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How to Testify

You are invited to testify on the Residential and Open Space Zoning Map Update at a
Planning and Sustainability Commission (PSC) Hearing on:

Tuesday, April 12t at 12:30
1900 SW 4t Avenue, Room 2500A, Portland, OR.

To confirm the PSC hearing date and time, check the PSC Calendar
at www.portlandoregon.gov/bps/35452 one week prior to the scheduled hearing.

In addition, check the PSC Calendar for upcoming public hearings on the “Composite
Zoning Map” (see note on facing page).

The PSC also invites testimony on this proposal in writing through April 12t in these ways:

. By email: psc@portlandoregon.gov

. By US mail:  Planningand Sustainability Commission
City of Portland Bureau of Planningand Sustainability
1900 SW 4t Ave, Suite 7100, Portland, OR 97201

o Through the Map App: https://www.portlandmaps.com/bps/mapapp/

Questions? Call the Comprehensive Plan Helpline: 503-823-0195

The Bureau of Planning and Sustainability is committed to
providing equal access to information and hearings.
If you need special accommodation, please call 503-823-7700,
the City’s TTY at 503-823-6868,
or the Oregon Relay Service at 1-800-735-2900.



A note about process

The Planning and Sustainability Commission (PSC) has two decision pointsin the review of
the Residential and Open Space Zoning Map Update:

1. The PSC will take testimony on the proposals described in this report at a public
hearing on April 12, 2016. The PSC will hold a work session on April 26, 2016 to
review testimony received to date and make an initial recommendation onthe
Residential and Open Space Zoning Map proposals (decision point #1).

2. The PSC will continue the public hearingto a later date (to be announced) to allow
the differentlayers of the Zoning Map Update (Employment, Campus Institution,
Mixed Use, and Residential and Open Space) to be combinedinto a single map (the
“Composite Zoning Map”) and considered as a whole. The PSC will invite any
additional testimony and make a recommendation to the City Council about the
consolidated map (decision point #2).

While the record for the Residential and Open Space Zoning Map Update will remain open
past April 12, you are encouraged to provide testimony to the PSC before the April 12
publichearing to inform the PSC’s initial review and recommendations.

Please consult the PSC calendar at www.portlandoregon.gov/bps/35452 for upcoming
date(s) to provide additional testimony on the “Composite Zoning Map.”
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1. Introduction

This projectis one of eight efforts underwaythat willhelpimplement Portland’s new Comprehensive
Plan. These “Early Implementation” projects are the final stage ofthe state-required periodic review of
Portland’s Comprehensive Plan.

Project Summary

The Residential and Open Space Zoning Map Updateis one of several projects to implement the 2035
Comprehensive Plan. Employment, Campus Institutionaland Mixed Use zoning proposalsare each
addressed inseparate reports thatinclude proposed changes to the ZoningMapandZoning Code. Each
is being considered throughits own public process and timeline. The remaining Zoning Map changes
(Residentialand Open Space)are addressed inthis report.

Following Planningand Sustainability Commission (PSC) public hearings on the Employment, Campus
Institutional and Mixed Use projects, the PSCwill make recommendations to City Council about
proposedZoning Code changes for each project. However, before making a formal recommendationto
City Council about proposed Zoning Map changes, the PSC will waituntil all proposed Zoning Map
changes --including residential and open space changes—are consolidated into a single composite
Zoning Map Update. This will enable the publicand PSCto consider the proposed Zoning Map in its
entirety, ratherthanina piecemeal way.

What’s in this report?
This report consists of sixsections:

e Sectionlintroducesthe project.

e Section2describeshow proposed Zoning Map changes relate to the Recommended
Comprehensive Plan.

e Section 3summarizes publicandstakeholderinvolvementactivities that have helped inform this
Zoning Map update.

e Section4describesproposedZoningMap proposals.

a. Residentialand Open Space Zoning Map changes that correspond with Recommended
2035 Comprehensive Plan Map designations

b. Residential Zoning Map changes that address various situations, such as nonconforming
density or split zones

c. Residential Zoning Map changes that reduce residential density to ease David Douglas
School District’s overcrowding

d. Residential Zoning Map changes that conform with Comprehensive Plan Map
designations established in 1980

e Section5includesmaps and appendices.
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2. Relationship to the Comprehensive Plan

What is the difference between Comprehensive Plan map designations and zoning?

The Comprehensive Plan Mapdepicts a long-termvisionofhow and where the city will grow and change
overthenext 20years to accommodate anticipated populationandjob growth. Incontrast,the Zoning
Map tells ushowlandcanbeusedandwhat canbe built onany given property today.

Zones are more specificthanthe Comprehensive Plan designations and come witha set of rules that
clarifywhatusesareallowed (e.g., residences, businesses, manufacturing), and how buildings maybe
developed or changed (e.g., maximum heights and required setbacks from propertylines).

In Portland, all properties have both Comprehensive Planand Zoningdesignations. Usually these
designations match.

Zoning to meet long range goals

The 2035 Comprehensive Plan update includes changesto the Comprehensive Plan Mapto carryout
plangoalsandpoliciesrelated to residential development, employment, mixed use and openspace.
The planexpands opportunities for more householdsto have accessto "complete neighborhoods" --
neighborhoods with a wide range of housing typesand prices, where residents have safe and
convenient accessto the goods andservices needed indaily life. Thisapproachis keyto havinga
healthier, more prosperousand equitable cityin the future.

The goals and policiesin the Recommended Draft Comprehensive Plan most relevant to proposed
residential Zoning Map changesinclude Chapter 3, Urban Form; Chapter 4, Designand Development;
Chapter5,Housing; Chapter 6, Economic Development; Chapter 7, Environment and Watershed Health;
and Chapter 8, Public Facilitiesand Services.
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3. Prior public and stakeholderinvolvement
What have we heard leading up to this project?

The publichasbeeninvolved extensivelyin several phasesof map developmentleadingup to the
Comprehensive Plan Mapthatthe Planningand Sustainability (PSC) voted onin June 2015 and that the
Portland City Council is now considering.

In2014and2015,the Planningand Sustainability Commission received over4,000 piecesoftestimony
onthe Proposed Draft Comprehensive Plan (inclusive of testimony on goals, policies, maps and
significant projects). Keythemesraisedin testimonythatrelate to the Comprehensive Plan and Zoning
Map include:

e Supportforpoliciesto help ensure thathousingremainsaffordable for low-income residents
and prevent displacementin all of Portland’s neighborhoods.

e Concerns aboutand/orsupportfor down-designations to promote public health and safety in
areaswith natural hazardrisks and/or service andinfrastructure gaps.

e Supportforequitableinvestmentsintransportation and infrastructure. Many commenters also
highlightedthe need forinfrastructure to adequately s upport areasthatare currently under-
servedand forareaswhere significant growthis anticipated.

e Recommendations, observationsand concerns regarding the character of residential
neighborhoods, including desire to address large homes, demolitions, the design and scale of
infilldevelopments andtree preservation.

Testimonyto the PSCrelatedto s pecific proposed or requested Comprehensive Plan mapping changes is
summarized ina seriesof staff reports prepared for the Planning a nd Sustainability Commissionin
JanuarythroughlJune 2015 (see Appendix D foran index of PSC staffreports and topics related to the
Comprehensive Plan Map).

Afterthe release ofthe Comprehensive Plan Recommended Draft, over two thousand pieces of
testimonywere submittedto City Council. Nearlya third of those comments pertained directlyto land
us e designations and zoning, while additional comments addressed such topicsas design and
development standards, and citywide housingissues.
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Public involvement activities related to mapping

Updates ofthe Comprehensive Plan Map and associated ZoningMap have beeninformed by testimony,
community conversationsand coordination with City service bureaus. Key publicinvolvement activities
relatedto mappinginclude:

Information gathering(2012): Bureau of Planning and Sustainability (BPS) staff provided

information about the Comprehensive Plan Update processand content andsolicited
feedbackfrom neighborhoods andinterest-based organizations, reaching over 2000 people.

Workshops to raise awarenessand gather communityinput (2013): BPS staff provided
information about and collected public feedbackon Working Draft Parts 1 and 2 and Growth
Scenarios. Outreachfocused on groupsnot reached by earlier outreach activities. Staffalso
made 65 presentations to various neighborhood

associations and community groups andtabled atstreetfairs and other events.

District Mapping Conversations(2013): District Liaisons led ten interactive workshops
targetedto each District Coalition’s concerns, followed by discussion a nd mapping exercises.

Outreach directed towards under-represented populations(2013): Understandinggapsin
earlier outreach, staff directed outreach to youth, communities of color, tenants and low
income residents.

