Intent” statement describes why the MPAP includes amendments to the

Guild’s Lake Industrial Sanctuary plan. The statement provides context and discusses

relevant policy considerations for the proposed amendments.
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October 2024 Montgomery Park Area Plan Recommended Draft Volume 4 Page 9

GLIS and NW Plan Amendments

Section 1: Guild’s Lake Industrial Sanctuary

Plan Amendments

Context and Intent
The MPAP geography covers the area bounded by NW Nicolai Street to the north, NW Vaughn

Street to the south, and Highway 30 to the east. Shifting work trends and large vacant or

underutilized sites present an opportunity to re envision much of the area as a more intensely

developed mixed use and transit oriented district close to the Central City with an emphasis on the

development of employment space and affordable housing within the plan area. New housing and

jobs near the Central City and the thriving Northwest District connected by a high quality transit

investment supports key City policies around employment, equity, housing needs, and climate

resilience.

The Guild’s Lake Industrial Sanctuary Plan (GLIS), adopted in 2001, included a directive to add a

transition subdistrict with the adoption of the Northwest District Plan in 2003. The subdistrict

amendment adopted with the Northwest District Plan resulted in Subdistrict B of the Guild’s Lake

Industrial Sanctuary Plan District in the City of Portland zoning code. This subdistrict added use

specific regulations and development standards with the goal of incentivizing development of

general employment type uses and limiting conflicts between residential and industrial uses. The

2035 Comprehensive Plan (2018) update further emphasized the employment and transition focus

of the area by amending the Comprehensive Plan Map designations from “Industrial Sanctuary” to

“Mixed Employment” on many properties in the MPAP.

The MPAP is a further evolution and refinement of the employment and transition focus of the area.

By removing this area from the GLIS plan boundary, the MPAP can employ a modern set of

regulatory tools to manage conflicts between the industrial uses in GLIS and the dense mix of uses

to the south. The MPAP also allows for the area to meet a broader set of Comprehensive Plan goals

related to employment, housing, transit oriented development, and equitable development. The

MPAP retains an employment only buffer along the southern side of NW Nicolai Street. The Vaughn

Nicolai Plan District in the zoning code includes setback and noise mitigation provisions, non

residential use requirements and affordable commercial space requirements that serve to create a

more gradual and active transition from the dense, mixed use, residential Northwest District and

the industrial and employment uses in Guild’s Lake.

The MPAP amends the GLIS plan boundary to remove areas where the current GLIS boundary

overlaps with the proposed MPAP plan area, but does not amend GLIS policies or objectives. Specific

amendments to the GLIS plan listed by page number can be found on the following pages.
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Page 10 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Summary of Guild’s Lake Industrial Sanctuary Plan Amendments 
This table summarizes the recommended amendments to the Guild’s Lake 
Industrial Sanctuary Plan. 
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October 2024 Montgomery Park Area Plan Recommended Draft Volume 4 Page 11

GLIS and NW Plan Amendments

Amendments to the Guild’s Lake Industrial Sanctuary Plan

The Montgomery Park Area Plan (MPAP), adopted on [to be determined], amended elements of the

Guild’s Lake Industrial Sanctuary Plan. These amendments consist primarily of map changes,

removing the portions of the MPAP plan area previously within the Guild’s Lake Industrial Sanctuary

plan area. In addition to the map changes, the MPAP removes text references to the amended

geographies where necessary.

Pg. # Section Title Commentary

2 Introduction Map 1: Guild’s Lake Industrial Sanctuary. Amends the plan boundary of the

GLIS to align with NW Nicolai Street, removing all overlaps with the MPAP

plan area.

3 Introduction A footnote is added to the text description of GLIS to clarify that Map 1 was

amended with adoption of the MPAP.

12 Scope of the Guild’s

Lake Industrial

Sanctuary Plan

Removes reference to Vaughn Street as the southern boundary of the GLIS

to reflect adoption of the zone changes associated with adoption of the

MPAP.
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Page 12 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Map 1: Guild’s Lake Industrial Sanctuary, Page 2.  
Deletes the current Map 1 to reflect amended plan boundary.  
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October 2024 Montgomery Park Area Plan Recommended Draft Volume 4 Page 13

GLIS and NW Plan Amendments

Map 1: Guild’s Lake Industrial Sanctuary, Page 2
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Page 14 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Map 1: Guild’s Lake Industrial Sanctuary, Page 2.  
Replace Map 1. Amends the plan boundary of the Guild’s Lake Industrial 
Sanctuary Plan boundary to align with NW Nicolai Street, removing all overlaps 
with the MPAP plan area. 
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October 2024 Montgomery Park Area Plan Recommended Draft Volume 4 Page 15

GLIS and NW Plan Amendments

Map 1: Guild’s Lake Industrial Sanctuary, Page 2
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Page 16 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Guild’s Lake Industrial Sanctuary Introduction, Page 3. 
Amendment adds footnote #2 specifying that Map 1: Guild’s Lake Plan District 
was amended as part of the MPAP. 
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October 2024 Montgomery Park Area Plan Recommended Draft Volume 4 Page 17

GLIS and NW Plan Amendments

Guild’s Lake Industrial Sanctuary Plan

Introduction, Pg. 3

The Guild’s Lake Industrial Sanctuary (GLIS) is located between Forest Park in the West Hills

and the Willamette River. It includes portions of two Portland neighborhood associations: most

of the Northwest Industrial Neighborhood Association (NINA), and a part of the Northwest

District Association (NWDA). The GLIS contains the majority of the industrially zoned land in

Northwest Portland and is one of the few remaining large urban industrial districts in the

United States.1 The GLIS boundary is shown on Map 1, opposite page.2

The Guild's Lake Industrial Sanctuary area forms an important part of Portland's overall

"Industrial Sanctuary," where land is preserved for long term industrial use. Manufacturing,

distribution and other industrial activities have occurred in the GLIS since the late nineteenth

century. Over many decades, public and private investments in infrastructure such as marine,

rail and highway facilities, as well as investments in industrial physical plants, have made it one

of the premier heavy industrial districts in the Pacific Northwest. Industrial businesses continue

to thrive in the district, providing well paying jobs and contributing to the region's economy.

However, because of its proximity to mixed use and residential neighborhoods and the central

city, the Guild’s Lake Industrial Sanctuary is particularly vulnerable to pressure for

redevelopment to nonindustrial uses.

Industrial activity is critical to the economy of the city and the region. Industry provides direct

economic benefits, such as jobs and local tax revenues generated by industrial firms. It also

has a number of indirect and induced benefits as well, known as “multiplier effects.” These

include jobs created to support industrial activity, such as insurance and financial services, and

the complex cycles of spending and re spending created by linkages between firms and

industries. Multiplier effects result in the creation of jobs, income and wealth beyond that

which is created by a firm or industry viewed in isolation. Industrial activity such as

manufacturing and shipping often has greater economic multiplier effects than other sectors

of the economy, such as retail trade or government services. As such, industry is vitally

important to the city’s economic health.

Industrial businesses are generally more land intensive compared to other businesses, such as retail

sales or business services. Industrial land uses can also be hard to site because they are often

associated with impacts such as noise, odors and 24 hour activity that can negatively affect nearby

nonindustrial areas. Land suitable for industrial uses is thus a valuable and finite resource within the

city. A recent study indicates a region wide shortage of readily developable industrial land that

could constrain job growth within seven to ten years.3 Any loss of industrial land therefore

represents the loss of an irreplaceable component of the city's economy.

1 “Urban” refers to the fact that this industrial area is located relatively close to Portland’s urban core and adjacent to high density

residential and mixed use districts.
2 Amended with adopted Montgomery Park Area Plan, 2024
3 Otak, Inc. et al, Regional Industrial Land Study for the Portland Vancouver Metropolitan Area, December 1999
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Page 18 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Scope of the Guild’s Lake Industrial Sanctuary Plan, Page 12 
Amendment removes text reference to Vaughn Street as the southern boundary of the 
Guild’s Lake Industrial Sanctuary to reflect the amended plan area and adoption of the 
zone changes approved as part of the MPAP.  
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October 2024 Montgomery Park Area Plan Recommended Draft Volume 4 Page 19

GLIS and NW Plan Amendments

Guild’s Lake Industrial Sanctuary Plan

Scope of the Guild’s Lake Industrial Sanctuary Plan, Pg. 12

Scope of the Guild’s Lake Industrial Sanctuary Plan

This plan pertains to the area designated as the Guild’s Lake Industrial

Sanctuary plan district (see Map 1). The boundary of the GLIS plan district

reflects the Northwest Industrial Sanctuary Working Group's (SWG)

agreement regarding the boundaries for industrial lands in Northwest

Portland. It includes most of the Northwest Industrial Neighborhood

Association’s area and a portion of the Northwest District Association

between NW Nicolai and NW Vaughn Streets. The GLIS’s southern boundary

(essentially NW Vaughn Street and the US 30 ramp structure) provides the

so called “steel curtain barrier,” which separates long term industrial land

from current and future nonindustrial land.

City Council adoption of the GLIS Plan with its special plan district regulations

is a major step in defining the relationship between industrial and

nonindustrial lands in Northwest Portland. The Bureau of Planning is also

working with the community to transition the industrially zoned land south

of NW Vaughn Street into other employment, commercial, residential or

mixed use zoning as part of the Northwest Area Plan process, which is

scheduled for adoption in early 2003.
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Page 20 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Section 2: Amendments to the Northwest District Plan 
The ”Context and Intent” section clarifies why amendments to the Northwest 
District Plan are needed and which sections of the Northwest District Plan are 
recommended to be amended with adoption of the MPAP.
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GLIS and NW Plan Amendments

Section 2: Northwest District Plan

Amendments

Context and Intent

The MPAP geography covers the area bounded by NW Nicolai Street to the north, NW

Vaughn Street to the south, and Highway 30 to the east. Shifting work trends and large

vacant or underutilized sites present an opportunity to re envision much of the area as a

more intensely developed mixed use and transit oriented district close to the Central City

with an emphasis on the development of employment space and affordable housing within

the plan area. New housing and jobs near the Central City and the thriving Northwest

District connected by a high quality transit investment supports key City policies around

employment, equity, housing needs, and climate resilience.

The Northwest District Plan area currently includes portions of the recommended

Montgomery Park Area Plan geography, including the historic Montgomery Park building

site. To avoid overlap and conflicts between the two plans, the MPAP proposes

amendments to the Northwest District Plan removing the areas of overlap from the

Northwest District Plan boundary. The Northwest District plan area includes urban

character areas that will no longer to apply to properties North of the Vaughn/Wardway

corridor. The MPAP proposes a new urban design concept and character statement that will

apply to the portions of the MPAP formerly within the Northwest District Plan boundaries.

The MPAP amends the Northwest District Plan such that the Northwest District Plan’s

northern boundary is the Vaughn/Wardway corridor. The overlapping Northwest District

Plan subareas and subdistricts are clipped such that the existing subareas and subdistrict

guidance and regulations applies only to properties located south of the Vaughn/Wardway

corridor. Where necessary, the MPAP amends conflicting text references to areas currently

within the Northwest District Plan area to be removed with the adoption of the MPAP. No

other changes to Northwest District Plan policies, guidelines, or plan objectives are

proposed.
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Page 22 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Summary of Northwest District Plan Amendments 
This table summarizes the recommended amendments to the Northwest District Plan 
and will be included in the amended Northwest District Plan.
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GLIS and NW Plan Amendments

Summary of Northwest District Plan Amendments

The Montgomery Park Area Plan (MPAP), adopted on ___, amended elements of the Northwest

District Plan in order to remove potential conflicts between the two plans. These amendments

consist primarily of map changes, removing the portions of the MPAP plan area previously within

the Northwest District plan area. In addition to the map changes, the MPAP removes text references

to the amended geographies and revises text related to Northwest District plan subareas and

subdistricts to be amended with adoption of the MPAP where necessary.

Pg. # Section Title Commentary
A 1 Boundaries An amendment to the Northwest District Plan Boundary text removing the portions of

the Northwest District also within the Guild’s Lake Industrial Sanctuary Plan from the

plan boundary. This edit is necessary because adoption of the MPAP removes all

overlap between the MPAP and the GLIS/NW District plan geographies.

A 2 Boundaries An amendment to Map 1: Northwest Planning Boundaries. Amends the northern

boundary of the Northwest District Plan to align with the Vaughn/Wardway corridor,

removing the portion of the Northwest District plan area that overlaps with the MPAP

plan area.

A 4 Boundaries An amendment to Map 3: NWDA and Adopted Plan Boundaries. There are three

amendments to this map:

Removes the “portion of the NWDA within the GLIS” map layer from the map.

Amends the GLIS plan boundary to remove the existing portion of the GLIS that

overlaps with the MPAP plan area.

Adds a new legend item showing the MPAP plan area.

C 3 Urban Design

Concept Elements

Amends the “Vaughn Corridor” description to remove a reference to “the industrial

uses of the Guild’s Lake Industrial Sanctuary to the North” of Vaughn Street, as the

referenced area will now be part of the MPAP plan area.

C 6 Urban Design

Concept Elements

Amends the “Vaughn Transitional Corridor” description to remove references to Vaughn

Street’s role as “the seam between the GLIS and the residential and mixed use

neighborhood to the south.” The amendment clarifies that the MPAP will create a new

mixed use area to the North of Vaughn Street. A footnote is added noting that this

section was amended as part of the MPAP adoption.

C 15 Northwest District

Desired

Characteristics and

Traditions

An amendment to Map 4: Urban Character Areas. This amendment redraws Subarea E

(Vaughn Corridor) on the map so that its Northern boundary follows the

Vaughn/Wardway corridor, removing the MPAP plan area from the Northwest District.

C 23 Urban Character

Area E: Vaughn

Corridor

Amends the description of the Vaughn Corridor to remove references to Vaughn Street

as “the interface between the industrial operations of the industrial area and the

residential and mixed use area to the South.” The amendment clarifies the intent for a

new mixed use district directly to the North of Vaughn Street.

E 3 Relationship to

Land Use Review

Map 5: Northwest District Plan Area and Subarea Boundaries. Amends the boundary of

Subarea C to remove the area within the MPAP plan area, aligning the northern border

of Subarea C with the Vaughn/Wardway corridor.