Map App release (2013): This interactive communication and engagementtool was released
to share proposals, accept publiccomments, and allow members ofthe publicto hold
electronic “conversations” about proposals. Information about the Working Draft was
sharedat51 community meetings, 33 demonstrations/trainingevents onthe Map App, and
three District Mapping Conversations that alsofocused on area-specific issues.

Integration of public feedback (2013-2014): Sta ff continued to review feedback received
from individuals and groups, conductfurther analysis, weigh competing comments and
incorporate changesto produce the Proposed Draft Comprehensive Plan (July2014) for
publicandPlanningandSustainability Commission review and discussion.

Continued information sharing (2014-present): District Liaisons and other BPS staff
continueto presentinformationabout process and plan content at numerous community
meetings. Staff continue to share the PSC's Recommended Draft, provide guidance a bout
how to effectively provide testimony to City Council, and present information about
participating inearlyimplementation projects including Zoning Code and Zoning Map
updates.

Feedback on the Residential and Open Space Zoning Map Discussion Draft (November
2015-present): Staffreceivedthirty-four comments onthe Discussion Draft by email and
throughthe Map App, eighteen of which were relatedto the Zoning Review Areas discussed
in Section 4dofthis report. Mostofthe othercomments related to testimonythatwasalso
givento City Council inrelationto the Comprehensive Plan map, either to recommendthat
a favored Comprehensive Plan designation be implemented with consistent zoning, or that a
designation not be implementedin zoning. One commentrelated toa request for zoningto
matchthe pre-existing Comprehensive Plan designationinanareathathadnotbeen
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labeledas a Zoning Review Area, sincestaffanalysishad shown limited access to servicesor
infrastructure.

e Zoning Review Area meetings (October-December 2015): Staff attended fourteen
neighborhood association meetings to presentinformationrelated to Zoning Review Areas,
answer questions andto collect feedback on the evaluation criteria while hearing other
area-specific concerns. Staffalso contacted additional neighborhood groups by email and
phone.Community comments are briefly summarized foreachZoningReview Area
description inSection 4d.

Inter-governmental coordination

Inthe course of developingthe proposed Comprehensive Plan Map and draft Residentialand Open
SpaceZoning Map Update, BPSstaffhas consulted with City of Portland bureau and agency stafffrom:

e Development Services

e Transportation

e Environmental Services

e Water

e ParksandRecreation

e FireandRescue

e Housing

e Emergency Management

e ManagementandFinance

e Office of Equityand HumanRights
e Portland Development Commission

BPS staffhasalso consulted with staff from Portland Public Schools, David Douglas School Districtand
Parkrose School District (the three districts with facilities entirely withinthe cityof Portland) to
understand how growth forecasts affectenrollment trends and school capacity.

Because David Douglas School District (DDSD)is experiencings erious overcrowdingdistrict-wide, BPS
staffhasworked closely with the DDSD Superintendent, staff, board members and their facilities
planningconsultant to develop a proposal for ZoningMap changes designedto help alleviate pressures
on school capacity throughout the district. These proposed changesare discussedin Section4cofthis
report.
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4. Proposed Zoning Map changes

Introduction

Residential and OpenSpace ZoningMap changesare proposedto:

a.

Correspond with Recommended
2035 Comprehensive Plan Map
changes now beingconsidered by
the Portland City Council, or
Address various situations, such as
nonconformingdensity or split
zones, or

Reduceresidential densityto ease
David Douglas School District’s
overcrowding,or

Match Comprehensive Plan
designations establishedin 1980.

Eachofthesegroupsaredescribedin
more detail inthe following pages.

Please note that this Residential and Open Space
Zoning Map proposal is based on the 2035
Comprehensive Plan recommended by the Planning
and Sustainability Commission in August 2015 and
forwardedto the Portland City Council.

As of the writing of this report, the Portland City
Council is considering potential amendmentsto the
Recommended Draft, following receipt of over two
thousand pieces of testimony.

Any amendments that the City Council adopts in
spring 2016 may affect the Zoning Map proposals
described in this report.

4a. Zoning Map proposals that correspond with Comprehensive Plan Map
designations now being considered by the Portland City Council

All ofthe proposed Open Space, and mostofthe Residential Zoning Ma p changes, fallinto this category.

The following table, Table 1, summarizes the location, reason for and type of change. Additional
backgroundinformation about proposed changes canbe found instaffreports prepared forthe
Planningand Sustainability Commission’s Comprehensive Plan work sessions (JanuarythroughJune

2015). See Appendix D for links to staff reportdatesandtopics.

This categoryof proposalsis relatively unchanged from the Discussion Draft, with the exception of
additional split-zone corrections.
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Table 1: Zoning Map Proposals that correspond with Recommended 2035
Comprehensive Plan designations

General location Reason for proposed changes Type of Zoning Affected
Map changes acres
Dispersed sites The Open Spacezoneis proposed for planned parks or openspace use on properties owned by the 17445
citywide City of Portland and Metro. Various zones
changingto Open
e SeePSCMarch 24,2015 staff report: Open Space Designations (pp. 1-3) Space
Primarily Southwest Proposed Comprehensive Planandzoning designations would reduce potential risks to publichealth | Decreasesin 659.6
hillsand nearPowell andsafetyin areas atrisk of naturalhazards (e.g., landslide, wildfire, earthquake, flooding) and/or residential density
Butte. Also, small havedrainage problems dueto steep slopes, soil conditions, high groundwater, seeps and springs,
areasin Sellwood- or stream channels.
y:r:ftl)ind’ Reed, and Mostof theseareas also have limited stormwater managementanddrinking water capacity, or lack
' good quality streets and/or sidewalk connections. Proposed changes would limit the number of new
homes thatcan bebuiltinlocations that maybe hazardous, difficult or costly to provide with public
services. Existing buildings would not be affected.
e SeePSCMarch 10, 2015 staff report: Residential Densities (pp. 5-10 and i-iii)
Dispersed areas of Proposed zone would reduce allowable residential density where the existing development pattern | Decreasesin 649.6
Southeast, East,and is predominantly lowerthan what the Comprehensive Plan designation currently allows. Areas residential density
North Portland proposedfor change arerelatively distant from centers and corridors.
e SeePSCMarch 10, 2015 staff report: Residential Densities (pp. 16-21 and v-vi)
Powellhurst-Gilbert Proposed zone would reduce allowable residential density in areas outside of centers and corridors, | Decreasesin 210.1

and Centennial

where publicservices and amenities are limited and where the existing development patternis
relatively established.

The City will continue to pursue infrastructure improvements in these areas where they arelacking,
including but not limited to new school construction, parks, safe routes to schools, and other
pedestrianimprovements.

e SeePSCMarch 10, 2015 staff report: Residential Densities (pp. 11-15andiv-v)

residential density
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General location

Reason for proposed changes

Type of Zoning

Affected

Map changes acres
Eliot Conservation Proposed zone would preserve the historic character of the Eliot Conservation District. Decreasesin 61.4
Fl?lszlct((jl;lortheast The changeisintendedto alleviate pressure on the existing housing stock, andinstead focus multi- residential density
ortian dwelling developmentat higher densities along the bordering corridors (Vancouver/Williams and
MLK).

e SeePSCMarch 10, 2015 staff report: Residential Densities (pp. 22-25 and vi-vii)
PrimarilySoutheast Proposed zone will better matchsurrounding zoning and/or acknowledge whatis builton thesite. Decreasesin 54.8
Portland,and . o w ” residential density
dispersed locations in e SeePSCMay 12,2015Final Consent Lists. “Proposed Map Changes” (pp. 4, 5) and a changefrom
Eastand North commercialto
Portland residential zoning
Sellwood-Moreland Proposed zone would reduce allowable residential density since the planned Orange Linelight rail Decreasesin 17.5
only (Southeast) stationatHarold Street, whichwas the reason for the higher density zoning, won't be built within residential density

next20 years.

e SeePSCMarch 10,2015 staff report: Residential Densities (pp. 29-32 and vii)
Dispersed locations Proposed zone would correct a situationinwhich asiteis covered by morethan onezoneandmore | Changes from 13.7
citywide than one Comprehensive Plandesignation. multiplezoneson a

sitetoasingle
e SeePSCApril 14,2015 Consent List: Map Changes (pg. 3, 6) and May 12,2015 Consent Lists | zone
(pp.13-21)

PrimarilyInner Proposed zoningwill provide more housing capacity adjacent to centers and corridors to reflect Increases in 12.0

Southeast,and near
centers and corridors
in North Portlandand
Southwest Portland

availability of transit, service and amenities. Proposed changes would also promote greater
uniformityin scaleand intensity of development withinthese areas.

e SeePSCApril 14, 2015 staff report: Residential Densities: Up-Designations (pp. 2-8 )

residential density
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Table 1: Zoning Map Proposals that correspond with Recommended 2035
Comprehensive Plan designations

General location Reason for proposed changes Type of Zoning Affected
Map changes acres
Dispersed areasin Proposed zone will better matchwhatis currently built on the site, where existing buildings exceed | Increases in 115
neighborhoods eastof | the residentialdensity allowed by the existing zone. residential density
the Willamette and a correction
e SeePSCMarch 16, 2015 staff report: Nonconforming Residential Densities and Use (pp. 1-3) | fromopen spaceto
residential
Southeastand North Proposed change from employment to residential zoning ensures that residences previously Changes from 11.4
Portland approved through a conditional use process won’t be nonconforming. employment
zoning (EG1and
e SeePSCMarch 16,2015 staff report: Nonconforming Residential Densities and Uses (pg. 1) | EG2)to residential
and April 14, 2015: Consent List: Map Changes (pg. 4) zoning
Lombard Blvd inSt. Proposed zone would reduce allowable residential density alongthis truck route, while recognizing | Decreasesin 8.3
Johns, outside of the existing development. Fewer new housing units willresultin fewer residents exposed to noise, residential density
Town Center. vibration, and air quality impacts of truck trafficthat maynegativelyaffect human health.
e SeePSCMarch 10, 2015 staff report: Residential Densities (pp. 26-28 and vii)
Dispersed sites Proposed zone will ease the transition in scale between new infill and adjacent residential Decreasesin 6.5
citywide development. residential density
andachangefrom
e Notaddressed in a PSC staff report, but corresponds with Policy 4.26 commercialto
residential
zoningD
Glenfair (East) and Increasein zoning potential is proposed because infrastructure improvements have occurred orare | Increases in 5.6
Maplewood underway to support additional housing potential in this well-served location. residential density
(Southwest)
e SeePSCMarch 10,2015 staff report: Residential Densities (p. 9 and 41)
Collins View Proposed residential zone changeis because thesiteis no longer being considered by anadjacent Changes fromIR 2.3
(Southwest), or nearby campus institution for future expansion. (Institutional

Concordia (Northeast),

and Montavilla
(Southeast)

e SeePSCMarch 16,2015 staff report: Nonconforming Residential Densities and Uses and
May 12,2015 Consent Lists

Residential) zoning
to residential
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4b. Zoning Map proposals that address various situations

On a few individual lots, or small clusters of lots (generally less than anacre combined), staff proposes
Zoning Map changesthatdo notfit neatlyintocategoriesdescribed elsewhere inthis report. Insome
cases, the proposed changesaddress a combination of situations. Examples include:

e Fixingsplitzones

o Acknowledging nonconformingresidential density

e Promoting a more consistent patternofresidential development, where infrastructureisin
place

There arealsoa handful of situations in which staff proposes to retain currentresidential zoning, even
thoughthe Comprehensive Plan has beenrecommendedto change. The most common situationis
where anew Commercial/Mixed Use designationis shown onthe Recommended Comprehensive Plan
Map, andexistingresidential zoningis proposedto be retained because:

o Retentionofexisting housing stock overrides the need for additional commercial uses at this
time,and

e Existing capacityfor commercial or other developmentin the areas is s ufficientto meet market
demandfor commercial development inthe next several years.
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4c. Zoning Map proposals that reduce residential density to ease David Douglas
School District’s overcrowding

A smallnumber of properties now zoned R1 or R2 within the David Douglas School District boundaryare
proposedforZoning Map changes to help ease the district’s current overcrowding. Comprehensive Plan

designations onthese propertiesare proposedto be
retained.

This approachsignals that once the district’s current
enrollment pressuresare alleviated by new facilities
and/orprogrammatic changes, the zoning can
change (either through a legislative processora
property owner-initiated quasi-judicial process) to
matchthe higher densities allowed by the
Comprehensive Plan designations.

PropertiescurrentlyzonedR1 are proposedto be
changedto R2 (7.8 acrescombined), and properties
currently zonedR2 are proposedto be changed to
R5 22.2 acres combined). Approximately76
propertiesare affected by this proposal,alllocated

In conjunction with these proposed map
changes, an amendment to the Zoning Code
is proposed to add adequate school district
capacity as an approval criterion for a base
zone change (along with the adequacy of
other public services such as sanitary sewer
and water).

This proposed amendment is included in the
package of Miscellaneous Zoning
Amendments, another Early Implementation
project of the Comprehensive Plan update.

inthe Mill Parkand Hazelwood neighborhoods. Propertieswere selected for this Zoning Map change

basedon the following criteria:

e Notlocatedwithin a neighborhood center or the Gateway Regional Center

e Currentlyvacantor developed with a single-dwelling structure
e Identifiedin the Buildable Lands Inventory as having capacity for 3 or more units

ProposedDraft Residential and Open Space Zoning Map Update |Pagell




4d. Zoning Map proposals that match 1980 Comprehensive Plan designations

Introduction

Since 1980, the Comprehensive Plan has included a s mall percentage (about 3.5%) of propertiesacross
the city where the existing Comprehensive Plan residential designationsand zoningdo not match. The
City of Portland Official Zoning Ma p depicts such areaswitha dotted line. Properties are labeled with
the zoning designation, followed by the Comprehensive Plan designationin parentheses.

NE G0TH

NE 62ND

l EBURNSDE

...................

.................................

SF ASH

RS

R2

Dotted linesillustrate where the zoning differs from the Comprehensive Plan designation.

With a few exceptions, these areasare locatedin parts ofthe citywhere there hasn’tbeena
Comprehensive Plan or Zoning Map update since 1980. However, conditionsin these areashave
changedthroughimprovedinfrastructure, demographic and market factors, andincreased desirability
of living close to the Central City. More than halfofthe

affected neighborhoods arein Inner Southeast Portland. These areas have the potential to

provide more diverse housing options
near opportunity areas (i.e., locations
with close and convenient access to
transit, shops, services and amenities).

The Discussion Draft Residential and Open Space Zoning
Map Update (November 2015) identified several s mall
areaswhereitis appropriate to up-zoneto match
Comprehensive Plan designations establishedin 1980.

Generally, theseare areas that have access to services, Each area was evaluated to determine
infrastructurein place to supportanticipated development, | .o suitability and readiness for a

and a history of approved property owner-initiated Zone Zoning Map change.

Map Amendments.

In this Proposed Draft, additional areas are also proposed to matchthe Comprehensive Plan designation
because ofthe presence of multi-dwelling buildings that were built before the zoning was putinplace.
Referto AppendixAfora list of affected properties andreasons for proposals.
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Zoning Review Areas

In additionto the areasproposed for Zoning Map changesdescribed above, the Discussion Draft
Residential and Open Space Zoning Map Update identifieda number of “Zoning Review Areas.” These
are areas where staff determined thatfurther analysis and community conversationwas needed before
presenting a recommendationabouta Zoning Map change.

In reviewingthese areas for suitability and readinessfor zone changes, staff considered a number of
factors includinginfrastructure constraints and conditions, actual builtdensities, recent marketactivity,
demographicsand policydirectionin the 2035 Comprehensive Plan. Factors were considered on
balance, such that minorinfrastructure shortcomings might be outweighed by other location strengths,
andviceversa.

Generally, residential zonesin areaswith relatively strong infrastructure investments and proximity to
amenities andservices are proposed to change to match the longstanding Comprehensive Plan
designation. The majority of proposed changesare modestinscale, suchas the difference between
Residential 5,000 (R5), which mostly allows single-family home development, and Residential 2,500
(R2.5)which allows single-family home
development as well as duplexes and row houses.

Zoning Review Areas in which the
residential zoning is proposed to
change are described in Appendix B,
listed alphabetically by neighborhood.

In areasfarther from centers, with more limited
infrastructure and/or with other constraints (such
as steepslopes), staff hasgenerally proposedto
retaincurrent zoning. In these areas, property

owners would continue to be able to request an Summary notes from neighborhood
individual zone change through a land use review discussions about potential zone
process, s ubject to meeting approval criteria in the changes can be found in Appendix G.
Zoning Code.

Evaluation Methodology

Aninitialsetofcriteria was developed to evaluate these potential zone changes. Evaluation criteria
allowedforcomparison of different areasto ensure that like situations were beinganalyzed inlike ways.
Aninitial high/medium/low score was assigned to each area;this initial score served as a basisfor closer
examination includingfield visits and additional analysis.