E 4 Relationship to

Land Use Review

Map 6: Main Streets and Streetcar Corridor. Amends the Northwest District Plan

boundary to remove the existing area within the MPAP plan area, aligning the northern

boundary of the Northwest District plan with the Vaughn/Wardway corridor.

E 69 Policy 15:

Thurman Vaughn

Subarea

Amends paragraph describing Vaughn Street to include references to the MPAP. The

amendment removes the existing statement of recognition that Vaughn Street acts as a

boundary between the mixed use area south of Vaughn and the industrial area north of

Vaughn to reflect the expansion of the existing mixed use area to north of Vaughn

Street as part of the adoption of the MPAP.
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Page 24 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Boundaries, Page A-1 
An amendment to the Northwest District Plan Boundary text removing the portions of 
the Northwest District also within the Guild’s Lake Industrial Sanctuary Plan from the 
plan boundary. This edit is necessary because adoption of the MPAP removes all overlap 
between the MPAP and the GLIS/Northwest District plan geographies.   
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GLIS and NW Plan Amendments

Northwest District Plan

Boundaries, Page A 1

Boundaries
Three major boundary areas are referenced in this report. These

boundaries are shown on Map 1 and explained below. Area neighborhood

association boundaries are shown on Map 2. Map 3 shows the

relationship between the Northwest District Neighborhood Association

boundary and relevant adopted plan boundaries.

The Northwest Study Area is generally bounded on the south by West

Burnside Street, on the north by NW Vaughn Street and NW St. Helens

Road, on the east by the I 405 freeway and on the west by the Hillside

neighborhood and Forest Park. The study area is the broadest boundary

used in the planning process and much of the background research and

public outreach for the plan encompassed this larger area. Portions of the

study area are covered by other adopted plans and are governed by the

adopted Northwest District Plan. Proposals arising out of the Northwest

District Planning process for these areas (including the Guild’s Lake

Industrial Sanctuary Plan area and the Central City Plan area) are affected

through amendments to those plans.

The Northwest District Plan boundary defines the area where the vision,

policies, and objectives of this plan apply. It generally corresponds to the

Northwest District neighborhood, except for those portions are within the

Guild’s Lake Industrial Sanctuary (north of NW Vaughn Street) and the

Central City (west of I 405 and along West Burnside Street) plan areas. The

Northwest District Plan proposes some changes in these other areas, but

they are excluded from the “Northwest District Plan Area” in order to

avoid confusion and potential conflict between overlapping policies and

regulations.
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Page 26 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Map 1, Northwest Planning Boundaries, Page A-2. 
Deletes the existing Map 1. 
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GLIS and NW Plan Amendments

Map 1, Northwest Planning Boundaries, Page A 2
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Page 28 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Map 1, Northwest Planning Boundaries, Page A-2.   
Replaces Map 1. Amends the northern boundary of the Northwest District Plan 
to align with the Vaughn/Wardway corridor, removing the portion of the 
Northwest District Plan area that overlaps with the MPAP plan area.
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GLIS and NW Plan Amendments

Map 1, Northwest Planning Boundaries, Page A 2
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Page 30 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Map 3:  NWDA and Adopted Plan Boundaries, Page A-4 
Deletes existing Map 3.
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GLIS and NW Plan Amendments

Map 3: NWDA and Adopted Plan Boundaries, Page A 4
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Page 32 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Map 3: NWDA and Adopted Plan Boundaries, Page A-4 
Replace Map 3: NWDA and Adopted Plan Boundaries. Amends Map 3 to 
accomplish the following:  

Removes the “portion of the NWDA within the Guild’s Lake Industrial 
Sanctuary” map layer from the map.  
Amends the Guild’s Lake Industrial Sanctuary plan boundary to remove 
the existing portion of the Guild’s Lake Industrial Sanctuary that 
overlaps with the MPAP plan area.  
Adds a new legend item showing the MPAP plan area.
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GLIS and NW Plan Amendments

Map 3: NWDA and Adopted Plan Boundaries, Page A 4
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Page 34 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Urban Design Concept Elements, Page C-3 
Amends the “Vaughn Corridor” description to remove a reference to “the 
industrial uses of the Guild’s Lake Industrial Sanctuary to the North” of Vaughn 
Street, as the referenced area will now be part of the MPAP plan area.  
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GLIS and NW Plan Amendments

Northwest District Plan

Urban Design Concept Elements, Page C 3

The Urban Design Concept identifies community features that are to be preserved

and enhanced, as well as new improvements and development patterns that will

contribute to realizing the community’s vision for the next 20 years. Key elements

of the Urban Design Concept, which the Northwest District Plan will help

implement and support, are as follows:

Established Residential Areas: Preservation of the character of the

community’s historic residential core, including the Alphabet Historic District.

Future growth is primarily directed to mixed use areas, rather than to

established residential areas.

Transition Subarea: Providing for future growth that builds on the character

and assets of the Northwest District by allowing parts of the district to transition

from existing industrial uses to redevelopment as vibrant mixed use areas.

Main Streets: Enhancement of the role of the area’s main streets

(particularly NW 21st and NW 23rd Avenues, as well as West Burnside Street) as

the pedestrian oriented, commercial “backbones” of the Northwest District.

Vaughn Corridor: Improvement of this corridor as a seam between the

residential and mixed use parts of the Northwest District and the industrial uses

of the Guild’s Lake Industrial Sanctuary the mixed use and industrial areas to the

north.
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Page 36 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Vaughn Transitional Corridor, Page C-6  
Amends the “Vaughn Corridor” description to remove a reference to “the 
industrial uses of the Guild’s Lake Industrial Sanctuary to the North” of Vaughn 
Street, as the referenced area will now be part of the MPAP plan area.  
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GLIS and NW Plan Amendments

Northwest District Plan

Vaughn Transitional Corridor, Page C 6

NW Vaughn Street is a seam that both separates and connects the Guild’s Lake Industrial

Sanctuary and the residential and mixed use neighborhood to the south with the emerging

mixed use area to the north. City policies have contributed to its serving as a stable

boundary for the Industrial Sanctuary. New development has been oriented to employment

and commercial uses that have limited negative impacts on nearby residences and industrial

operations. The north side of NW Vaughn Street is characterized primarily by uses that are

compatible or synergistic with industrial businesses in a mixed use setting. Development on

both sides of NW Vaughn Street has contributed to an attractive, unified streetscape.
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Page 38 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Map 4: Urban Character Areas, Page C-15 
Deletes Current Map 4.  
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GLIS and NW Plan Amendments

Map 4: Urban Character Area, Page C 15
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Page 40 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Map 4 Urban Character Areas, Page C-15 
Replace Map 4: Urban Character Areas. Amends Map 4 to redraw Subarea E 
(Vaughn Corridor) on the map so that its Northern boundary follows the 
Vaughn/Wardway corridor, removing the MPAP plan area from the Northwest 
District.  
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GLIS and NW Plan Amendments

Map 4: Urban Character Area, Page C 15
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Page 42 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Urban Character Area E: Vaughn Corridor, Page C-23 
Amends the description of the Vaughn Corridor to remove references to 
Vaughn Street as “the interface between the industrial operations of the 
industrial area and the residential and mixed-use area to the South.” The 
amendment clarifies the intent for a new mixed-use district directly to the 
North of Vaughn Street
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GLIS and NW Plan Amendments

Northwest District Plan

Urban Character Area E: Vaughn Corridor, Page C 23

Urban Character Area E: Vaughn Corridor

The Vaughn Corridor, like the Eastern Edge, is an “edge” area characterized by a great

variety of architecture and development patterns. NW Vaughn Street is a busy traffic

arterial that serves both the Northwest District’s mixed use areas and the Guild’s Lake

Industrial area. It also serves as the interface between the industrial operations of the

industrial area and the residential and mixed use neighborhood to the south and the

emerging mixed use and employment area to the north. The corridor’s architectural

diversity reflects the historically dynamic, changing relationship between industrial,

employment, and residential uses in the area.
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Page 44 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Map 5: Northwest District Plan Area and Subarea Boundaries.  
Deletes existing Map 5.
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GLIS and NW Plan Amendments

Map 5: Northwest District Plan Area and Subarea Boundaries, Page E 3
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Page 46 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Map 5: Northwest District Plan Area and Subarea Boundaries.  
Replaces Map 5, Northwest District Plan Area and Subarea Boundaries. Amends 
the boundary of Subarea C to remove the area within the MPAP plan area, 
aligning the northern border of Subarea C with the Vaughn/Wardway corridor.
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GLIS and NW Plan Amendments

Map 5: Northwest District Plan Area and Subarea Boundaries, Page E 3

Original Exhibit B - Volume 4 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
t

Commentary 

Page 48 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Map 6: Main Streets and Streetcar Corridor. Page E-4 
Deletes existing Map 6.  
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GLIS and NW Plan Amendments

Map 6: Main Streets and Streetcar Corridor, Page E 4
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Page 50 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Map 6: Main Streets and Streetcar Corridor. Page E-4 
Replace Map 6, Main Streets and Streetcar Corridor.  Amends the Northwest 
District Plan boundary to remove the existing area within the MPAP plan area, 
aligning the northern boundary of the Northwest District plan with the 
Vaughn/Wardway corridor.  
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GLIS and NW Plan Amendments

Map 6: Main Streets and Streetcar Corridor, Page E 4
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Page 52 Montgomery Park Area Plan- Recommended Draft Volume 4 October 2024 
GLIS and NW Plan Amendments

Policy 15:  Thurman-Vaughn Subarea, Page E-69 
Amends paragraph describing Vaughn Street to include references to the 
MPAP. The amendment removes the existing statement of recognition that 
Vaughn Street acts as a boundary between the mixed-use area south of Vaughn 
and the industrial area north of Vaughn to reflect the expansion of the existing 
mixed-use area to north of Vaughn Street as part of the adoption of the 
MPAP. Adds footnote specifying that the paragraph was amended with adoption 
of the MPAP. 
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GLIS and NW Plan Amendments

Northwest District Plan

Policy 15 Thurman Vaughn Subarea, Page E 69

Discussion

The Thurman Vaughn Subarea Policy intends to retain the established pattern of

residential and commercial development, while acknowledging the subarea’s proximity

to the Industrial Sanctuary. NW Thurman Street east of NW 28th Avenue is a designated

main street with both neighborhood commercial and residential development. Many

needed neighborhood services are found here, including a grocery store and Friendly

House community center. In addition, the new Northwest branch of the Multnomah

County Library at NW Thurman and NW 23rd Avenue attracts people to the subarea.

The policy seeks to enhance the pedestrian environment of the main street and overall

subarea, through pedestrian safety and transit service improvements.

The subarea contains a mix of older and newer housing, including a number of live work

units. The older units include clusters of modest housing built before World War 1 that are

remnants of the working class “Slabtown” neighborhood. Some of the newer units are built

as rowhouses. This plan includes Comprehensive Plan map changes for a number of

properties along NW Thurman Street to encourage

residential uses between commercial nodes and along the

south side of NW Vaugh Street.

The NW Vaughn Street corridor, has, in the past, been a

dividing corridor between the mixed use neighborhood to

the south and the industrial area to the North. NW Vaughn

Street carries traffic from the I 405 freeway to destinations to the north and west, including

Montgomery Park, a major office development. This plan recognizes the difference

between the north and south sides of NW Vaughn Street and the potential conflicts that can

occur between residential and industrial uses. The plan includes zoning changes that

encourage a continuous frontage of commercial buildings along the south side of NW

Vaughn Street. New development along the south side of NW Vaughn Street will be

encouraged to provide design elements that unify the streetscape and establish a more

attractive corridor. The “Guild’s Lake Industrial Sanctuary Plan Amendments” chapter of this

document includes amendments for a five block area on the north side of NW Vaughn

Street that complement the provisions applied along the south side of the street The

Montgomery Park Area Plan (MPAP), includes changes that extend mixed use land use

designations and zoning to the area between Vaughn and Nicolai. The MPAP changes

include development and design requirements and guidelines that will help unify the

streetscape on NW Vaughn4.

4 Amended with the adoption of the Montgomery Park Area Plan, ___ 2024.
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Name: Barry Manning, Joan Frederiksen, Kiel Jenkins – BPS 

Email: mp2h@portlandoregon.gov

About City of Portland Bureau of Planning and Sustainability 
The Bureau of Planning and Sustainability (BPS) develops creative  
and practical solutions to enhance Portland’s livability, preserve  
distinctive places, and plan for a resilient future. 

http://portland.gov/bps
503-823-7700 
bps@portlandoregon.gov  
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Montgomery Park Area Plan 
Draft Public Benefits Agreement Term She

The Montgomery Park Area Plan (MPAP) proposes land use and transportation changes to establish a
new transit-oriented district in Northwest Portland west of Highway 30 between NW Vaughn and NW
Nicolai streets. The Plan seeks to transition the area into a mixed-use employment district that will 
support both job growth and housing development. The MPAP includes proposed land use changes to
promote equitable, transit oriented development and complement a future 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 development.
In addition to the regulatory measures above, the MPAP includes an anticipated Public Benefits 
Agreement with property owners of key large sites (Montgomery Park; American Can Complex; 1535 
LLC/Former ESCO Steel site) to achieve plan objectives and equitable development outcomes. 
The attached Draft Public Benefits Terms Sheet outlines the key parameters of a future Public Benefits 
Agreement between the City of Portland and the owners of the large properties noted above. The 
Public Benefits Agreement is expected to be developed over the coming months and presented to
Portland City Council for adoption along with other provisions of the Montgomery Park Area Plan. The 
future Public Benefits Agreement will complement the regulatory aspects of the plan and addresses the 
following issues:

Provision of Affordable Housing
Creation of Middle-Wage Jobs
Wealth Building via Opportunities for Affordable Commercial Space
Creation of a Public Open Space or Park
Commemoration of York and Cultural Placemaking
Transportation Funding

The Draft Public Benefits Terms Sheet is attached.
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Montgomery Park Public Bene ts Agreement

Preliminary Dra Term Sheet As Amended

Introduc on

The City of Portland has developed a land use and transporta on plan that will create a new mixed-use

district in Northwest Portland, focused on the area west of Highway 30 between NW Vaughn and NW

Nicolai streets. The plan will change current zoning to allow greater development intensi es and a

greater mix of uses on proper es currently zoned for industrial and employment uses in an area served

by extension of an exis ng streetcar line. This plan builds on the City’s previous ac on which removed

the Industrial Comprehensive Plan designa on on the former ESCO site and replaced it with the Mixed

Employment Comprehensive Plan designa on. The plan would create the opportunity for several

thousand new housing units, and hundreds of new regulated a ordable units. A 1.6-mile extension of

the Portland Streetcar (.80 miles each way) would serve the new development. Two large sites in the

area are in development transi on: the Montgomery Park o ce complex and the former ESCO Steel

manufacturing site.