Foreachcriterion below, a positive score indicated greaters uitability for a zone change:
e Proximityto centers
e Lackofsubstandard streets, water system constraints, and otherinfrastructure barriers
e Transportation capacity
e Existing developmentthatexceedsthe allowable densityinthe current zone (typically alegacy
of lessrestrictive zoning inthe past)
o Lotsizesthataresmallerthanallowedinthecurrentzone
e Underlyingplats and/oralleys
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e Propertiesthathave zoningin place to match the Comprehensive Plan,approved through
owner-initiated Land Use Reviews

e Existing developmentallowed throughlotconfirmations

e Low potential for displacementoftenants as a resultofredevelopment

Following publication of the Discussion Draft in November 2015, staff contacted neighborhood
associations inwhich Zoning Review Areas are located. Fourteen of these associations invited s taffto
attend meetings to present information, answer questions and hear feedback. Additional comments
wereacceptedthroughemailandthe Map App. Through these meetings and follow-up feedback,
residents suggested additional evaluation criteria, including:

e Historicneighborhood character e |Impactonyardsand gardens

e Differencesininfrastructure e Airpollution
s ufficiency within a neighborhood e Tree canopy

o Timingofscheduledinfrastructure e Sustainability andresilience
improvements e Availabilityof parks

e Availabilityof on-street parking e Neighborhood demographics

e Motorvehicle/bike/pedestrianroad e Housingaffordability and displacement
conflicts e Historyofunder-served communities

e Accessto transitandservicesas negativelyaffectedbyland use
measured by actual walkingdistances changes

(takingintoaccount barriers)
e Steepslopes

Staffconsidered many ofthese factors while continuing to evaluate Zoning Review Areasfor s uitability
and readiness for zone changes. Forexample, proposals for the areasnorth ofthe Mt. Tabor volcanic
butte and the northeast corner of Eastmoreland were modified to consider steepslopes.

Affordability and Displacement

Many residents raised concerns that redevelopmentspurred bya zone change mayaffecthousing
affordabilityand may resultin possible displacement of te nants. The Recommended Draft 2035
Comprehensive Plan includes policies that require consideration of potentialimpacts of “plans...to
identify potential disparate impacts onhousingchoice, accessand affordability for protected classes and
low-income households...” (Impact Analysis, Policy 5.11). Policy 5.14 (Gentrification/DisplacementRisk)
directs the Cityto “evaluate plans ... for the potential to increase housing costs for, or cause
gentrification/displacement of communities of color, low-and moderate-income households, and
renters...”
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In general, housingaffordability in Portland as a whole de pends onincreasing the housing supplyto
keepup with housing demand. As more households, often with more income, seekhousingin Portland,
the amount ofrent or purchase price thatowners cangetfor existing housing willincrease. Zoningor
other policies that reduce the potential for housing developmentinevitably increase housing
affordability problemsin general. Theserestrictions, coupled with high demand, reduce e quitable access
to these higher opportunity neighborhoods, which have good s ervices,amenitiesandtransitandjob
access.

Onthe otherhand, new developmentcanbe associated with housingbecoming more expensivein
particularlocations. Therents and pricesfor new development are higher than for existingunits evenif
the new units increase s upply overall. An influx ofadditional residents, often with more income, can
increase the amount of commercial and other servicesin a neighborhood. In the short term, there can
be greater demandfor particular locationsand more rapid housing costs increase for nearby existing
housing. Lowerincome renters are particularly vulnerable to both the redevelopment ofthe older
buildings in whichtheylive and the increase in housing pricesin redeveloping neighborhoods. These
renters inequitably experience lossof housing stability and the ability to live intheir current
neighborhoods.Renters andlowerincome households also typicallydonot get to influence these
redevelopment decisions.

Stafflookedatthe current percentage of renter-occupied homes!ineachZoning Review Area as one
way to consider the degree to which a zone change mayindirectly resultindisplacementoftenants, if
propertieswere redeveloped. Zoning Review Area evaluation criteria were equally weighted and
consideredonbalance.Forareasthatdidn’tscore high onother factors (e.g., locational characteristics,
infrastructure, etc.), a relatively high renter-occupancy rate generally tipped the scale towards
recommending against a zone change at this time.

Zoning Review Area Recommendations

The following table lists staff’'s recommendations for all Zoning Review Areas. Recommendations are
basedon evaluationcriteria addressed above. Areas are listed alphabetically by neighborhood. The
tablesinclude:

e Recommendations forzone changes to matchthe 1980 Comprehensive Plan: further detail
aboutthese areas(organized alphabetically by neighborhood)is included in Appendix B.
e Recommendations for no change: these areasare listedin Appendix C.

1 Zoning Review Area occupancy datais estimated from Multnomah County property records, and is specific to the
boundaries of the Zoning Review Areas. This data has been compared with citywide occupancy data from the
2012-2015 American Community Survey.
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Table 2: Zoning Review Areas

Location ofZoning Review Area Zonechange
recommended?

Ardenwald-Johnson Creek No
Concordianear22m & Lombard No
Concordia, NE Killingsworth Yes
Creston-Kenilworth, NE of SE Holgate & Chavez Yes
Creston-Kenilworth, north of SE Gladstone, west of Chavez No
Creston-Kenilworth, north of SE Gladstone, eastof Chavez No
Creston-Kenilworth, near Foster & Powell Yes
Eastmorelandnear SE Moreland No
Eastmoreland near SE Woodstock & Chavez No
Hosford-Abernathy, Division & SE 12th Yes
Hosford-Abernathy, SE 21stand SE Powell Yes
Madison South No
Mt Tabor, EBurnside & 58t-77th, minusareaon nextline Yes
Mt Tabor, EBurnside & 66t-77th and west of SE Thorburn No
Mt Tabor, SE60th & Stark Yes
Mt Tabor, Division & 70th-76th Yes
Mt Tabor, SE Division & 5 15t-64th No
North Tabor, NE58th & 59th No
North Tabor, Nof Glisan, 63-68th Yes
North Tabor, N of Glisan, 60th-65th Yes
North Tabor, S of Glisan, 6 1st-65th Yes
Overlook Yes
Piedmont Yes
Portsmouth No
Reed, b/w SE Schiller & Long, 36th-38th Yes
Reed, Schillerto 28t No
Reed, west of Chavez, south of Schiller No
Richmond/HAND, b/w Hawthorne Powell Yes
Richmond, along SE Chavezb/w Hawthorne & Division Yes
Rose CityPark(R1andR2),S of NE Halsey Yes
Rose CityPark(RH), S of NE Halsey Up to R1 only
Rose CityPark, NE Halsey & 42™ Yes
Sellwood-Moreland, Lambert & SE 22nd Yes
Sunnyside/Mt Tabor, N of Belmont, 4 2"d-53rd Yes
Sunnyside/Mt Tabor, SE Hawthorne, 4 5th-52nd Yes
StJohns, N Fessenden/N Columbia Yes
StJohns, N Allegheny & Fessenden No
University Park No
Woodstock, near SE Woodstock, 36t"-SE 60t Yes
Woodstock, N of Woodstock, Chavez-40th Yes
Woodstock, S of Holgate, E of Chavez No
Woodstock, S of Holgate & 52 No
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5. Appendicesand Maps

>

Proposed Zoning Map changes to match 1980 Comprehensive Plan
Designation, outside Zoning Review Areas

Zoning Review Areas proposed for Zoning Map changes

Zoning Review Areas with no proposed Zoning Map changes

Index of Related PSC Staff Reports

2035 Comprehensive Plan Land Use Designations

Proposed Residential Zone Definitions

Summaries of Zoning Review Area Neighborhood meetings

G mMMmMmoO O W

Map 1. Proposed Draft Changes in Residential and Open Space Zoning

Map 2. Proposed Draft Residential and Open Space Zoning
(includes both proposed changes and existing zoning with no proposed changes)

Map 3. Downzone Areas in David Douglas School District
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Appendix A: Proposed Zoning Map changes to match 1980
Comprehensive Plan Designation, outside Zoning Review

Areas

Record

Location

Proposed
Change

Area
(Acres)

Reason for Proposal

1249

Far Southwest

R10toR5

Thesesites havetheinfrastructureinplace
to supporttheR5 designation. There have
alsobeen zoning mapamendments
approved in the area further supporting the
proposedchange.

1213

Mt Tabor:SE Division &
64th

R5to R1

11

Splitzonewithinsingle designationon a site
developed as an assisted livingfacility
owned by Courtyard Assisted Members LLC.

1205

Mt Tabor: 60t & Bel mont

R5 to R2

5.9

Multiplesites developed with uses that
exceed the existingR5 zones: an apartment
buildingat911 SE 60™; an assisted living
facility, the Marquis Mt Taborat 6040 SE
Belmont; a dormitoryowned by the
Institute for International Christian
Communication at6012SE Yamhill; a
church affiliated with the Oregon
Conference Adventist Churches at 1001 SE
60th; and a duplex at 6120-6122 SE Yamihill.

1208

Mt Tabor: 52" & Burnside

R2to R1

0.5

Two sites thataredeveloped with
apartmentand condominium buildings that
meet the R1 density.

1204

North Tabor: NE66t" &
Glisan

R5 to R2

0.2

A four-plexthat meets the R2 density.

1248

Northwest: NW Thurman

R10toR5

3.7

Thesesites havetheinfrastructureinplace
to supporttheR5 designation. There have
alsobeen zoning mapamendments
approved in theareafurther supporting the
proposedchange.

1207

Reed: Tucker-MaxonSchool

R5and
R2.5->
R2.5

0.7

Splitzone withinsingle designation

1202

South Tabor:SE50t &
Woodward

R2to R1

0.2

Atriplex that meets theR1 densityanda
duplex.

1206

Sunnyside: SEBelmont &
Chavez

R2to R1

Splitzoneandnonconformingresidential
density sites, includinga REACH Community
Development owned apartmentat 804 SE
Cesar EChavezand anapartment complex
at600-610SE Cesar E Chavez.

1250

West Portland Park: SW
Capitol near SW Dickinson

R7 to R2

2.6

Thesesites havetheinfrastructureinplace
to supportthe R2 designationand have no
known hazards or constraints. They are
within a block of a park and library and
withina 1to 2 blocks of transit service.
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Appendix B: Zoning Review Areas proposed for Zoning Map
changes

Concordia Neighborhood, North of NE Killingsworth between 22" and 33"

Comprehensive Plan Designation: Residential 2,500
Existing Zoning:R5

ProposedZoning: R2.5

ME AINSWORTH-ST ME AINSWORTH ST

J

ME Z3RD AVE

Area proposed for zoning change to R2.5

e Proximity to amenities and services: This areais located north ofKillingsworth Street between 22n¢
and 33 Ave.Most ofthe area designatedR2.5is situated within 4 mile of the Alberta
Neighborhood Center.Therearethree bus linesservingthe area: the #17 bus runs along 27th
Avenue;the#70runsalong33Avenue, andthe#72runsalongAlberta Street to 30t Avenue to
Killingsworth Street. Line 72is a frequent service line (15 minutesor lessthroughout the day), and
lines17and70have 20-minute orlessservice most of the day. The proximity of this area to transit,
amenities and services suggests that this areais a good location for a range of housingtypes.

e Infrastructure availability: There are nowater, sewer or stormwater systems constraints.

e Lotsizes and built densities: Ofa totalof199lotsin thisreview area, 9 are under 3,000 square-feet
insize. The original platting for much of Concordia is 25’x100’ lots whichare combinedsothat the
typicalhouseis developed on a 50°’x100’ lot,althoughthere are alsoseveral lots of 7,500 and 10,000
square-feet developed with single-family houses. West of 30t Avenue, there aretwo 2,500 square-
footlots developed with detached houses.One ofthose lots was confirmedthroughthe Lot
Confirmation process, separated from the existingabuttinglot that was originally 7,500 s quare-feet
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andis now5,000square-feet. There arealsotwolots of 3,750 square-feet, developed with early
20t centuryhouses.

Between 31%tand33r Avethere is a similar pattern. There are fourlots over 5,000 s quare-feet,
threelots thatare 2,500 square-feet,andtwolots that are 4,087 and 3,413 square-feet.

There is one multi-dwelling structure, an early 20t centuryfour-plexona 10,000 square-footcorner
lot.

o Recentdevelopmentactivity: Atotalofthree lots have seen recent activity:

0 Onelotwaschangedtothe R2.5 zonethroughthe quasi-judicial review processin 2012,
ownedby a non-profit housing development organization.

0 Onelotwasre-establishedasa 2,500 square-foot lot through the Lot Confirmation process,
and wassubsequently developed with a single-familyhousein 2013. It was originally part of
the lottothenorth.

0 Oneexistingvacant2,500square-footlot wasdevelopedwitha single-family housein2014.

e Occupancy: Theareawest of30t™ Aveis approximately 27% tenant-occupied,and east of 31, west
of 33 Aveis 25% tenant-occupied. (For comparison,47% of households are tenant-occupied
citywide.)

e Additionalfactors considered: This ZoningReview Areais adjacent to areaszonedR2 along
Killingsworth St,R2.5 south of Killingsworth St, and R5 directlyto the north.

o Feedbackreceived during Discussion Draft review period: In a conversation with Concordia
neighbors on November 18, 2015, key concerns included neighborhood character and affordability.
There wasinterestinhow R2.5would or would not change actual outcomes indemolitionsand
redevelopment, particularlyinrelationto underlying lot lines. Neighbors suggested thatstaff
consider owner-occupancy rates as a factor to evaluate potential displacement riskin allZoning
ReviewAreas.

Those expressing opposition to a zone change were concerned about incompatible development
thatisallowedandhasoccurredon 2,500 s quare-foot lots, and otherissuesrelatedto form.The
neighborhood did not express concern about additional density andis opento allowingadditional
units through ADUs andinternal conversions of existinghomesin order to preserve the existing
early 20thcentury character of the neighborhood.

Page B-2 | ProposedDraft Residential and Open Space Zoning Map Update



Creston-Kenilworth Neighborhood, East of Chavez Blvd, North of SE Holgate
Comprehensive Plan Designation: R2.5and R2
Existing Zoning:R5

ProposedZoning: R2.5andR2
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Areas proposed for zoning changes to R2 and R1

e Proximity to amenities and services: This area northof SE Holgate and eastof SE Cesar E Chavezis
situated withina half mile of the Powell/Creston Neighborhood Center. The #75 bus runsalongSE
CesarEChaveztothewestandis a frequent service line. The proximity of this area to transit,
amenities andservices means that thisareais a good locationfor a range in housing types.

e Infrastructure availability: There are nowater, sewer or stormwater systems constraints.

e Lotsizes and built densities: There are a number of buildings that include more units thanallowed
by the current R5zoning. There are few underlyinglots, so thisarea hassome potential for lot
confirmations.

e Recentdevelopment activity: There have beeneight individual sites inthis areathat have gone
througha quasi-judicialzone mapamendmentprocessto convertto R2.50rR2.Therehasbeen
some demolition and redevelopmentinthis area.

e Occupancy: Thisareais approximately 35% (R5to R2.5area)and 43%(R5 to R2 area)tenant-
occupied. (For comparison, 47% of households are tenant-occupied citywide.)

e Additionalfactors considered: This Zoning Review Area is surrounded by areas already zoned for R2
andR1tothenorth,westandsouth.TheareatotheeastiszonedR5.

o Feedback received during Discussion Draft review period: In a conversation at the Creston-
Kenilworth Neighborhood Association meetingon October 26,2015, a range of considerations were
raised, particularly with regard to transportation. Some thought that neighborhoods with stronger
connections to MAX and other transitservice should be prioritized for more housingoptions, while
others considered that planned bus rapid transiton Powell might be anargument for increasing
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density nearby. Staff had conversations with other staff working on the Powell-Division BRT, w hich
raisedadditionalangleson gentrification risk that informed a more nuanced proposal seen here.
One writtencommentduringthe Discussion Draft phase proposedthatheights shouldbe restricted
to 2 stories.
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Creston-Kenilworth Neighborhood, near SE Powell & SE Foster
Comprehensive Plan Designation: R2.5
Existing Zoning:R5

ProposedZoning: R2.5
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Areas proposed for zoning change to R2.5

e Proximity to amenities and services: This area south of SE Powell, west of SE Foster and east of SE
49t Avenueis situated within a half mile of the Foster/Creston Neighborhood Center. The #9 Powell
and #14 Hawthorne busesruns along SE Powelland SE Foster respectivelyto the northandboth are
frequent service lines. The proximity of this area to transit, amenities and servicesmeansthatthis
areais agood location for a rangein housingtypes.

e Infrastructure availability: There are nowater, sewer or stormwater systems constraints.

e Lotsizes and built densities: Thereareanumberoflotsinthis areathat are smallerthan4750
square feet, the threshold for allowing two dwelling units ifthe area were to be rezonedto R2.5.
Therefore, in much ofthis Zoning Review Area, a changeinzoningwould have no effect. Thereare
no underlyinglots,sothisareadoesnothavethe potential forlotconfirmations.

e Recentdevelopment activity: There hasbeen some demolitionandredevelopmentin thisarea.

e Occupancy: Thisareais approximately 33% tenant-occupied. (For comparison, 47% of households
are tenant-occupied citywide.)

e Additionalfactors considered: This Zoning Review Area is adjacent to mixed use areasalong SE
FosterandanareatotheeastalreadyzonedforR2.

e Feedbackreceived during Discussion Draft review period: In a conversation at the Creston-
Kenilworth Neighborhood Association meetingon October 26,2015, a range of considerations were
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raised, particularly with regard to transportation. Some thought that neighborhoods with stronger
connections to MAX and other transitservice should be prioritized for more housingoptions, while
others consideredthat planned bus rapid transiton Powell might be anargument forincreasing
density nearby. Staff had conversations with other staff working on the Powell-Division BRT, w hich
raised additional angleson gentrificationrisk that informeda more nuanced proposal seen here.
One writtencommentduringthe Discussion Draft phase proposedthatheights shouldberestricted
to 2 stories.
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Hosford-Abernethy, near SE Division and SE 12th