The vision of the project is to transform the area from a largely low intensity industrial area to a mixed-

use neighborhood that includes employment, housing, and other community-serving land uses.

Increased density and transit-oriented development support the City’s goals to reduce carbon emissions

and create addi onal capacity for housing and jobs. The plan would also create addi onal land value

through city ac ons, including land use regula on changes and transporta on investments – and these

city ac ons must address City policies that call for equitable development. In this instance, the public

bene ts of the project must address the loss of industrial land and the middle-wage jobs that might have

been supported by industrial development and must contribute to solving Portland’s acute need for

housing, including a ordable units.

The terms summarized below seek to address these public needs, even as they recognize that the land in

ques on is privately owned – and thus these bene ts can only be realized through the opportunity

created by future development.

The requirements listed here are intended to outline the means to direct some of the value created from

the change in land use regula ons and transporta on investments toward providing broader public

bene ts. These bene ts include middle-wage jobs, a ordable rental housing, wealth building

opportuni es, and a new publicly accessible open space or park.

As part of this agreement, the City and the property owners acknowledge that these bene ts rely in part

on future development, and the proposal is intended to enable that development. The proposed

agreement seeks to strike a balance between private value created and bene ts to the larger community

– while recognizing the area’s previous industrial character and uses.

Because there is no housing currently developed on either the former ESCO site or the Montgomery Park

site, this plan presents no risk of housing displacement on those sites. Instead, with the opportunity for

an increase in middle wage job growth and addi onal a ordable housing, there is an opportunity for

future developments with a more equitable distribu on of bene ts to be realized from city and private

investment.
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Preliminary Dra 2 9/19/2024

This project has the poten al to provide meaningful community bene ts. It presents an opportunity to

help address Portland’s housing crisis by increasing housing choices and a ordable housing supply in an

opportunity-rich and low-carbon neighborhood. The transit-oriented nature of this new community

means that new residents can meet their daily needs without a personal vehicle. Increased density in an

area with improved access to high quality, low-cost, and low-carbon transporta on op ons that connect

people to both nearby and regional des na ons and job centers can reduce development pressure on

Portland’s edges. This, in turn, lowers city development expenditures, helps preserve open spaces and

farmland in a growing region, and supports more equitable and sustainable urban living.

Proposed Public Bene t Package Summary

1. Middle Wage Jobs. A target of 800 middle wage jobs to be provided on site. If the job goal is not

met within 10 years from the e ec ve date of this agreement, a propor onate per-job payment

will be required, which will be used to fund workforce development and training programs, up to

a maximum payment of $4 million;

2. Small Business Job Crea on. Incen ves for below-market-rate, for-sale and for-rent commercial

spaces; and

3. Minimum A ordable Rental Housing Units. Construc on of 200 units a ordable to households

making 60% of Area Median Income (AMI) prior to or concurrent with any market rate units and

within seven (7) years of the e ec ve date of this agreement or each housing project must

include 15% of its dwelling units at 60% of AMI;

4. Public Open Space. Provision of a single, con guous, publicly accessible open space that is a

minimum of 40,000-square-foot in size and is centrally located within Subdistricts B, C and D of

the Vaughn-Nicolai Plan District;

5. Commemora on of York. Commemora on of York through public art and placemaking in a

signi cant publicly accessible loca on within the development.

6. Transporta on. Commitment of private property owners to fund a por on of the public Portland

Streetcar extension project through forma on of a Local Improvement District;

Proposed Public Bene ts Package Components and Considera ons

1. Middle Wage Jobs. The middle-wage jobs bene ts package is intended to help o set the loss of

prime industrial land and to con nue to support middle wage jobs in this area. Prior to closure

of the ESCO foundry the 16-acre campus had 800 jobs. This equates to 871 building square feet

per lost industrial job. This calcula on is con rmed by two sources: the US Energy Informa on

Administra on Survey of space u liza on averages for speci c building types which lists 1,500

square feet per industrial job and the landowner’s own current job density sta s cs for

opera ng factories which ranges from 890 square feet to 2,500 square feet per employee. Thus,

the actual job loss from the rezoning of industrial land is es mated at 800 jobs. Net new job

produc on in Subdistricts B, C and D must therefore be equal to or greater than 800 new

middle-wage jobs on site. If these job targets are not realized within 10 years from the e ec ve

date of this agreement, the property owners will make a propor onate payment of $5,000 for

each job under 800 not yet created, up to a total possible payment of $4,000,000. Payment shall
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be made into the Middle Wage Jobs Fund (MWJF) to support business development and/or jobs

programs associated with the following programs: The Oregon Manufacturing Extension

Program (OMEP) and Oregon Manufacturing Innova on Center (OMIC) or similar.

a. A middle-wage job is de ned as:

i. A job where the star ng annual salary is a minimum of $57,000 or greater than 50%

of area median income (AMI) for a family of four, as published by the Federal

Department of Housing and Urban Development, for the year in which the

evalua on is taking place; and

ii. Does not require a four-year college degree or more to qualify; and

ii. Is within ve priority industry clusters (Athle c & Outdoor, Green Ci es, Food &

Beverage Manufacturing, Metals & Machinery, and So ware & Media), other traded

sector industry, or otherwise meets criteria i. and ii.

b. Small Business Job Crea on - Middle Wage Job Requirement Reduc on: Commercial

condominiums sold at a cost that is 15% below market value to buyers from priority

communi es or a ordable commercial space leased to priority communi es at 20% below

market rents would qualify for a reduc on in middle wages jobs. The allowable reduc on in

middle wage jobs is one (1) employee for every 200 square feet of non-residen al oor area

sold or leased at below market value. For-rent, a ordable non-residen al spaces shall be

leased at below-market rents for a period of no less than 10 years. A reduc on in middle

wage jobs in exchange for a ordable for-rent or for-sale commercial space shall not exceed

20% of the required middle wage jobs.

i. Eligible renters or buyers shall ini ally be iden ed by contac ng one or more

Quali ed Culturally Speci c Organiza ons (QCSO). The developer/property owners

shall make all reasonable e orts in this regard. The de ni on for a QCSO is the same

as that used by Oregon Housing and Community Services (OHCS)]:

c. Repor ng, Monitoring, and Enforcement of Middle Wage jobs.

i. At intervals of 5, 7 and 10 years a er the e ec ve date of this agreement, the

property owners will provide reports on how many net new total jobs and middle

wage jobs have been created onsite since the e ec ve date of the agreement.

ii. Progress toward the middle wage job requirements will be measured at the three

repor ng intervals: 5, 7 and 10 years a er the e ec ve date of this agreement.

Independent veri ca on of the property owners middle wage jobs produc on

performance is required. To accomplish this, the property owners will pay to

Prosper Portland $25,000 at the beginning of the scal year in which each of the

three repor ng intervals occurs. Prosper Portland will use these funds to verify and

enforce compliance with the middle wage jobs requirements and a ordable

commercial o sets. The funds will be used to hire and/or contract with an

independent third party that will be tasked with verifying compliance with middle

wage job requirement performance and for reimbursement of any associated sta
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costs. The report produced by the third party will help form the basis for

enforcement ac ons, if any. Addi onal fees, up to a maximum of an addi onal

$25,000 and not to exceed $50,000 for each year in which repor ng is required, may

be assessed if necessary to o set the cost of verifying and enforcing compliance

with middle wage jobs requirements and a ordable commercial o sets. In its

program administra on and compliance monitoring role in this project area, Prosper

Portland will use exis ng programs to market the area to target industry cluster

employers and businesses to help achieve middle wage job targets within the rst

ve years.

iii. Repor ng, monitoring and enforcement provisions of this agreement including

those pertaining to middle wage job crea ons will be contained in a legally binding

agreement that runs with the land.

iv. Enforcement of non-compliance with the middle wage jobs produc on

requirements will occur through payment of liquidated damages to the MWJF in the

amount equal to $5,000/job in the rst year of this agreement, which shall increase

annually at a constant rate of 3%.

v. At each repor ng milestone, property owners will either demonstrate job crea on

equivalent to the job target for that milestone or will be required to make a payment

in an amount equivalent to any shor all in the number of jobs required to meet the

job target for that milestone, as outlined below:

1. Year 5: 50% of job target or 400 jobs

2. Year 7: 70% of job target for a total of 560 jobs or an addi onal 160 jobs from

Year 5

3. Year 10: 100% of the job target for a total of 800 jobs or an addi onal 240 jobs

from Year 7

For example, if only 200 middle wage jobs are created by Year 5, then property

owners shall make a payment of $1.12 M to the MWJF at the me of the Year 5

repor ng milestone. The payment amount includes the 3% annual escala on.

4. Reduc ons may be permi ed through the lease or sale of commercial space at

below -market rates consistent with applicable provisions of this agreement (see

Small Business Job Crea on).

vi. The MWJF will be administered by Prosper Portland (or its successor) which will use

the 5-, 7- and 10-year performance reports and any other tools of its choosing to

assist in administra on. Prosper Portland may use the MWJF to fund any of its then

extant jobs-related programs at its sole discre on. Prosper Portland will be en tled

to retain an administra ve fee not to exceed 10% of the value of MWJF.

2. A ordable Rental Housing. The a ordable rental housing bene ts package is intended to

address the acute need for a ordable housing in the near-term and to gain regulated a ordable

rental housing units in this high opportunity area to achieve a mixed income community.

a. The rst housing units to be built in Subdistricts B, C D and F shall contain a minimum of

200 units of rental or ownership housing units, which may be provided in one or more

buildings, and will be characterized by, at minimum:
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i. All units will be a ordable at 60% of Area Median Income (AMI); and

ii. Rents and other requirements will be regulated by the Portland Housing Bureau

(PHB), or its successor in accordance with the Inclusionary Housing program rules

and requirements extant on the date the Agreement is executed; and

iii. The building will be deemed a Consolidated Building for purposes of Inclusionary

Housing compliance for future development up to a maximum of 2,000 market rate

units and will comply with all laws, rules, regula ons, and ordinances that exist on

the date the ini al land use applica on is submi ed for the Consolidated Building,

consistent with PCC 33.700.080.A;

iv. To qualify the building must be located within a parcel or site bounded by NW

Wardway to the west, NW Vaughn Street to the south, NW 24th Ave. to the east and

NW York St. Extension to the north. The area de ned above consists of roughly

Subdistricts B, C, D and F in the proposed Vaughn-Nicolai Plan District; and

v. Reasonable Equivalency: The par es recognize that the goal of this agreement is to

incen vize the early construc on of a ordable housing and to allow those

a ordable units to serve as a bank for the inclusionary housing requirement of

future market-rate development. The par es also recognize that the banked

a ordable housing must be equal or superior to the average size and quality of a

unit found in the market.

The unit size, bedroom mix and quality of nishes will be determined by a market

analysis of comparable developments in the Census Tracts that comprise the

broader Northwest Study Area, as de ned in the Montgomery Park to Hollywood

Equitable Development Report. The market analysis shall be completed by the

property owner/developer and shall be submi ed to the city at the me of or prior

to submi al of a land use applica on for the Consolidated Building. The market

analysis shall have been completed no longer than six months prior to the submi al

of the land use applica on. The Consolidated Building shall be constructed with a

unit size, bedroom mix and quality of nishes that is equal or superior to recent

comparable developments in the area, as determined by the market analysis.

Implementa on details will be further described in the public bene t agreement.

vi. The Consolidated Building may not request or receive any city-controlled subsidy of

any kind, with the excep on of system development charge and real estate tax

exemp ons.

b. Enforcement Op ons:

i. No other residen al building permits may be issued un l the city issues a

building permit for the Consolidated Building, all necessary nancing has closed,

and the property owner/developer has issued a no ce to proceed to its general

contractor, or

ii. If the Consolidated Building does not meet the requirements of Sec on 2 a or a

market rate building elects to build its own Inclusionary Housing units, all

housing developments up to 2,000 units will be subject to a requirement to

provide 15% Inclusionary Housing units at 60% AMI, or
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iii. Alterna vely, property owners may comply with the requirement to provide 15%

IH units at 60% AMI by paying the applicable Inclusionary Housing Fee In Lieu in

the amount equivalent to the IH unit requirement, in accordance with the city’s

inclusionary housing regula ons.

3. New Park/Open Space. The New Park/Open Space bene ts package is intended to provide at

least one quality publicly accessible parks or open space in this new mixed use area, which is

expected to accommodate thousands of new jobs and housing units.

a. Park Obliga on. The property owners will be required to create at least one park on

their current property, totaling a minimum of 40,000 square feet and having at least two

public street or public easement frontages of a minimum of 100 linear feet. The park

design will be determined through a public process, working with Portland Parks &

Recrea on (PP&R), but generally should be oriented to passive recrea onal uses and be

characterized by signi cant vegeta on and tree canopy and should include facili es for

children and children’s play.

b. Park Ownership. PP&R agrees that the land upon which the park is built may be owned

by the property owners and/or their successors only if the property owners agree to

maintain public access to the park in perpetuity and will record an easement or similar

legal document(s) to that e ect, bene ng the city of Portland by and through PP&R or

its successor.

c. Park Maintenance. PP&R will provide basic maintenance for the park in keeping with

the current level of service as de ned by PP&R. Maintenance over and above PP&R’s

basic standard will be provided by the property owners and/or their successors,

exclusively at their cost. PP&R and the property owners agree to collaborate on crea on

of a park maintenance agreement detailing levels of service, roles and responsibili es

and payment of capital and ongoing costs. The park’s opera on and maintenance will be

further detailed in coordina on with PP&R.

d. Key Park Features. Consistent with park func on and character described above, key

features of the park shall include:

i. The park will be open to the public for free;

ii. The park hours of opera on will be at 5 a.m. to midnight every day of the year

and will be open and accessible to the public during those hours. The hours of

opera on could be less, if determined by the current director of PP&R to be

consistent with typical hours of opera on in the current park system.

iii. The park must be free of physical barriers to entry and surveillance equipment

within the park, and it must also comply with the American Disabili es Act

iv. The park will include at minimum the following ameni es:

1) Provide primarily green vegetated infrastructure with appropriate

public accessways through it;

2) Minimum of 20% canopy cover.

3) Increase the urban tree canopy using a mix of tree species and sizes adapted

to our changing climate and urban context (favoring large form canopy

trees);

4) Permanent sea ng areas with access walkways

Original Exhibit B - Volume 5 (for information only)



Rep
lac

ed
 by

 Amen
dm

en
t

Preliminary Dra 7 9/19/2024

5) Water feature or other urban park ameni es

e. Park Loca on. The open space shall be centrally located (between NW 24th and NW

Wardway Avenues and, between NW Vaughn and a future NW York Street) in

Subdistricts B, C and D or among the subdistricts.

f. Upon issuance of a building permit for the rst market rate residen al project on

Subdistrict B, C or D, a site plan shall be provided that iden es the loca on of the

required 40,000 square foot park. The site plan detailing this loca on, once approved by

the city, shall be considered an addendum to this agreement.

g. Build out of the 40,000 square foot park shall be required at the me of the comple on

of construc on of the 1,000th dwelling unit or within ten years of the e ec ve date of

this agreement, whichever comes rst.

h. The property owners will be eligible for a reduc on in Parks systems development

charges (SDCs) equivalent to the value of the agreed upon improvements, which will be

determined in coordina on with the PP&R. Any other proper es in the plan area that

contribute to the development of open space may also be eligible for SDC credits. [to be

determined]

i. The property owners and/or their developers will pay all SDCs due un l such me as

PP&R, or its successor, has issued a con rma on le er that a Park has been created that

meets the requirement herein.

j. The property owners are considering one or more parks or recrea on facili es in

addi on to the required park outlined above. In par cular, enhanced connec ons or

parking access to nearby Forest Park have been discussed. Such park or facili es are not

required as part of this agreement, however, should the property owners and PP&R

agree to such park or facility, PP&R may consider providing addi onal SDC exemp ons or

credits, above and beyond the SDC reduc on provided for the required 40,000 square

foot park, as part of a nego a on with the property owners.

k. Commemora on of York is outlined in Sec on 4 below. The property owners and PP&R

will consider whether to include such commemora on in the required park outlined

above. Loca on within the required park is op onal, not required.

l. A maximum of 12 fee-for-entry events are permi ed annually in the park; to the extent

feasible, a por on of the park should remain accessible for free to the general public

throughout the dura on of the fee-for-entry events.

4. Commemora on of York. The Commemora on of York public bene t is intended to celebrate

the contribu ons of York, an enslaved member of the Lewis and Clark Expedi on and the rst

documented person of African descent to visit what would become Portland, Oregon, and for

whom NW York Street, which exists in the area, is named.

a. The property owners and/or developers/owners must partner with the City Arts

Program, through a Request for Proposal or other appropriate process, to work with the

York Work Group to determine how York will be commemorated in the areademonstrate

a partnership between them and the Regional Arts and Culture Council (RACC) or its

successor, as determined by the City of Portland, a process that will result in the funding

and installa on of one or more features memorializing York at the intersec on of NW

York Street in the area between NW 24th and NW 26th avenues. The owner/developer
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may propose any other bona de organiza on or organiza ons in place of RACC and

must consult with representa ves of interested community groups.

b. All required contribu ons to the 2% for Art program by the city or Portland Streetcar Inc.

will be made to a Montgomery Park Area Plan fund established by the City Arts

ProgramRACC or its successor. All funds must be spent on memorializing York or

contribu ons of other Black/African American people to the district, city, region or state

of Oregon and otherwise generally commemorate the history of the area, as determined

in partnership with the York Work Group.

5. Transporta on. Broadly, transporta on improvements in the project area can be broken into

two categories: 1) those where costs will be shared by the City and the property owners; and 2)

those where costs will be borne exclusively by the property owners.

a. Shared Transporta on Costs. Shared-cost transporta on improvements will apply to the

following streets:

i. NW Roosevelt Street between NW 24th and NW 26th avenues

ii. NWWilson Street between NW 24th and NW 26th avenues

iii. NW 23rd Avenue between NW Lovejoy and NW Roosevelt streets, by virtue of

par cipa on in the district-wide Local Improvement District

iv. In addi on:

1) These streets are/will be part of the new Streetcar track alignment.

2) Where these streets are on or cross the property owners’ property, right-of-

way dedica ons to the city will be required.

3) The City, in partnership with Portland Streetcar Inc., will design and contract

for construc on of all improvements.

4) Payment for design and improvements is an cipated to come from:

i. Federal Transporta on Administra on (FTA) match, which the City will

diligently pursue and maximize to the greatest extent possible.

ii. City of Portland funds

iii. A Local Improvement District (LID) in which the property owners will be

signi cant contributors. The LID forma on will require a separate public

process in which property owners will ac vely par cipate. Par cipa on

and contribu on to the LID will be based upon formal assessment and

legal requirements, as such that costs borne by property owners are

rela onal to their assessed bene t resul ng from the improvements.

iv. Property owner contribu on outside the LID, if necessary.

v. Dedica on of rights-of-way for above streets

b. Property owner streets. Property owners will be required to comply with the

Montgomery Park Area Transporta on Plan, as well as City Design Standards for Public

Streets. The Montgomery Park Area Transporta on Plan includes the following streets,

at minimum:

i. NW 25th Avenue from NWWilson Street to NW Roosevelt Street.

ii. Extensions of the street grid as required through development review to meet

street spacing and connec vity standards.

iii. In addi on:
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1) In keeping with standard prac ce, it is expected that the property owners

will pay for all costs for these streets; this includes the right of way

dedica ons and associated infrastructure, per City codes.

2) Design of the streets will comply with the City’s design standards and will be

consistent with the Montgomery Park Area Transporta on, which can be

found at a conceptual level in the Montgomery Park Area Plan and which

will be nalized through development review.

3) Contrac ng and management of construc on of streets to be constructed as

part of the streetcar project will be nego ated between the city and the

property owners prior to and during design.

c. Commitments made by the City of Portland.

i. The City shall demonstrate signi cant progress toward the design, funding and

construc on of the extension of Portland Streetcar within a reasonable me

frame following adop on of the related land use plan and associated

Comprehensive Plan and zone changes. Demonstra on of progress includes but

is not limited to seeking adop on of a Locally Preferred Alterna ve (LPA) from

Portland City Council, TriMet and Metro before December 31, 2024; an

applica on to enter project development with the Federal Transit Administra on

before June 30, 2025; and a commitment to form a local improvement district to

assist in funding streets and streetcar related investments, prior to any building

permits are issued for private development projects in the project area.

ii. The City shall make every e ort to fund and build the extension of Portland

Streetcar as agreed upon in this document and to do so in a mely and cost-

e ec ve manner; however, there is no legal nexus between the land use

decisions, zoning changes, and development agreements and the construc on

of streetcar.

6. Infrastructure Planning. The area, which consists of large unsubdivided parcels, will require new

transporta on, water, sanitary sewer and stormwater infrastructure to support future higher

intensity, mixed use development. The property owners/developers agree to work with the

public works bureaus to develop a comprehensive plan for the public infrastructure to ensure it

will be appropriately phased, sited, and sized and that their connec ons to exis ng

infrastructure will make e ec ve use of exis ng system capacity. The intent is to provide greater

certainty for both the city and property owners/developers in order to simplify later permit

processes. Implementa on details, including the ming of such plans, will be further described

in the public bene t agreement.

7. Other Agreement Terms and Obliga ons

a. Agreement Term: 10 years

b. Upon issuance of a Temporary Cer cate of Occupancy for a residen al unit total of

2,000 or more and if there are no addi onal unmet obliga ons, all requirements of this
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agreement shall be deemed complete and the developers/owners shall have no further

obliga ons under this agreement.

c. Racial equity in construc on subcontrac ng rm and workforce par cipa on. Property

owners shall make best e orts to engage and involve as many as possible of the

culturally-speci c construc on-related technical service providers in each development

project. As of the date of this agreement, those include the Na onal Associa on for

Minority Contractors (NAMC), Professional Business Development Group (PBDG),

La noBuilt and the Oregon Associa on for Minority Entrepreneurs (OAME).

d. The property owners/developers will rst market all the regulated a ordable units in all

housing development projects to culturally speci c organiza ons through PHB’s network

of CDCs.

e. Crea on of a homeownership down payment assistance fund for priority communi es,

up to a maximum of $5 million, if equivalent nancial o sets through reduc ons in other

fees and charges can be iden ed, to the sa sfac on of the par es to this agreement.

8. Any agreement between the City and the Developers/Property Owners will recognize the right to

extend the period for performance of obliga ons for unforeseeable causes beyond the control of

either or both of the par es without fault or negligence.
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Overview
The Montgomery Park to Hollywood Transit and 

Land Use Development Strategy (MP2H) aims to 

create an equitable development plan for potential 

transit-oriented districts in Northwest Portland 

(extending from the Central City to Montgomery 

Park) and Northeast Portland (extending from 

Central City to the Hollywood District). This project 

is co-led by the City of Portland’s Bureau of Planning 

and Sustainability (BPS) and Portland Bureau of 

Transportation (PBOT), in partnership with Metro.

The Urban Design Concepts for the Northwest Study 

Area is a document that outlines an aspiration vision 

for future transformation of the Northwest District. 

This vision includes recommendations and best 

practices for land use and community infrastructure 

that upholds the 2035 Comprehensive Plan’s vision for 

prosperous, equitable, transit-oriented communities. 

All scenarios consider opportunities for economic 

City’s racial equity, climate justice, employment, and 

housing goals.

INTRODUCTION

4 Montgomery Park to Hollywood Urban Design Framework
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Planning Goals 

Support City of Portland’s 
2035 Comprehensive Plan 

and Climate Action Plan goals 

for reducing carbon emissions 

and for improving human and 

environmental health, equity 

and resilience. 

Focus growth in centers and 
corridors with high levels of 

services and amenities.

Increase opportunities for 
employment and housing, 

particularly middle wage jobs 

and affordable housing. 

The Urban Design Concepts were guided by the following planning 

goals developed by the City of Portland project team. 

INTRODUCTION

6 Montgomery Park to Hollywood Urban Design Framework
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Ensure that under-served bybyrepresented commu bybythose most vulnera

d byd byfrom land use and transportationd bd b
proposals h

edd
ity 

ed
 

ed
 

to meaningfully participate inededthe planning process, and to

ce
d

ce
d

cece
Improve access to affordable 

nature and recreation through

high quality, reliable, and 

frequent transit service and 

other multi-modal options. 

ance equitable outcomesyyby developing community yy
to

accompany land use 

decisions and transportation

investments.
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Conceptual rendering of transit oriented 

development catalyzed by the extension of the 

Streetcar to Montgomery Park. 

Credit: Portland Streetcar Inc. 

NORTHWEST STUDY AREA

8 Montgomery Park to Hollywood Urban Design Framework
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Northwest 
Study Area

The Northwest study area is at a pivotal moment in its history. 
For many generations, the area was a thriving industrial center 
for the city. However, recent changes in property ownership and 
rethinking of future land uses for some of the large parcels has 
lessened the industrial footprint and changed the mix of jobs in 
the area. The arrival of streetcar can shape responsible growth 
and strategic investment to create a prosperous, equitable, 
working transit-oriented community. This aligns with the City’s 
goals and policies to support the following:

> Fostering a strong and diverse economy through investment 
in high quality, frequent transit service;

> Leveraging the streetcar’s development potential to 
build mixed-income housing and employment on large 
opportunity sites;  

> Investment in green, community infrastructure to ensure that 
the district helps build diverse, healthy communities; 

> Ensures that established businesses remain in the district 
while providing appropriate space for new businesses. 

9
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The Study Area
The Northwest study area consists of quarter-

mile buffer areas around potential streetcar 

alignments. The study area is primarily within

the Northwest District, extending as far south

as Couch Park, and north into the Guild’s Lake 

Industrial District. 

The neighborhoods surrounding the NW eeeeeeenenalignment are a mix of single and m

memehomes and buildings. The NW 23 mmmeme
alignment consists of historic and new mixed-use 

AmAmAmAma diversity of retail and restaurant destinations.AAThe study area includes some of the City’s fastest y Ay A
growing neighborhoods including Slabtown and

by
A

by
A

the western edge of the Pearl District. bybySouth of NW Vaughn Street, the study area is bybyserved by existing streetcar service, TriMet bus 

d bd bservice, access to the region’s freeway system, dd n and bicycle network. The

ed
 

ed
 

sportation network is going to be ededd and enhanced through the recentlyceceed Northwest in Motion Plan. ceceorth of NW Vaughn Street, the eastern portionccof the study area is largely zoned industrial,c
while the western half includes large parcels of 

mixed use, and general employment. Businesses

range from manufacturing, light industrial, 

enenarea is lacking in community infrastructure such 

memeas sidewalks, bike facilities, and public open meme
spaces. The area bounded by NW Nicolai Street 

dmdmto the north, NW Vaughn Street to the south dmdmtreet to the west and NW 23

nd
m

nd
m rd 

e east is most likely to see near-termndndchange.ndndotential Alignmentsnn
The Northwest study area explores two

separate high-capacity transit alignments to 

Montgomery Park. These transit corridors were

assessed to determine which alignments have

the best potential for future streetcar investment 

and will help support the City’s Comprehensive 

Plan’s guiding principles to create prosperous,

equitable, mixed use, transit-oriented

communities.

The alignment for Scenarios 1-3 extends north

off the existing North-South Streetcar Line 

onto NW 18th Avenue and NW 19th Avenue to 

connect to the NW Wilson Street and NW York

Street couplet.

The alignment for Scenario 4 extends north from 

the terminus of the north-south streetcar line at 

NW 23rd Avenue to connect to the NW Wilson 

Street and NW York Street couplet.

The following urban design 

concepts are intended to help 

the City of Portland and community 

stakeholders make informed long-term 

decisions. Capturing the full potential 

of a new transit-oriented community 

will require new plans, policies, funding, 

and infrastructure investments to bring 

this vision to implementation. 