Comprehensive Plan Designation: R1
Existing Zoning:R2
ProposedZoning: R1
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Area proposed for zoning change to R1

e Proximity to amenities and services: This area south of SE Division, east of SE 12th Avenue and west
of SE16t™ Avenueis situated withina quarter mile ofthe Clinton/SE 12t Avenue Station ofthe Max
OrangeLine. The #7012t /33rd and #4 Division/Fessenden busesruns along SE 12th and SE Division
respectivelyto thewestandnorthandthe #4 is afrequentservice line.The proximity ofthis area to
transit, amenities and servicesmeans that thisareais a good locationfora rangeinhousingtypes.

e Infrastructure availability: The Portland Bike Shareis scheduledin the Transportation Systems Plan
(TSP)forthe Years1—-10. The Taggart/Insley —sewer capacity updates projectis identifiedinthis
areawiththetimeframe 0f2013-2032. There are nowater or stormwater systems constraints.

e Lotsizes and built densities: There are a number of buildings that include more units thanallowed
by the current R2 zoning.

e Recentdevelopment activity: There hasbeen some demolitionandredevelopmentin thisarea.

e Occupancy: This areais approximately 56% tenant-occupied. (For comparison, 47% of households
are tenant-occupied citywide.) There are four properties owned by REACH Community Development

that provide affordable housing.

e Additionalfactors considered: This ZoningReview Area is adjacent to mixed use areasalong SE 12t
AvenueandanareatothenorthandalongSE Clintonis already zoned for R1.
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Feedback received during Discussion Draft review period: In a discussion with HAND on November
10, 2015, concernswere raised about parking, illegal housing units and neighborhood notification
practices. Some neighbors raised concerns about how distance to transitwas measured. Staff
reexamined transit access more closelyinlight of these concerns. There were alsoconcernsabout
demolitions, including the concernthat 1:1 home replacement under R5 already poseda
displacement risk. Some neighbors advocated for parkinglots for new development.
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Hosford-Abernethy, near SE 21* & SE Powell
Comprehensive Plan Designation: R1
Existing Zoning:R2.5

ProposedZoning: R1
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Area proposed for zoning change to R1

e Proximity to amenities and services: This area north of SE Powell Boulevard, eastof SE 19" Avenue
and west of SE21% Avenue is situated withina quarter mile ofthe SE 17%/Rhine Station of the Max
OrangeLine. The #9 Powellbus runs along SE Powell Boulevardto the southand is a frequent

service line.The proximity of this areato transit,amenitiesand services means that thisareais a
good locationfora range inhousing types.

o Infrastructure availability: The Portland Bike Share is scheduledin the Transportation Systems Plan

(TSP)forthe Years 1 —10. The Taggart/Insley—sewer capacity updates projectis identified inthis
areawiththetimeframe 0f2013-2032. There are nowater or stormwater systems constraints.

e Lotsizes and built densities: The address3124-3134SE 20TH AVE appears to be developedas a

duplexona 13,000s quare foot site. The other lots are developed with single-dwellings onlots that
rangefrom3,300to 5,000s quare feet.

e Recentdevelopment activity: There hasbeen norecentdemolition or redevelopmentinthis area.

e Occupancy: This areais approximately 67% tenant-occupied. (For comparison, 47% of households
are tenant-occupied citywide.)

e Additionalfactors considered: This ZoningReview Area is adjacent to anemploymentareaalongSE
PowellBoulevardandanareatothewestandnorthalong SE 19t Avenueis alreadyzonedforR1.
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Feedback received during Discussion Draft review period: In a discussion with HAND on November
10, 2015, concernswere raised about parking, illegal housing units and neighborhood notification
practices. Some neighbors raised concerns about how distance to transitwas measured. Staff
reexamined transit access more closelyinlight of these concerns. There were alsoconcernsabout
demolitions, including the concernthat 1:1 home replacement under R5 already poseda
displacement risk. Some neighbors advocated for parkinglots for new development.
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Mt. Tabor, south of E Burnside from SE 58" to SE 77th

Comprehensive Plan Designation: R2.5
Existing Zoning:R5

ProposedZoning: R2.5
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Areas proposed for zoning change to R2.5

e Proximity to amenities and services: This large area south of E Burnside Street, west of SE 58t
Avenue and east of SE 77t Avenue s situated within 4 mile both of the 60" Avenue Neighborhood
Centerandthe MontavillaNeighborhood Center. Inthe Trimet Annual Service Planand Service
EnhancementPlan priorities, the #20 Burnside bus will be increasing frequencystartingin March
2017.The#15Belmont/NW 23" runs along SE Belmontand Yamhill toSE 76™ to the south andthe
#72 Killingsworth/82ndruns along SE 82™to the eastand bothare frequentservicelines. The
proximity of this areato transit,amenitiesandservices means that this areais a goodlocationfora
rangein housing types.

e Infrastructure availability: The Inner E Burnside Ped/Bike Improvements is scheduledin the
Transportation SystemsPlan (TSP) forthe Years 1 —10.The SE Seventies Bikeway s listed on the TSP
forYears 1-10. The Holladay/Stark/Sullivan—s ewer capacity updates project is identifiedin thisarea
with the timeframe 0f2013-2032. Thereare nowater or stormwater systems constraints.

e Lotsizes and built densities: There areanumber oflotsinthis area that are smaller than4750
square feet, the threshold for allowing two dwelling units ifthe areawere to berezonedto R2.5.
Therefore, in much ofthis Zoning Review Area, a changeinzoningwould have no effect. Thereare
few underlying lots, sothis area has some potential for lot confirmations.

e Recentdevelopment activity: There have beenfive individual sites inthis area that have gone
througha quasi-judicialzone mapamendmentprocessto convertto R2.5.There hasbeen some
demolitionandredevelopmentin thisarea.
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e Occupancy: Thisareais approximately 23% tenant-occupied. (For comparison, 47% of households
are tenant-occupied citywide.)

e Additionalfactors considered: This Zoning Review Area is adjacent to mixed use and multi-dwelling
areasalongEBurnsideandanareatotheeastalreadyzonedforR1 adjacentto the Montavilla
Neighborhood Center.

o Feedbackreceived during Discussion Draft review period: In a conversation with Mt. Tabor
neighbors onNovember 19, 2015, key themes included parking, walkability/livability, steep slopes,
and general concerns about density. Staff tookadditional steps to incorporate analysis of steep
slopes, whichis reflectedin the current proposal.
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Mt. Tabor, SE 60" North of SE Stark

Comprehensive Plan Designation: R2
Existing Zoning:R5

ProposedZoning: R2
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Area proposed for zoning change to R2

e Proximity to amenities and services: This area straddlesSE 60t Avenue, north of SE Stark Street and
south of E Burnside Street. The #15 Belmont/NW 23 bus travelssouth of this areaandis a frequent
serviceline.

o Infrastructure availability: The Sixties Neighborhood Greenwayis listed on the TSPfor Years 1 —-10.
The Holladay/Stark/Sullivan—s ewer capacity updates project is identifiedin thisarea withthe
timeframe 0f2013-2032.There are no water or storm watersystems constraints.

e Lotsizes and built densities: This areais owned bythe Portland General Electric Companyandis
developedas a power substation.

e Recentdevelopment activity: There hasbeen norecentdevelopment activity.
e Occupancy: Thisareacontains nohousing.

e Feedback received during Discussion Draft review period: In a conversation with Mt. Tabor
neighbors onNovember 19, 2015, key themes included parking, walkability/livability, steep s lopes,
and general concerns about density. Staff tookadditional steps to incorporate analysis of steep
slopes, whichis reflectedin the current proposal.

e Additionalfactors considered: This Zoning Review Area is adjacent to R2 areas to the west, south
andnorth.
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Mt. Tabor, North of SE Division between 70" and 76"
Comprehensive Plan Designation: R2.5
Existing Zoning:R5

ProposedZoning: R2.5
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Area proposed for zoning change to R2.5

e Proximity to amenities and services: This area north of SE Division Street, westof SE 70t Avenue
and east of SE76%" Avenue s situated within %2 mile of the Jade Neighborhood Center. The #4
Division/Fessenden runsalongSE Division Street to the south andthe #72 Killingsworth/82nd runs
along SE82to the eastand bothare frequentservice lines. The proximity ofthis area to transit,
amenities and services means that thisareais a good locationfora rangein housing types.

e Infrastructure availability: The Inner Division Corridor Improvements, Phase 3 is listed onthe TSP
forYears11—-20.The SE Seventies Bikewayis listedon the TSP for Years 1-10. There are nowater,
sewer or stormwater systems constraints.

e Lotsizes and built densities: There area number oflotsinthis area that are smaller than4750
square feet, the threshold for allowing two dwelling units ifthe area were to berezonedto R2.5.
Therefore, in much ofthis Zoning Review Area, a changeinzoningwould have no effect. Thereare
few underlying lots, sothis area has some potential for lot confirmations.

o Recentdevelopment activity: There have beenfiveindividual sites inthis area that have gone
througha quasi-judicialzone mapamendment processto convertto R2.5.There hasbeen some

demolitionandredevelopmentin thisarea.

e Occupancy: This areais approximately 23% tenant-occupied. (For comparison, 47% of households
are tenant-occupied citywide.)
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Additionalfactors considered: This ZoningReview Area is adjacent to multi-dwelling areas of R2 and
R1 alongSE Division to thesouthandanareaeast of SE 76t Avenue zonedfor R2.