NORTHWEST STUDY AREA

10 Montgomery Park to Hollywood Urban Design FrameworkRR
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Alignment for Scenario 4

Alignment for Scenario 1-3

Existing North South Line 
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Northwest Alignments and Study Areas

ESCO
Montgomery Park

Lower Macleay 
Trail

Wallace 
Park
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Key Urban Design Considerations
The following urban design considerations

are national best practices utilized for the 

planning and design of good Transit Oriented

Communities (TOC).

A Diverse and Balanced Economy: TOCs

provide a diversity of jobs and opportunities

for upward mobility while reducing the risk

of displacement of established businesses.

Investment in a walkable environment also

supports new local retail, and other services.

Housing Choices for Everyone: TOCs offer

a range of housing choices for people at all

income levels.

A Respect for Local Context:ee  Future urban

form should strike the balance between

catalyzing compact, urban development

while also demonstrating deference for

historic landmarks and surrounding lower

density neighborhoods. For this district, the

City should explore setting building height

climitations and establishing scenic view ceceand corridors to ensure that landma

aalike Montgomery Park remain a p acacfeature in the district’s skyline. ll

A Compact and Walkable Urban
Environment: TOCs offer easy access to

everyday needs by allowing employees,

residents, and visitors to navigate the district

and connect to the region’s robust transit

eenetwork without need to drive. A multi eemodal transportation network enh

memeoptimal user experience, throug

meme
mobility of high-capacity tra

AmAmtransportation options.

An Engaging and Vibrant Public Realm:AmAm
An Engaging and Vibrant Public Realm:AATOCs prioritize yy eet level—y Ay A
including shops, places to eat, and maker

bybyspaces to support the sale of goods by localbybymanufacturers. Additionally, the public realmbybymust support safe people spaces to help

d byd bycommunities. This includesd bd b
g neighborhoods through

ed
 

ed
 

g opportunities for spaces thatededand strengthen social connectionededh as community centers, event venues,ee
and schools.

NORTHWEST STUDY AREA
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NW 23rd Avenue. Credit: Joel Mann.
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The George Besaw Apartment, Portland, OR

NORTHWEST STUDY AREA
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The Preferred Scenario:
Balanced Growth
In September 2019, the City of Portland 

published the Northwest Portland Streetcar 

Extension and Land Use Alternatives 

Analysis that summarized preliminary 

streetcar investment might support economic 

development, equity, and climate change 

goals, including the potential creation of 

AAaffordable housing and job sites. This AAAAtrade-offs around streetcar inve y Ay A
land use changes in Northwe

bybybecame the basis for furt bybystreetcar alignment and land use decisions. bybyPerkins&Will developed three initial urban 

d bd b
design concepts to further explore urbanddform, transportation, and public realm 

eded

outcomes for each of the land use scenariosddin Northwest Portland. Perkins&Will built onndndthe land use scenarios previously analyzed by

enenCity of Portland staff with a deeper dive intoenenel impacts of transportation

memend land use changes. meme
4, the preferred scenario was

AmAmped as an outcome of initial evaluationAmAmAmAm
updated thinking around a new transit AAalignment on NW 23rd Avenue. The pivot

to this new transit corridor, allowed for a 

hybrid model that supported new mixed-

use development while also supporting the

preservation of existing industrial land.

15
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EmploymentEm

Mixed-Usese

Industrial

ep
lac

ed
 by

A

Transit 
Supportive 
Uses and Streets

Sense of Place

Health

Economic

Prosperity

Equity

High-density mixed-use development is applied broadly, elevating the 
study area to an urban center comparable to Slabtown. 

Create opportunity for more than 2,000 new housing units within this 
new district. 

ESCO site into a cohesive neighborhood. 

NW 23rd Avenue alignment connects the alphabet district north of NW 

Vaughn Street to Montgomery Park. 

New park or other community serving use in district. 

NW Roosevelt street has the opportunity to provide a key 

pedestrian connection.

Transit supportive, high-density mixed-use allowances are applied to 

large ‘opportunity sites’ enabling potential for new jobs including retail, 

New affordable housing units are provided through inclusionary zoning 

Keeping the transit alignment west of I-30 allows for the preservation of 

existing industrial land and new industrial jobs.

Substantial increase in land value that can be captured for 

Evaluation Characteristics and Considerations

NORTHWEST STUDY AREA
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MIXED-USE 
NEIGHBORHOOD

CREATIVE OFFICE & 
MAKER SPACE

PRODUCTION, 
MANUFACTURING, CREATIVE 

& INDUSTRIAL OFFICE

OFFICE / CREATIVE 
OFFICE BUFFER

Wallace 
Park

Couch 
Park

Lower 
Macleay 

Trail

INDUSTRIAL SANCTUARY

SLABTOWN

THE SQUISH

CENTRAL CITY

Legend

Proposed Streetcar Alignment

Existing Streetcar Alignment

Preferred Scenario District Concept

N

Couch Park

ESCOESCO

American Can

Montgomery Park

Legacy Good 
Samaritan Medical 

Center

kkk

Portland Citywide Design Guidelines 

Designated Civic and Neighborhood Corridor
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Land Use and Urban Form

Mixed Use

Mixed use development is concentrated in

the area west of I-30, bordered by Northwest

Reed Street and NW Vaughn Street. High-

density mixed-use zoning is concentrated at

the Montgomery Park, American Can Building, 

and the ESCO site. Height allowances would 

permit 6 to 10 story buildings. New development 

would not exceed the height of the historic

Montgomery Park Building. 

Medium density mixed use zoning along Vaughn 

and NW 24th Avenue will allow a gradual step 

down to the lower density neighborhoods within 

the Northwest District. Height allowances would 

permit 4 to 6 story buildings.

Industrial

The portion of the study area east of Highway 

30 is maintained as primarily industrial land 

use. This will allow traditional manufacturing 

and distribution sectors to remain in the 

district in typically one-story buildings o eememedevelopment, such as the New Yo meme
would still be allowed. 

Emp

dmdmnario also contains more dmdmndndrange of business sectors and jobsndndhe study area. This is located along thennhern edge of Nicolai, creating a transition nn
etween the mixed-use zoning at Montgomery

Park and the heavy industrial in the Guilds Lake 

District. This zoning is also found in the area 

commonly referred to as ‘The Squish’, a historic

industrial area with several turn of the century

and mid-century industrial structures. Due to

its proximity to the Central City and Slabtown, 

the Squish is currently home to diversity of

uses. Height allowances would permit 4 to 6 

story buildings.

NORTHWEST STUDY AREA
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CENTRAL CITY DISTRICT

NORTHWEST 
DISTRICT

CENTRAL CITY
DISTRICT

G
UILDS LAKE DISTRICT

GUILDS LAKE DISTRICT

American Can

Montgomery Park

The New York 
Building

Chapman 
Elementary School

Lower 
Macleay 

Trail

CLASS 
Academy

USPS

Multnomah 
County Library

Aramark SiteFairmount Apartment 
(Historic  Landmark)

CoHo Theatre

Wallace 
Park

Couch Park

Legacy Good 
Samaritan Medical 

Center

Conway Master 
Plan

Legend

High-Density Mixed Use

Medium-Density Mixed Use

Medium-Density Employment

Heavy Industrial

High-Density Employment

Historic/Cultural Building Preserved

1631 NW Thurman St.
(Historic Landmark)

1626 NW Thurman St.
(Historic Landmark)

Schoolhouse  (Historic 
Resource)

N

The Fields 
Park

Jamison 
Square

ESCO

SLABTOWNSLABTOWN

THE SQUISHTHE SQUISH

Preferred Scenario Land Use and Urban Form
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Transportation
The land use changes in the study area create

opportunities to improve neighborhood

connections across Vaughn Street, building off 

of existing and proposed active transportation

routes from the adopted Northwest in

Motion plan.

New Streets

The concept includes extension and completion

of three existing streets: NW York Street, NW

Wilson Street, NW 25th Avenue, and a pedestrian 

connection between NW 24th Street and NW

26th Street on Roosevelt Street.

Transit Streets

Streetcar: The new transit streets are: NW

Wilson Street, NW York Street, NW 26th Avenue

and NW 23rd Avenue. These streets will serve

auto, bike, pedestrian, and transit needs.

Bus: At a minimum, bus transit is expected to

serve the district via the existing transit rou ceceNW Vaughn Street, NW 23rd Street, NW 

ac
eceStreet, NW 25th Avenue, with shorter acacon NW 27th Street and NW Nicola lalaStreetcar stops are located in plaplabus stops to facilitate ease plpl

Bikeways

City bikeways include protected bicycle lanes

on NW York Street and NW Wilson Street as well nas a section of NW 26th Street, NW 27th Street

and the NW 24th Avenue greenway. Bike lan eeon sections of NW Vaughn Street, NW T eeStreet, NW 21st and NW 22nd connect 

meme18th and 19th Street buffered bike la meme
Additional detail included in t

AmAmPark District Transportation AAPedestrian Rou AA
City walkway designation is anticipated for

by
A

by
A

NW York Street and NW Wilson Street west bybyof NW 23rd, NW 22nd Street and NW 27thbybyStreet. Neighborhood walkway designation

d byd byis anticipated for NW 24th Street. Additional d bd b
n the Montgomery Park District d d n Plan.ededmunity Corridorcececcis anticipated to remain on NW Vaugh Street.cc

A pedestrian refuge at NW 24th Street  and 

crossing improvements associated with the 

Montgomery Park Master Plan will improve

crossing safety and reduce the sense of NW 

Vaughn Street as a barrier. Additional detail meme
included in the Montgomery Park District 

dmdmTransportation Plan.dmdmtreetsndndcolai Street and U.S. Highway 30 are the nnmary freight streets in the district. The conceptn
ncludes revised signage near the intersection

of NW Nicolai Street and NW Wardway Street 

clarifying NW Nicolai Street’s role as the freight/

truck route.

NORTHWEST STUDY AREA
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ESCOESCO

Conway Master Conway Master 
PlanPlan

Montgomery Montgomery 
ParkPark

Lower 
Macleay Trail

SLABTOWNSLABTOWN

THE SQUISHTHE SQUISH

Wallace 
Park

The Fields 
Park

Jamison 
Square

Legend

Station with Multimodal Connection

Potential New Street

Major Multimodal Connection*

Secondary Multimodal Connection*

Proposed Pedestrian-/Bicycle-
Prioritized Streets

Major City Bikeway

City Bikeway

Transit Street

Regional Transportation/Freight 
Connection & Freight Portals

Enhanced Railroad Crossing

* Streets proposed for improvements that 
facilitate and balance the movement of 
pedestrians, bicycles, transit and cars.

Couch Park

Preferred Scenario Transportation Connection

The New York The New York 
BuildingBuilding

Desired Pedestrian Connection
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Public Realm

Transit Main Streets

By connecting to the existing N-S streetcar line

at NW 23rd, the preferred transit alignment

will extend comparable public realm design

standards and investment to NW Wilson and 

NW York Streets. This includes comfortable

pedestrian throughways with safe crossings, 

the integration of green infrastructure such 

as plantings and stormwater facilities, as well

as requirements for active frontages on the 

District Connectors   

The preferred scenario features two important

pedestrian connectors within the district. NW 

Wilson Street plays a major role as a district 

connector linking the Montgomery Park ca eneeast through the district to connect to th

Willamette River. The Roosevelt Stree

memeprovides an opportunity to create meme
plaza-like green pedestrian connection between

AmAmNW 26th and NW 24th Avenu AmAmthis space should encourage pedestrians, andAmAm
potentially could include ground-level building AAactivities - such as opportunities for outdoory Ay A
dining, and other gathering spots  that create a 

by
 

by
 

special sen byby

Activ

dmdmnsit alignment should havedmdmndndes should be concentrated at ndndent intersections within the study area. nnncludes the end-of-line station which isnn
nvisioned as an activity center with intermodal 

connections and activated public space. 

Georgia Street, In ReRe Marine Gateway, Vancouver, BC Piazza Mazzini, Jesolo, Italy

NORTHWEST STUDY AREA
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PlanPlan
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Waterfront

23rd Street 
Corridor

Key Connections leverage existing 

pedestrian and bicycle infrastructure 

to connect to the waterfront 

Legend

Potential Open Space / Pedestrian Connection

Potential Community Facility

Active Frontage

Ground Floor Retail

Existing Activity Center

New Activity Center

Major City Bikeway

City Bikeway

Key Connection

Couch 
Park

N

Preferred Scenario Public Realm Improvement
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BuildingBuilding
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Legend

Potential Open Space / Pedestrian Connection

Potential Community Facility

Key Connections

This diagram above highlights  

urban design opportunities and the 

east-west connection through the area, 

connecting the district to Forest Park to the 

west and the Willamette River to the east.

NORTHWEST STUDY AREA
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NOT CREDITED

2

1

Multi-functional public open space

Pedestrian connection providing 
opportunities to sit and interact

3

5

Retail frontages that are transparent, 

Tree-lined, pedestrian-oriented street 
buffering development from U.S. 30

4

Encourage lobby and common spaces at the 

7

6

Medium to high density mixed-use 
neighborhood
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Summary of Alternative Scenarios

Scenario 1

Enhanced Industrial

Scenario 2

Employment

Scenario 3

Mixed-Use
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Scenario 1:

Enhanced 
Industrial

1201 Bryant Street, San Francisco, CA

Industriall

Creative 

Evaluation Characteristics and Considerations

Transit 
Supportive 
Uses and Streets

Health

Economic

Prosperity

Equity

New residential units are limited to Montgomery Park and areas 
south of Vaughn.
Retail cluster located at Montgomery Park at end-of-
line station.
Industrial corporate campus on ESCO site. 
The streetcar extensions ties into the N-S Streetcar line at NW 
18th and 19th, requiring extensive investment in new infrastructure 
to connect to Montgomery Park. 

Urban industrial character with mixed use residential nodes at 
Montgomery Park and Slabtown.
An industrial main street overlay encourages maker spaces for 
local manufacturers and retailers. 

A small pocket park at end-of-line station
Improvements on existing City Bikeways

Creates the second highest number of new jobs split mostly 

industrial jobs.
Preservation of industrial lands prevents the displacement of 
existing industrial businesses.   
Limited increase in land value that can be captured for community 

Sense of Place

28 Montgomery Park to Hollywood Urban Design Framework
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Legend

Proposed Streetcar Alignment

Existing Streetcar Alignment

District Concept

N

Couch Park
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Portland Citywide Design Guidelines 
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CENTRAL CITY
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GUILDS LAKE DISTRICT

NORTHWEST 
DISTRICT

CENTRAL CITY
DISTRICT
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Montgomery Park

The New York 
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Chapman 
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Trail
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USPS
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ESCO
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Samaritan Medical 

Center

Land Use and 
Urban Form
This scenario allows an industrial-

focused zoning pattern with more 

industrial zones. The enhanced 

industrial allowances is based 

on the current IG zone in the 

Central Eastside developed for 

the Southeast Quadrant Plan and 

the Central City 2035 Plan. The 

typical urban form for industrial 

zone is one-story buildings on large 

sites with the exception of newer 

New York Building, which is 5 stories. 

The typical urban form for medium 

density employment zones would 

allow 4 to 6 story buildings. 

Fairmount Apartment 
(Historic  Landmark)

1631 NW Thurman St.
(Historic Landmark)

1626 NW Thurman St.1626 NW Thurman St.
(Historic Landmark)(Historic Landmark)

Schoolhouse  (Historic 
Resource)

Legend

High-Density Mixed Use

Medium-Density Mixed Use

Medium-Density Employment

Industrial Main Street

Heavy Industrial

Historic/Cultural Building Preserved

N
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SLABTOWNSLABTOWN

Land Use and Urban Form Diagram

Land Use and Urban Form

NORTHWEST STUDY AREA
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Transportation
Transit Streets

The NW 18th and 19th couplet and 

the NW Wilson and NW York 

couplet accommodates streetcar/

bus, freight, autos, bicycles, and 

pedestrians. Each transit station 

seamlessly connects to active 

transportation network. 

Multi-Modal Streets

Existing multi-modal corridors such 

as NW Vaughn Street, NW Thurman 

Street, NW 23rd Avenue and NW 21 

Avenue have improved pedestrian 

crossings, bikeway enhancements, 

and transit priority treatments.

Active Transportation Streets

Northwest in Motion Plan and the 

TSP are improved.  

Freight Streets

Freight streets and portals are 

enhanced for truck movement and 

access throughout the district and 

onto the regional freeway system. 

This includes improved crossings 

over the heavy rail line to connect to 

Front Avenue. pla
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Montgomery Montgomery 
ParkPark
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ESCOESCO
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The New The New 
York BuildingYork Building
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THE SQUISHTHE SQUISH

Wallace 
Park

Couch Park

Legend

Station with Multimodal Connection

Potential New Street

Secondary Multimodal Connection*

Proposed Pedestrian-/Bicycle-Prioritized Streets

Major City Bikeway

City Bikeway

Transit Street

Regional Transportation/Freight 
Connection & Freight Portals

Enhanced Railroad Crossing

* Streets proposed for improvements that 
facilitate and balance the movement of 
pedestrians, bicycles, transit and cars.

N
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Public Realm

Industrial Main Street

Along the transit streets, the industrial main 

standards for new industrial development. The

spaces for small manufacturers and promote 

economic diversity. Street level standards could

include façade design, ceiling height, shop 

space depth, and other elements of building

design to ensure new space is designed to 

support the success of smaller industrial tenants. 

Activity Centers

Because much of the area is focused on 

industrial and employment uses, retail spaces

are concentrated at the end-of-line station at

NW 26th Avenue and NW Roosevelt Street which

connects to additional a new activity center and 

retail destination at Montgomery Park.

Open Space

A small pocket park is siting adjacent aathe end-of-line station at NW 26th lllalaand NW Roosevelt Street. This 

plaplaaccommodates intermodal facilities such as bike plaplashare, scooters as well as spill out for adjacent 

epepretail spaces.

ESCO

ESCO parcels are kept large with minimal

new street connections in order to support 

a corporate campus, which requires large 

industrial building footprints.  

Potential frontage character of Industrial Main Street

Potential character of a pocket park

NORTHWEST STUDY AREA
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ParkPark
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ESCOESCO

Conway Master 
Plan

Wallace 
Park
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Park
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23rd Street 
Corridor

Waterfront

Couch Park

Legend

Active Frontage

Ground Floor Retail

Existing Activity Center

New Activity Center

Major City Bikeway

City Bikeway N

Public Realm Improvement

Potential Open Space / Pedestrian Connection

Potential Community Facility
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Scenario 2:

Employment

EmploymentE

Mixed-Use

The New York Building

Evaluation Characteristics and Considerations

Transit 
Supportive 
Uses and Streets

Sense of Place

Health

Economic

Prosperity

Equity

There are limited opportunities for new market rate residential 
units outside of the Montgomery Park Master Plan.
Retail cluster located at Montgomery Park at end-of-line station.

tenants across employment sectors. 
The streetcar extensions ties into the N-S Streetcar line at NW 18th

and 19th, requiring extensive investment in new infrastructure to 
connect to Montgomery Park. 

High-density mixed-use employment area with intense mixed use 
residential nodes at Montgomery Park and Slabtown. 
An industrial main street overlay encourages maker spaces for 
local manufacturers and retailers.  

A small pocket park at end-of-line station
NW Roosevelt is green street to Forest Park and Willamette River
New pedestrian/bike bridge crossing US-30.

Creates the most jobs of all scenarios, many of which are in the 

Broader mix of employment uses applies across the existing 
industrial zones.   

industrial jobs.
New affordable housing units created through inclusionary zoning 
are mostly limited to Montgomery Park, the Vaughn corridor, and 
areas south of Vaughn.
Moderate increase in land value that can be captured for 

34 Montgomery Park to Hollywood Urban Design Framework
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DISTRICT
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American Can
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Chapman 
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CoHo Theatre

ESCO

Wallace 
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Center

Land Use and 
Urban Form
This scenario allows intense 

industrial zones and increased 

density to support traditional and 

sites throughout the study area. A 

high-density employment zone (with 

no housing allowed) is applied to 

the ESCO site, allowing upwards of 

8 to 10 story buildings. High-density 

mixed use is allowed at Montgomery 

Park and the American Can 

Building.  Medium density mixed use 

designation serves as a buffer to the 

lower density neighborhoods south 

of NW Vaughn Street. 
Legend

High-Density Mixed Use

Medium-Density Mixed Use

Medium-Density Employment

High-Density Employment

Industrial Main Street

Heavy Industrial

Historic/Cultural Building Preserved

N

The New York 
Building

THE SQUISH

SLABTOWNSLABTOWN

Land Use and Urban Form

Conway 
Master Plan

1631 NW Thurman St.
(Historic Landmark)

1626 NW Thurman St.1626 NW Thurman St.
(Historic Landmark)(Historic Landmark)

NORTHWEST STUDY AREA
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Transportation
Transit Streets

The NW 18th and 19th couplet and 

the NW Wilson and NW York 

couplet accommodates streetcar/

bus, freight, autos, bicycles, and 

pedestrians. Each transit station 

seamlessly connects to active 

transportation network. 

Multi-Modal Streets

NW Vaughn Street, NW 26th Avenue, 

and NW 24th Avenue have improved 

pedestrian crossings, bikeway 

enhancements, and transit priority 

treatments. 

Active Transportation Streets

Pedestrian and bicycle streets 

prioritized across the study area, 

including new internal streets at the 

ESCO site. A new pedestrian/bicycle 

bridge crosses I-30 is proposed 

along Roosevelt Street.   

Freight Streets

Major freight streets such as 

Nicolai Street and Front Avenue 

are enhanced to support truck 

movement and access onto the 

regional freeway system. pla
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Public Realm

Industrial Main Street

Along the transit streets, a main street overlay 

would provide smaller, affordable spaces for

small manufacturers and promote economic

diversity. Street level standards could include

façade design, ceiling height, shop space depth, 

and other elements of building design to ensure

new space is designed to support the success of 

smaller industrial tenants. 

Activity Centers

The industrial main street is punctuated by two

activity centers along the transit alignment

spaces next to the transit station. The southern

activity center is located at NW Upshur Street

in between the NW 18th / 19th Avenue Transit

Streets. This supports the emerging developm

ceeoccurring in The Squish. The northern activ cccenter is located at the end-of-line stat

acacNW 26th Avenue and NW Roosevelt S acacwould connect to additional reta lalaMontgomery Park.

Open Space

Roosevelt Street serves as a linear open space,

making a low-stress park like connection

between the Lower Macleay Trail and the 

Willamette River.

activity centers

Potential character of open space

NORTHWEST STUDY AREA
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Scenario 3:

Mixed Use

EmploymentEm

Mixed-Use

Conway Master Plan Development, Portland, OR
Credit: DOWL

Evaluation Characteristics and Considerations

Transit 
Supportive 
Uses and Streets

Sense of Place

Health

Economic

Prosperity

Equity

High-density mixed-use development is applied broadly, 
elevating the study area to an urban center comparable 
to Slabtown. 
Opportunity for thousands of new market rate residential units 
within the study area.
Multiple retail clusters throughout the study area.

Park, American Can Building, and ESCO site into a cohesive 
neighborhood. 
The streetcar extensions ties into the N-S Streetcar line at NW 18th

and 19th, requiring extensive investment in new infrastructure to 
connect to Montgomery Park. 

Potential for hundreds of affordable units through 
inclusionary zoning. 
Densities support a community center or vocational school.  
Increase in land value leads to safer streets, inclusive park spaces, 

This scenario creates the fewest jobs of any scenario. This is due to 
redevelopment of industrial land for residential/mixed-uses. 
New jobs are likely to be commercial retail, services or 

Proposed public open space on ESCO site next to end-of-line 
station and smaller pork along NW 20th Avenue. 
NW Roosevelt is green street to Forest Park and Willamette Rive.

including for local manufacturers and retailers. 

40 Montgomery Park to Hollywood Urban Design Framework
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Land Use and 
Urban Form
This scenario allows a broader mix 

retail, and industrial. Residential 

uses are applied broadly throughout 

the district with limitations on 

housing development for areas 

adjacent to Nicolai and between 

the rail line at Northwest Front 

of the city’s densest town centers 

with allowances for 6 to 10 

story buildings. 

Legend

High-Density Mixed Use

Medium-Density Mixed Use

Medium-Density Employment

Heavy Industrial

High-Density Employment

Historic/Cultural Building Preserved

N

The New York 
Building

Land Use and Urban Form

THE SQUISH

SLABTOWNSLABTOWN
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Transportation
Transit Streets

The NW 18th and 19th couplet and 

the NW Wilson and NW York 

couplet accommodates streetcar/

bus, freight, autos, bicycles, and 

pedestrians. Each transit station 

seamlessly connects to active 

transportation network. 

Multi-Modal Streets

NW Vaughn Street, NW 26th Avenue, 

and NW 24th Avenue have improved 

pedestrian crossings, bikeway 

enhancements, and transit priority 

treatments. 

Active Transportation Streets

Pedestrian and bicycle streets 

prioritized across the study area, 

including new internal streets at the 

ESCO site. Two new pedestrian / 

bicycle bridges connect Forest Park 

to the Willamette River. 

Freight Streets

Major freight streets such as 

Nicolai Street and Front Avenue 

are preserved to support truck 

movement and access onto the 

regional freeway system. 

Montgomery 
Park

Lower 
Macleay Trail
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Conway Master 
Plan

Wallace 
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Station with Multimodal Connection

Potential New Street

Major Multimodal Connection*
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Public Realm

Activity Centers

This scenario features two activity centers

The southern activity center is located at

NW Upshur Street in between the NW 18th / 

19th Avenue Transit Streets. This supports the 

emerging development occurring in The Squish. 

The northern activity center is located at the 

end-of-line station at NW 26th Avenue and 

NW Roosevelt Street which would connect to

additional retail activity at Montgomery Park. 

streetcar alignment - potentially implemented

with a main street overlay or similar 

regulatory tool.

Open Space

In this scenario, Roosevelt Street serves as a

linear open space, making a low-stress park like

connection between the Lower Macleay Trail 

cand the Willamette River. Additional open ceceopportunities are proposed on the ESCO

acacwell as at the intersection of NW 20t acacand NW Wilson Street.

ESCO Site

This scenario features 200’ x 200’ blocks to 

RepRepensure compact, urban development. 

RepRep
out space

Potential character of open space

Potential character of mid-block open space and pedestrian path

NORTHWEST STUDY AREA
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Summary and Conclusion
This study evaluated three alternative land 

use scenarios each with a different focus: 1)

Enhanced Industrial, 2) Employment, and 3)

Mixed Use. Each alternative presented unique

opportunities and challenges for the area.

, Enhanced Industrial, retained the 

emphasis on industrial uses and employment,

but was less-supportive of future transit

investments and service. 

, Employment, fostered dense 

employment, but with the potential of resulting 

in a district lacking all-day activity, and the

potential to overburden transportation systems.

, Mixed Use, achieved a dense mix

of uses including opportunity for housing, but

had impacts on the viability of industrial jobs

in the area.

With the opportunity to revise the transit 

alignment to focus on NW 23rd Avenue, a new

hybrid fourth scenario became possible. Thi cchybrid scenario is the “Preferred Scenario

aaindustrial land and job opportunit lalaHighway 30, and provides opp

plaplatransformative new mixed u plaplathat can be effectively served by transit, in the

epeparea west of Highway

ReRe

The next step to implement the Preferred

Concept in this report is for the City of Portland 

to develop more detailed draft implementation

measures. The concepts and draft 

implementation measures will be available f

eepublic review. Ultimately, the concepts an enenimplementation measures will be cons

memecity decision-making bodies - Portl

meme
and Sustainability Commission 

AmAmCouncil - at public hearings.

AAFollowing a successful adoption process, the AmAm
City of Portland will update City policies and AAcodes guiding land use and transportation in the y Ay A
study area, north of NW Vaughn Street. Policy 

by
 

by
 

bybylarger community - including inclusive economicbybyopportunity and equity measures to protect 

d bd bbusinesses and residents, create a safe and d bd ic realm, and reduce disparities 

ed
 

ed
 
opportunity.ededopment in this area may take time, cecececereserved and guided by the values adopted inccthe City of Portland’s 2035 Comprehensive Plan.cc

Summary
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ECONorthwest 1

This report analyzes the potential development outcomes of four different land use and urban 
design scenarios for the Northwest Portland portion of the Montgomery Park to Hollywood 
Transit and Land Use Development Strategy. The purpose of this analysis is to understand how 
the impacts and implications of different land use scenarios and development outcomes could 
respond to expanded transit service through an extension of the existing Northwest Streetcar 
alignment. While development would occur under all of the four land use scenarios evaluated, 
the outcomes for commercial development, residential development, and value created to fund 
public benefits varies between the scenarios. 