Feedback received during Discussion Draft review period: In a conversation with Mt. Tabor
neighbors onNovember 19, 2015, key themes included parking, walkability/livability, steep slopes,
and general concerns about density. Stafftook additional steps to incorporate analysis of steep
slopes, whichis reflectedin the current proposal.
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North Tabor, North of NE Glisan between 63™ and 68"
Comprehensive Plan Designation: R2.5
Existing Zoning:R5

ProposedZoning: R2.5
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Area proposed for zoning change to R2.5

Proximity to amenities and services: This areais north of NE Glisan Street, south of Interstate 84 (I-
84), east of NE 63" Avenue and westof NE 68t Avenue, adjacentto the 60t Avenue Neighborhood
Center.The NE 60" Max Station is a quarter mile to the west. The proximity of this area to transit,
amenities andservices means that thisareais a good locationfor a range in housing types.

¢ Infrastructure availability: The 60" Ave MAX Station Area Improvements are listed on the
Transportation SystemsPlan (TSP)forthe Years 1 —10.The Sixties Neighborhood Greenway is listed
onthe TSP forYears1—10. Thereare substandardstreets. The Holladay/Stark/Sullivan—sewer
capacityupdatesprojectis identified inthis areawiththe timeframe 0f2013-2032.Thereareno

wateror stormwater systems constraints.

Lot sizes and built densities: There area number oflots inthis area that are smallerthan4750
squarefeet, the threshold for allowing two dwelling units ifthe areawereto berezonedto R2.5.
Therefore, in much ofthis Zoning Review Area, a changeinzoningwould have no effect. Thereare
manyunderlying lots, sothis area have the potential for lot confirmations. There are a number of
buildings thatinclude more units than allowed bythe current R5 zoning.

e Recentdevelopment activity: There have been eight individual sites inthis areathat have gone
througha quasi-judicialzone mapamendmentprocessto convertto R2.5.There hasbeen some

demolitionandredevelopmentin thisarea.

Page B-16 | ProposedDraft Residential and Open Space Zoning Map Update



Occupancy: This areais approximately 46% tenant-occupied. (For comparison, 47% of households
are tenant-occupied citywide.)

Additionalfactors considered: This Zoning Review Area is adjacent to a mixed use areaalongNE
GlisanStreetand across from High Density Residential—-RH zoningon the west side of NE 60t
Avenue.

Feedback received during Discussion Draft review period: In a conversation with North Ta bor
neighbors onNovember 17, 2015, key themes included displacement and a ffordability,
environmental preservationandtree canopy, and types of development.One concern raised was
thatthe currentsituation (requiring quasi-judicial up-zoning to the Comprehensive Plan designation)
creates a deeperimbalance between “regular’ homeowners and professional developers, putting
the former at a disadvantage if they want to make changesto their properties. During the Discussion
Draft phase, several neighbors wrote inwith particular concernsaboutchangingfromR2 toR1ona
smaller street, and theirconcerns arereflected inthe currentproposal. Otherneighbors wrote in
support of some R1changes, although one believedthe ideal solution wouldbe an R1zone with
additional height restrictions.
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North Tabor, North of NE Glisan between 60" and 65"
Comprehensive Plan Designation: R1
Existing Zoning:R5 and R2

ProposedZoning: R1
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Area proposed for zoning change to R1

e Proximity to amenities and services: This areais north of NE Glisan Street, south of Interstate 84 (l-
84), east of NE 60" Avenue and westof NE 65t Avenue. The NE 60t Max Stationis withina quarter
miletothe west.The proximity ofthis areato transit,amenitiesandservices means that this area is
a good locationfora rangein housing types.

¢ Infrastructure availability: The 60" Ave MAX Station Area Improvements are listedon the
Transportation SystemsPlan (TSP)forthe Years 1 —10.The Sixties Neighborhood Greenway is listed
onthe TSP forYears 1 —10. There are substandardstreets. The Holladay/Stark/Sullivan—sewer
capacityupdatesprojectis identified inthis areawiththe timeframe 0f2013-2032.Thereareno
water or stormwater systems constraints.

e Lotsizes and built densities: All the propertiescurrentlyzoned R2 are duplexes with the exception
of 6342-6348 NE Willow Street, whichis a four-plex. The R5zonedlots are developed with single-
dwellings and duplexes onlots that range from 2,500to 12,470 square feet.

e Recentdevelopment activity: The duplexat6016-6020 NE Willow Streetis the only redevelopment
inthisareasince 1995.

e Occupancy: Thisareais approximately 100% tenant-occupied for the properties currently zoned R2
and 26% tenant-occupiedforthe propertiescurrentlyzonedR5.(For comparison,47% of
householdsare tenant-occupied citywide.)
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Additionalfactors considered: This ZoningReview Area is adjacent to a mixed use areaalongNE

GlisanStreetand across from High Density Residential—-RH zoningon the west side of NE 60t
Avenue.

Feedback received during Discussion Draft review period: In a conversation with North Tabor
neighbors on November 17, 2015, key themes included displacement and affordability,
environmental preservationandtree canopy, and types of development.One concern raised was
thatthe currentsituation (requiring quasi-judicial up-zoning to the Comprehensive Plan designation)
creates a deeperimbalance between “regular’ homeowners and professional developers, putting
the former ata disadvantage ifthey want to make changesto their properties. During the Discussion
Draft phase, several neighbors wrote inwith particular concernsaboutchangingfromR2toRlona
smaller street, and theirconcerns arereflected inthe currentproposal. Otherneighbors wrote in
support of some R1 changes, although one believedthe ideal solution wouldbe an R1zone with
additional height restrictions.
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North Tabor, South of NE Glisan between 61 and 65"

Comprehensive Plan Designation: R1
Existing Zoning:R2

ProposedZoning: R1
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Area proposed for zoning change to R1

ME SETH AVE

Proximity to amenities and services: This areais south of NE Glisan Street, to one parcel south of E
Burnside, eastof NE 615t Avenue and westofSE 65t Avenue, adjacent to the 60t Avenue
Neighborhood Center.The NE 60t"Max Station is a quarter mileto the northfora portionofthe
propertiesnearest to NE Glisan Street. The proximity of this areato transit,amenitiesand services
means thatthis areais a goodlocationfora range inhousing types.

e Infrastructure availability: The 60" Ave MAX Station Area Improvements are listed on the
Transportation SystemsPlan forthe Years 1 —10. The Sixties Neighborhood Greenwayis listed on
the TSP forYears1—10.Thelnner EBurnside Ped/Bike Improvements is scheduledinthe
Transportation SystemsPlan (TSP)forthe Years 1 —10.The Holladay/Stark/Sullivan—s ewer capacity
updatesprojectisidentifiedin thisareawiththe timeframe 0f2013-2032.There are no wateror

stormwater systems constraints.

e Lotsizes and built densities: There some underlying lots, sothis area has potentialforlot
confirmations. There are a number of duplexes and multi-dwelling s tructuresthat meet the current
R2 zoning.

e Recentdevelopment activity: There hasbeen oneindividualsite inthis areathat has gone through
a quasi-judicialzone mapamendment processto convertto R1.There has beensome demolition
and redevelopmentin thisarea.
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Occupancy: This areais approximately 35% tenant-occupied. (For comparison, 47% of households
are tenant-occupied citywide.)

Additionalfactors considered: This Zoning Review Area is adjacent to mixed use areasalong NE
GlisanStreetand E Burnside Street,as well as, the Multi-Dwelling Residential 1,000 (R1) across the
street on the westside of NE 60t Avenue.