� Development of industrial, employment, mixed-use, and residential prototypes are all 
feasible at varying levels in the study area

� Low density traditional industrial development types have limited feasibility in the 
study area due to a combination of relatively low rents and high existing land values

� All urban design and land use scenarios generated residual land value that could be 
captured to support public benefits

� The mixed-use land use scenario resulted in the least amount of industrial job growth 
and created the most amount of residual land value through land use changes

� The enhanced industrial results indicate industrial job growth similar to that of the 
employment scenario but results in the lowest residual land value created of the 
scenarios that could be available to capture for public benefits. 

� The Mixed-Use Scenario creates the most amount of residual land value from land use 
changes that could be captured to fund public benefits and also results in the least 
number of jobs created in the district due to the introduction of residential allowances, 
which compete for land and limit the growth of industrial and office jobs. 

� The hybrid enhanced industrial and mixed-use scenario best balances goals for limiting 
impacts to industrial employment in the district, allowing transit-supportive 
development to serve future streetcar service, and increasing the supply of affordable 
housing through the Inclusionary Housing Program. 

� Increasing the height maximum to 75 feet to allow for seven-story development in the 
mixed-use zoned portions of the study area increases development feasibility, affordable 
and market rate housing production, and the potential for community benefits. 

� Deeper affordable housing set-aside targets above 12% of units at 60% AMI create 
development financing challenges where project revenues cannot support debt service 
requirements. Deeper affordable housing requirements would cause feasibility 
challenges without incentives to support increase in net operating income.  
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The purpose of this analysis is to understand how land use policy alternatives play out in 
different market conditions and zoning designations in response to the introduction of streetcar 
in Northwest Portland. This analysis was structured to highlight the outcomes of land use 
scenarios and provide information to help the City of Portland answer the following questions:

� How much development of different types is feasible for the alternative land use 
scenarios?

� What are the tradeoffs associated with changing land use allowances in the Northwest 
District?

� What level of change for employment and housing could be possible in the district if 
zoning permitted higher density employment and residential uses and development? 

� What are the impacts of development under the different land use scenarios to existing 
industrial employment in the district?

� How much value (defined as residual land value) is created from zoning changes in the 
land use scenarios?

� How much value (defined as residual land value) could be captured in the district from 
land use changes that could help support public benefits?

Figure 1. Montgomery Park to Hollywood – Northwest Study Area Boundaries

Source: ECONorthwest
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The development feasibility and land use outcomes analysis was structured to evaluate various 
land use and urban design scenarios in collaboration with the consultant team urban design 
lead Perkins+Will, city staff from the Bureau of Planning and Sustainability and the Bureau of 
Transportation, and the Montgomery Park to Hollywood Project Working Group. In September 
2019 the City of Portland published the Northwest Portland Streetcar Extension and Land Use 
Alternatives Analysis that summarized preliminary findings about how land use changes and 
streetcar investment might support economic development, equity, and climate change goals, 
including the potential creation of affordable housing and job sites. This city-led analysis 
identified preliminary questions and trade-offs around streetcar investment and land use 
changes in Northwest Portland that became the basis for further evaluation of streetcar 
alignment and land use decisions. 

Figure 2. Spectrum of Potential Land Use Changes 

Source: City of Portland Bureau of Planning and Sustainability

Perkins+Will developed three initial urban design concepts to further explore urban form, 
transportation, and public realm outcomes for each of the land use scenarios in Northwest 
Portland. Perkins+Will built on the land use scenarios previously analyzed by City of Portland 
staff with a deeper dive into block and site level impacts of transportation investments and land 
use changes to identify opportunities to integrate different land use scenarios from various 
streetcar alignment options. 
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Urban Design Scenario 1: Enhanced Industrial 

The intent of the enhanced industrial scenario was to evaluate an industrially focused land use 
pattern that allows for more flexibility for industrial uses, introduces the concept of transit 
streets to the district, and allows for more intense employment uses than currently allowed in 
around the ESCO site. 

Figure 3. Enhanced Industrial Scenario 

Source: Perkins+Will
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Urban Design Scenario 2: Employment

The intent of the employment scenario was to evaluate a denser employment-focused land use 
pattern that allows for higher density employment uses, broader office allowances across the 
district. This scenario also introduces a more focused pedestrian environment with public 
spaces connecting the district.  

Figure 4. Employment Scenario 

Source: Perkins+Will
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Urban Design Scenario 3: Mixed-Use Scenario

The intent of the mixed-use scenario was to evaluate a land use pattern that allows for 
residential and mixed-use development more broadly throughout the district, a focus on 
optimizing residential allowances to leverage more affordable housing, and adds a broader 
variety of public spaces and community facilities. 

Figure 5. Mixed-Use Scenario 

Source: Perkins+Will
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Urban Design Scenario 4: Hybrid Industrial and Mixed-Use Scenario

A fourth “hybrid” scenario was also developed as an outcome of initial evaluation of the 
previous three scenarios. The intent of the hybrid industrial mixed-use scenario was to evaluate 
a land use pattern that allows for residential and mixed-use development west of NW 23rd

Avenue while maintaining a primary industrial land use function in the portion of the study 
area east of Highway 30. This scenario focuses the areas of change around Montgomery Park 
and the ESCO site. 

Figure 6. Hybrid Industrial and Mixed-Use Scenario 

Source: Perkins+Will
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This land use and development analysis evaluated, within the study area, the cumulative 
impacts of land use changes between the four urban design scenarios in addition to a baseline 
scenario that reflects current Comprehensive Plan and zoning designations. Detailed 
information about the zoning designations used to evaluate the land use scenarios and 
development prototypes evaluated within zoning designations is available in Table 3 and the 
Analysis Approach and Methodology section of this report. 

Baseline Scenario – This scenario evaluated the development outcomes of existing zoning 
throughout the study area. The baseline scenario was the comparison by which all other land 
use scenarios were evaluated. This scenario represents a predominantly industrial zoning 
pattern in the area north of NW Vaughn Street and includes IH, IG, EG, and EX zones. The 
baseline scenario represents development outcomes that are market feasible under existing 
zoning, not current employment or housing units on the ground in the study area today. 

Enhanced Industrial Scenario – This scenario evaluated an industrial-focused zoning pattern 
but allowed more flexibility for creative office in the industrial zones. The enhanced industrial 
allowances evaluated are based of the current IG zone allowances in the Central Eastside 
developed for the Southeast Quadrant Plan and the Central City 2035 Plan. 

Employment Scenario – This scenario evaluated more intense employment uses including 
modified office allowances in existing IG zones and increased density to support traditional and 
campus office type uses on larger sites throughout the study area. This scenario evaluated a mix 
of EG-type zoning mapped throughout the study area. A more intense EX-type zone with no 
housing allowed was evaluated for the ESCO site and surrounding area. 

Mixed-Use Scenario – This scenario evaluated a broader mix of uses including residential, 
office, retail, and industrial. This scenario allowed residential uses broadly throughout the 
district with limitations on residential development for areas adjacent to NW Nicolai Street and 
between the rail line and NW Front Avenue. This scenario evaluated a broader mix of CM2, 
CM3, and EX-type zones that were mapped more broadly across the study area. 

Hybrid Mixed-Use and Industrial Scenario – This scenario tested a hybrid of the Enhanced 
Industrial Scenario and the Mixed-use Scenario. In this scenario, the area North of I-405 and 
East of Highway 30 was limited to enhanced industrial allowances, including industrial office 
allowances, while the remainder of the study area bounded by NW Vaughn Street, NW Nicolai 
Street, and Highway 30 was evaluated using mixed-use and residential prototypes. This 
scenario evaluated a mix of industrial and mixed-use zones including IG, EG, CM2, CM3, and 
EX. This scenario also evaluated higher height allowances for the EX zone in the core areas of 
the ESCO and Montgomery Park parcels that would allow up to seven story developments 
within a maximum height of 75 feet. 
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For each of the scenarios evaluated, we summarized the total development outcomes including 
residual land value created, impact to jobs by type, change in housing production, and 
affordable units produced under an inclusionary housing program. These numbers represent 
what we call market supportive capacity. In other words, if unlimited market demand under 
each of these scenarios existed today, this is a realistic range of development outcomes that 
could be supported under current market conditions. Summarizing development impacts in 
this way allows staff, community stakeholders, and decisions makers to weigh the relative 
trade-offs of each land use scenario by comparing outcomes. For example, the residual land 
value created totals represent the increment of land value that is created from land use changes 
that can potentially be captured to fund public benefits. The results of this analysis are 
summarized in Tables 1 and 2 below. 

Enhanced Industrial Scenario –The Enhanced Industrial Scenario creates the least amount of 
residual land value, $22 million, of all the scenarios evaluated. The Enhanced Industrial 
Scenario creates the second highest number of new jobs split mostly between office and 
industrial sectors. This scenario creates 930 additional industrial jobs through intensification of 
existing zones that are still broadly limited to industrial uses. Additionally, there are over 1,390 
office jobs forecast in this scenario that are the result of the zoning allowances for office and 
industrial office uses. 

Employment Scenario– The Employment Scenario creates the second least amount of land 
residual value, $60 million, of all the scenarios evaluated. The Employment Scenario creates the 
most jobs of all the scenarios evaluated with nearly 2,370 new jobs, 58 percent of which are in 
office sectors. This scenario also sees an increase in industrial jobs, 930 new jobs, due to the 
increased allowances in the enhanced industrial type zoning east of Highway 30. This scenario 
also adds 820 new residential units from the introduction of allowances for mixed-use and 
residential development on the north side of Vaughn between 23rd and 27th. 

Mixed-Use Scenario – The Mixed-Use Scenario creates the most amount of residual land value, 
$150 million, from land use changes that could be captured to fund public benefits. The Mixed-
Use Scenario also creates the most amount of new market rate and affordable units under the 
inclusionary housing program. 

However, this scenario sees the least amount of total job creation in the district. The small 
increase in jobs and employment development are the result of current industrial uses being 
redeveloped for residential and mixed-uses. Additionally, when redevelopment does occur, 
new jobs are more likely to be limited to ground floor commercial uses that are likely to be 
home to service sector jobs such as retail, personal services, or restaurants but could 
accommodate office and institutional jobs.  
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Hybrid Mixed-Use and Industrial Scenario – The Hybrid Mixed-Use and Industrial Scenario 
creates the second highest amount of residual land value, $103 million, that could be captured 
for community benefits. This scenario generates 2,030 new market rate residential units in 
addition to 190 affordable units through the inclusionary housing program. 

While this scenario creates 1,790 new jobs, a lot of which are in retail, personal services, and 
restaurants, it also sees a moderate increase to the total number of industrial jobs in the district. 
Notably, by excluding residential allowances in the area east of Highway 30 and allowing for 
intensification of industrial uses in current IG1 zones in combination with applying mixed-use 
allowances to larger sites on the west side of the study area, this scenario has a moderate net 
impact to the industrial jobs in the district. 

Table 1: Land Use Scenario Results (Net Changes from Baseline Zoning)

  

Enhancedd 
Industriall 
Scenarioo 

Employmentt 
Scenarioo 

Mixedd Usee 
Scenarioo 
(10%% set-

aside)) 

Hybridd 
IIndustriall andd 

Mixedd Usee (10%% 
set-aside)) 

Residual Land 
Value $22 M $60 M $150 M $103 M

Industrial Jobs 930 930 250 560

Office Jobs 1,390 1,390 490 960

Retail / 
Restaurant Jobs 10 50 340 270

Net Job 
Changes 2,330 2,370 1,080 1,790

Market Rate 
Housing Unit 
Changes 190 820 3,110 2,030

Net Affordable 
Unit Changes 20 50 315 190
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Table 2. Land Use Scenario Results (Total Values for Each Scenario Evaluated)

  Baselinee 

Enhancedd 
Industriall 
Scenarioo 

Employmentt 
Scenarioo 

Mixedd Usee 
Scenarioo 
(10%% set-

aside)) 

Hybridd 
IIndustriall 
andd Mixedd 
Usee (10%% 
set-aside)) 

Residual Land 
Value $607 M $629 M $667 M $757 M $710 M

Industrial Jobs 370 1,300 1,300 630 930

Office Jobs 550 1,940 1,940 1,040 1,510

Retail / 
Restaurant Jobs 400 410 450 730 660

Market Rate 
Housing Units 10,810 10,990 11,630 13,920 12,840

Affordable 
Housing Units 940 960 990 1,250 1,130

This analysis also evaluated the impact of increasing the height maximum allowed in the EX 
zone in the study area in both the Mixed Use and Hybrid Industrial and Mixed Use Scenarios to 
be aligned with the height bonus option in the CM3 zone. This additional height analysis 
evaluated allowing development prototypes to access heights up to 75 feet compared to 65 feet 
in the EX base zone allowances. Increasing the height maximum results in an increase in the 
residual land value as well as an increase in housing units that are feasible to produce under 
current market conditions. Allowing buildings up to 75 feet in all scenarios allows a more 
feasible development type, five-over-two podium development, than what is allowed in 65-foot
height maximum. While six-story buildings are permitted and physically possible within a 65-
foot height maximum, in most cases a five-story development is identified as the most feasible 
development type. Allowing additional height up to 75 feet to get to seven-story development 
improves feasibility and development outcomes across the study area. 
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Table 3: Scenario Results Comparing a Height Increase to 75 Feet (Net Changes from Baseline 
Zoning) 

  

Mixedd Usee 
Scenarioo 
(10%% set-

aside)) 

Mixedd Usee 
SScenarioo 
(10%% set-

aside)) –– moree 
heightt 

Hybridd 
Industriall andd 

Mixedd Usee (10%% 
set-aside)) 

Hybridd 
IIndustriall andd 

Mixedd Usee (10%% 
set-aside)) –– 
moree heightt 

Residual Land 
Value $150 M $186 M $103 M $140 M

Industrial Jobs 250 250 560 560

Office Jobs 490 490 960 960

Retail / 
Restaurant Jobs 340 560 270 480

Net Job 
Changes 1,080 1,300 1,790 2,000

Market Rate 
Housing Unit 
Changes 3,110 6,130 2,030 5,060

Net Affordable 
Unit Changes 315 670 190 550

ECONorthwest utilized MapCraft labs to run financial pro formas to test the impact of changes 
to zoning and land use allowances within the study area defined as ¼ mile from the proposed 
Northwest Industrial streetcar alignment. To do this, we modeled development prototypes 
which conform to various land uses and entitlements currently present in the study areas. We 
will also model prototypes that conform to potential future entitlements in the study areas for 
the sensitivity testing of alternative scenarios. The analysis area for Scenario 4 is based on the 
original study area used for the initial three scenarios and is valid as a point of comparison 
because only the changes in land use were evaluated between scenarios. Additional analysis 
would need to be conducted to analyze full development outcomes with a revised study area 
based on a new transit alignment. 

To understand the impact to development, given the factors of the alternative scenarios, our pro 
forma models evaluated changes to the residual land value (RLV) of the prototypes under both 
the existing zoning allowances (base scenario) and potential future zoning scenarios defined by 
the Perkins+Will urban design concepts and in discussion with City of Portland staff. RLV is an 
estimate of what a developer would be able to pay for land given the property’s income from 
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leases or sales, the cost to build as well as operate the building, and the investment returns 
needed to attract capital for the project. In other words, it is the budget that developers have 
remaining for land after all the other development constraints have been analyzed. While there 
are other quantitative methods for calculating value created from land use changes and 
calibrating public benefit requirements, such as an internal rate of return (IRR) threshold 
approach, all of the potential methods share drawbacks regarding the quality of inputs and 
sensitivity to those inputs. An advantage of the RLV approach is that it does not rely on land 
prices as an input. Rather, observed land prices can be compared with the model outputs to 
help calibrate the model and ensure it reflects reality. The residual land value results presented 
in this memo are the true residuals after subtracting the Multnomah County Assessor’s 
estimates of real market value on each parcel.  

We used RLV to identify the prototypical development with the highest value for each site in 
the study area. This reflects the likely market conditions where land will sell to whichever 
developer is able to pay the highest price. As a second filter for site level development 
feasibility, we applied debt service coverage thresholds to identify if projects could overcome 
financing requirements, even with positive RLVs. The RLV analysis is an estimate of the 
feasibility for the market to produce housing and commercial space – it is used to compare 
policy choices but does not produce a precise answer for every site due to variations in property 
conditions and property owner decisions. It is best to use these results to understand the 
direction and scale of policy choices relative to desired outcomes (e.g. more affordable housing 
or less impact on industrial jobs). The outputs of this analysis are not intended to be the final 
recommendation, but to help ground future recommendations and policy decisions in the 
context of market realities and how private investment decisions are made. 

Additionally, this analysis relies heavily on recent trends and observed development within 
and around the study area. The near and mid-term impacts of COVID-19 on investment in 
residential and commercial development are unclear but will affect how and when the scenarios 
evaluated in this analysis might be realized. It is important to understand that there is still long-
term demand for residential and commercial development in the City of Portland and that the 
location of the study area along with investment in infrastructure and public-realm 
improvements make the area well positioned for longer term investment. 

ECONorthwest worked with city staff to identify the zoning designations that could implement 
the urban design scenarios. City of Portland Bureau of Planning and Sustainability provided 
information to translate the urban design concepts to zoning designations, floor area ratio (FAR) 
allowances, and heights that were used to develop the development prototypes that were 
evaluated. These development prototypes represent a typical development that could occur in 
zones throughout the district and under all land use scenarios. This analysis also evaluated both 
base and bonus FAR, density, and height bonuses by zone as applicable. Development 
prototypes that reflect bonus allowances account for current inclusionary housing obligations. 
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Table 4: Zones from all scenarios plus respective prototypes evaluated 
Zone Prototypes allowed by base 

entitlements
Prototypes allowed by bonus 
entitlements

IH Traditional low-rise industrial: 
warehouse and manufacturing 
1 story, 0.6 FAR

N/A

IG1 Traditional low-rise industrial: 
warehouse, manufacturing, and flex 
1 story, 0.6 FAR

N/A

IG1 Central City –
IG1 zone with 
industrial office 
allowance

Traditional low-rise industrial: 
warehouse, manufacturing, and flex; 
Central City office; urban flex 
4 stories, 3.4 FAR

N/A

EG1 Traditional low-rise industrial: 
warehouse, manufacturing, and flex; 
urban flex; low-rise office 
6 stories, 2.1 FAR

N/A

EG2 Traditional low-rise industrial: 
warehouse, manufacturing, and flex; 
urban flex; low-rise office 
6 stories, 2.1 FAR

N/A

EX Traditional low-rise industrial: 
warehouse, manufacturing, and flex; 
urban flex; low-rise office; low to mid-
rise residential 
6 stories, 2.1 FAR – Flex
4 stories, 3.4 FAR – CC Indus. 

Traditional low-rise industrial: 
warehouse, manufacturing, and 
flex; urban flex; low-rise office; low 
to mid-rise residential 
5 stories, 4.6 FAR

EX - Pearl district 
height/FAR

Traditional low-rise industrial: 
warehouse, manufacturing, and flex; 
urban flex; low-rise office; low to mid-
rise residential
6 stories, 2.1 FAR – Flex
4 stories, 3.4 FAR – CC Indus.

Traditional low-rise industrial: 
warehouse, manufacturing, and 
flex; urban flex; low to high-rise 
office; low to high-rise residential
10 stories, 9.3 FAR

EX – no housing Traditional low-rise industrial: 
warehouse, manufacturing, and flex; 
Central City office; urban flex; low-rise 
office 
6 stories, 2.1 FAR – Flex
4 stories, 3.4 FAR – CC Indus. 

Traditional low-rise industrial: 
warehouse, manufacturing, and 
flex; Central City office; urban flex; 
low-rise office 
6 stories, 3.4 FAR - Flex
5 stories, 4.4 FAR – CC Indus  

EX – 7 stories
(testing height 
bonus allowed in 
EX zone)

Traditional low-rise industrial: 
warehouse, manufacturing, and flex; 
Central City office; urban flex; low-rise 
office 
6 stories, 2.1 FAR – Flex
4 stories, 3.4 FAR – CC Indus.

Traditional low-rise industrial: 
warehouse, manufacturing, and 
flex; Central City office; urban flex; 
low-rise office 
  7 stories, 6.5 FAR – MU Res

CM1 Low-rise residential; low-rise office 
3 stories, 1.3 FAR

Low-rise residential; low-rise office 
3 stories, 2.0 FAR

CM2 Low to mid-rise residential; low-rise 
office 
4 stories, 2.1 FAR

Low to mid-rise residential; low-rise 
office 
5 stories, 4.0 FAR

CM3 Low to mid-rise residential; low-rise 
office 
4 stories, 2.1 FAR

Low to mid-rise residential; low-rise 
office 
5 stories, 4.6 FAR
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CX Low to mid-rise residential; low-rise 
office 
4 stories, 1.6 FAR

Low to mid-rise residential; low to 
mid-rise office 
8 stories, 7.6 FAR

RM1 Low-rise residential
2 stories, 1 FAR

Low-rise residential
3 stories, 1.3 FAR

RM2 Low-rise residential
 3 stories, 1.3 FAR

Low to mid-rise residential
4 stories, 2.1 FAR

RM3 Low-rise residential
4 stories, 1.6 FAR

Low to mid-rise residential
4 stories, 2.1 FAR

RM4 Low to mid-rise residential
5 stories, 4.0 FAR

Low to mid-rise residential
5 stories, 4.6 FAR

RX Low to mid-rise residential
4 stories, 1.6 FAR

Low to mid-rise residential
7 stories, 6.5 FAR

For all of the land use scenarios, we tested numerous development prototypes within each of 
the zoning allowances for each scenario. For example, in the mixed-use scenario we evaluated 
multiple development prototypes (e.g.-three story wood frame construction, podium, and 
steel/concrete towers) and multiple land uses (e.g.- mixed-use, residential, and office uses all 
within a single type of development) across a range of mixed-use zones including CM2, CM3, 
and EX zones. Similarly, we tested prototypes for industrial and employment focused 
development in the IH, IG, and EG zones across all land use scenarios. The following maps in 
this section identify the zoning designations that were analyzed for each land use scenarios. 

Figure 7. Baseline Scenario – Current Comprehensive Plan Map and Zoning 

Source: ECONorthwest
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Figure 8. Enhanced Industrial Land Use Scenario

Source: ECONorthwest

Figure 9. Employment Land Use Scenario

Source: ECONorthwest
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Figure 10. Mixed-Use Land Use Scenario

Source: ECONorthwest

Figure 11. Hybrid Industrial and Mixed-Use Land Use Scenario

Source: ECONorthwest
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We also evaluated multiple affordable housing targets under modifications to the existing 
inclusionary housing program. Increases in affordable housing set-aside requirements results in 
less development occurring overall and the scale at which development occurs that impacts 
both the amount of total housing units expected to be built as well as the number of jobs that are 
created in each scenario. We found that a 12% set-aside at 60% MFI was the highest outcome 
scenario for a district specific proposal that maximizes affordable housing through an existing 
program (Portland Inclusionary Housing Program) while still generating financial returns for 
site-specific development. 

We found that, based on the debt financing assumptions (70% LTC, 6% interest rate), a 15% set-
aside reduces the revenue, and subsequent net operating income, to a point that some projects 
cannot cover the debt service on the loan. At a 12% set-aside, the revenue from the mixes of 
income levels can still support the annual debt service payment, assuming the same debt 
financing parameters. 

This analysis also evaluated the impact of increasing the height limit allowed in the EX zone in 
the study area in both the Mixed Use and Hybrid Industrial and Mixed Use Scenarios to be 
aligned with the height bonus option in the CM3 zone. Increasing the height maximum results 
in an increase in the residual land value as well as an increase in housing units that are feasible 
to produce under current market conditions.

Table 5: Affordable Housing Results (Net Changes from Baseline Zoning for Affordable Housing Targets)

  

Mixedd Usee 
Scenarioo 
(10%% set-

aside)) 

Mixedd Usee 
Scenarioo 
(12%% set-

aside)) 

Mixedd Usee 
Scenarioo 
(15%% set-

aside)) 

Hybridd Industriall 
andd Mixedd Usee 
(10%% set-aside))  

Hybridd 
IIndustriall andd 
Mixedd Usee 
(12%% set-aside))  

Residual Land Value $150 M $99 M $14 M $103 M $58 M

Industrial Jobs 250 250 250 560 560

Office Jobs 490 490 490 960 960

Retail / Restaurant 
Jobs 340 270 180 270 490

Net Job Changes 1,080 1,010 930 1,790 1,740

Market Rate Housing 
Unit Changes 3,110 2,100 930 2,030 1,170

Net Affordable Unit 
Changes 315 410 590 190 280

Source: ECONorthwest
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Table 6: Affordable Housing Results from a Height Increase to 75 Feet (Net Changes from Baseline 
Zoning for Affordable Housing Targets)

  

Mixedd Usee 
Scenarioo (10%% 
set-aside)) –– moree 
heightt 

Mixedd Usee 
Scenarioo (12%% 
set-aside)) –– 
moree heightt 

Hybridd 
IIndustriall andd 
Mixedd Usee 
(10%% set-aside)) 
–– moree heightt 

Hybridd 
IIndustriall andd 
Mixedd Usee 
(12%% set-aside)) 
–– moree heightt 

Residual Land Value $186 M $125 M $140 M $84 M

Industrial Jobs 250 250 560 560

Office Jobs 490 490 960 960

Retail / Restaurant 
Jobs 560 490 480 440

Net Job Changes 1,300 1,230 2,000 1,960

Market Rate Housing 
Unit Changes 6,130 5,080 5,060 4,150

Net Affordable Unit 
Changes 670 810 550 670

Source: ECONorthwest
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Institutional Campus Open Space
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Mixed Use – Neighborhood

Mixed Use – Civic Corridor

Mixed Use – Urban Center

Central Commercial

Central Employment
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location, and features of the development on 

types of development that can be built on both 

Open Space (OS)

Residential 10,000 (R10)

Residential 7,000 (R7)

Residential 5,000 (R5)

Residential 2,500 (R2.5)

Residential 2,000 (R2)

Residential 1,000 (R1)

High Density Residential (RH)

Central Residential (RX)

Campus Institutional 1 (CI1)

Campus Institutional 2 (CI2)

Commercial Residential (CR)

Commercial Mixed Use 1 (CM1)

Commercial Mixed Use 2 (CM2)

Commercial Mixed Use 3 (CM3)

Commercial Employment (CE)

Central Commercial (CX)

General Employment 1 (EG1)

General Employment 2 (EG2)

Central Employment (EX)General Industrial 1 (IG1)

General Industrial 2 (IG2)

Heavy Industrial (IH)
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Single-Dwelling 7,000

Single-Dwelling 5,000

Single-Dwelling 2,500

Multi-Dwelling 2,000

Multi-Dwelling 1,000

High Density Multi-Dwelling

Central Residential

Institutional Campus Open Space

Mixed Use – Dispersed

Mixed Use – Neighborhood

Mixed Use – Civic Corridor

Mixed Use – Urban Center

Central Commercial

Central Employment

Mixed Employment

Industrial Sanctuary

COMPREHENSIVE PLAN DESIGNATIONS
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Central Employment (EX)General Industrial 1 (IG1)

General Industrial 2 (IG2)

Heavy Industrial (IH)

CITY OF PORTLAND | ZONING
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in various parts of the city that have either a 

 implemented 

 is 
applied to protect industrial and employment 

, 

its districts, improve economic vitality, and to 

to protect natural resources that have been 
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is slim,

bedroom condos start at about $190,000 
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homes in 

RENTAL MARKET

2 is similar across 
2, 
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absorption 
rate

 from 

The Carson (2018) with over 380 residential units
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NW Raleigh looking toward NW 21st Ave (Slabtown). The area west of 19th added more than 1,800 new units since 2008.
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