Feedback received during Discussion Draft review period: In a conversation with North Tabor
neighbors onNovember 17, 2015, key themes included displacement and a ffordability,
environmental preservationandtree canopy, and types of development.One concern raised was
thatthe currentsituation (requiring quasi-judicial up-zoning to the Comprehensive Plan designation)
creates a deeperimbalance between “regular” homeowners and professional developers, putting
the former at a disadvantage if they want to make changesto their properties. During the Discussion
Draft phase, several neighbors wrote inwith particular concernsaboutchangingfromR2 toRlona
smaller street, and theirconcerns arereflected inthe currentproposal. Otherneighbors wrote in
support of some R1changes, although one believedthe ideal solution wouldbe an R1zone with
additional height restrictions.
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Overlook Neighborhood
Comprehensive Plan Designation: R2.5
Existing Zoning:R5

ProposedZoning: R2.5
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Area proposed for zoning change to R2.5

e Proximity to amenities and services: This areahastwosections off Killingsworth. Both areas are
between N Greeleyand N Interstate. The KillingsworthTown Center bounds these twoareas, with
coffee shops andrestaurants nearby. The number 35bus line operateson Greeleyandthe frequent
service 72 bus line runson Killingsworth. In addition, the MAX Interstate, yellow lineis adjacent. The
proximity of this areato transit,amenities, services, and working classjobson the peninsula
suggests that thisareais a goodlocationfora rangein housing types.

e Infrastructure availability: There are nostreet, water, sewer or stormwater systems constraints.

e Lotsizes and built densities: Thereare 6 (outof862) propertiesthathave lots smaller than 5,000
square feetandnobuildings thatinclude more units thanallowed by the current R5 zoning. There
are manyunderlyinglots, so thisarea hassome potential for lotconfirmations.

e Recentdevelopment activity: There hasbeen oneindividual site inthis areathat has gone through
a quasi-judicialzone mapamendment processto convert to R2.5. There hasbeen some demolition

andredevelopmentsince 1995inthis area.

e Occupancy: This areais approximately 26% to 30% tenant-occupied. (For comparison, 47% of
householdsare tenant-occupied citywide.)
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Additionalfactors considered: This ZoningReview Area lies inbetween Mixed Use andR1 zoning on
Killingsworth and R5to the NorthandSouth.

Feedback received during Discussion Draft review period: This Zoning Review Area was presented
to the Overlook Neighborhood Associationland use chair on November 10,2015. Several online

comments about development on Interstate suggested that the some residents were concerned
aboutincreased density inthe neighborhood.
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Piedmont Neighborhood, Near N Rosa Parks
Comprehensive Plan Designation: R2.5
Existing Zoning:R5

ProposedZoning: R2.5
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Area proposed for zoning change to R2.5

e Proximity to amenities and services: This areais justnorth of the Killingsworth Town Center and
adjacentto Peninsula Park. The number44bus line runs on RosaParks,a major crossstreet. Witha
grocerystore, coffee shops, restaurants, and the Max Yellow line nearby, thisareais verywell
served. The proximity of this area to transit, amenities and services means that thisareais a good
locationfora rangein housing types.

o Infrastructure availability: There are nostreet, water, sewer or stormwater systems constraints.

e Lotsizes and built densities: Thereare5 (outof37) propertiesthathave lots smaller than 5,000
square feetandnobuildings thatinclude more units thanallowed by the current R5 zoning. There
are manyunderlyinglots, so thisarea hassome potential for lotconfirmations.

e Recentdevelopment activity: There have beenthreeindividual sites inthis areathat have gone
througha quasi-judicialzone mapamendmentprocessto convertto R2.5.There hasbeen some
demolitionandredevelopmentsince 1995inthis area.

e Occupancy: This areas is approximately 30% tenant-occupied. (For comparison,47% of households
are tenant-occupied citywide.)

e Additionalfactors considered: This ZoningReview Area is surrounded by areas alreadyzoned for R2
tothe north,R5 to the westand east, and R1to the south offRosaParks Blvd.

e Feedbackreceived during Discussion Draft review period: This Zoning Review Area was discussed
with the Piedmont Neighborhood Associationland use chairand several neighborhood residents on
October22,2015. Residents were concernedaboutthe recentdisplacement of longterm African
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Americanresidents and were worried about how this proposal might furtherimpacttheir neighbors.
Due to therapidchangesoccurring intheir neighborhood, they wouldlike to see more stabilityin
terms ofboth theirneighbors and housingstock. Theyalso stated that relativelyrecent city
investments ininfrastructure and affordable housing should warrant additional measuresto
stabilize the existingcommunity.
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Reed, Near SE Schiller and 37"
Comprehensive Plan Designation: R2.5
Existing Zoning:R5

ProposedZoning: R2.5
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Area proposed for zoning change to R2.5

e Proximity to amenities and services: This areais south of SE Long Street, north of SE Schiller Street,
eastof SE36M Avenue andwest of SE Cesar E Chavez. The#75bus runsalongSE Cesar E Chavezto
the westand is a frequent service line. The proximity of this areato transit,amenitiesandservices
means thatthis areais a goodlocationfora range inhousing types.

e Infrastructure availability: The Cesar Chavez Corridor Improvements on the Transportation Systems
Plan(TSP)arescheduledforYears1—-10.Thereare no water,sewer or stormwater systems

constraints.

e Lotsizes and built densities: Thereareanumberoflotsinthis area that are smallerthan4750
squarefeet, the threshold for allowing two dwelling units ifthe areawereto berezonedto R2.5.
Therefore, in muchofthis Zoning Review Area, a changeinzoningwould have no effect. Thereare
few underlying lots, sothis area has some potential for lot confirmations. There are a number of
buildings thatinclude more units than allowed bythe current R5 zoning.

o Recentdevelopmentactivity: Thereis oneindividual siteinthis area onSE Schiller Street that has
gone through a quasi-judicialzone map amendmentprocessto convertto R2.5.There hasbeen

some demolition and redevelopmentinthis area.

e Occupancy: Thisareais approximately 44% tenant-occupied. (For comparison, 47% of households
are tenant-occupied citywide.)
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e Additionalfactors considered: This Zoning Review Area is adjacent to a mixed use and multi-
dwellingareaalong SE Cesar E ChavezBoulevardand SE Holgate Boulevard. An adjacentarea north
of SE Long Streetis already zoned R2.5.
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Richmond/Hosford-Abernethy, Between Hawthorne and Powell
Comprehensive Plan Designation: R2.5

Existing Zoning:R5

ProposedZoning: R2.5
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Area proposed for zoning change to R2.5
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e Proximity to amenities and services: This large areais south of SE Hawthorne Boulevard, east of SE
20th Avenue, west of SE 52" Avenue and north of SE Powell Boulevard. The #14 Hawthorne, the #4
Division/Fessenden, the #75 Cesar Chavez/Lombard, the #9 Powell bus runs along SE Powellare all
frequent service lines. The proximity of this area to transit, amenities and servicesmeansthatthis
areais agood location for a rangeinhousingtypes.

o Infrastructure availability: The Cesar Chavez Corridor Improvements on the Transportation Systems
Plan(TSP)arescheduledforYears 1-10.The SE Division Street Transit Improvements on the TSP
are scheduledforYears 11—20. The Portland Bike Shareis scheduledinthe TSPforthe Years 1 —10.
The Taggart/Insley —sewer capacity updates project is identified in this area with the timeframe of
2013-2032. There are no water or stormwater systems constraints.

e Lotsizesand built densities: Therearea number oflotsinthis areathat are smallerthan4750
square feet,the threshold for allowing two dwelling units ifthe areawereto berezonedto R2.5.
Therefore, in much ofthis Zoning Review Area, a changeinzoningwould have no effect. Thereare a
few underlying lots, sothis area does have some potential for lotconfirmations. There are a number
of buildings that include more units thanallowed by the current R5 zoning.

e Recentdevelopment activity: There have beenseventeensites inthis area that have gone through
a quasi-judicialzone mapamendment processto convert to R2.5. There hasbeen some demolition
and redevelopmentin thisarea.
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Occupancy: This areais approximately 30% tenant-occupied. (For comparison, 47% of households
are tenant-occupied citywide.)

Additionalfactors considered: This Zoning Review Area is adjacent to mixed use and multi-dwelling
areasalongSE Hawthorne Street, SE Division Street, SE Cesar E ChavezBoulevard, SE Powell
BoulevardandSE 5% Avenue.

Feedback received during Discussion Draft review period: At a meetingofthe Richmond
Neighborhood Association onNovember23, 2015, key concernsincluded design and character,and
demolition controls. Suggestionsfor criteria included:recent activityin Zoning Map Amendments,
displacement risk, road capacity (including bikes), parks availability, and street orientation with
regard to sunlight. Voiceswho viewed possible changes more positively (includinga written follow-
up comment) noted that R2.5 mightencourage a more gradual pace of change in neighborhoods.
Neighbors were alsoeager for the Residential Infill Project to develop further. Additional comments
duringthe Discussion Draft phase raised concerns about parking availability nearRichmond
Elementary, while anotherraised the need forinfill development.
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Richmond, along SE Chavez, Between Hawthorne and Division
Comprehensive Plan Designation: R1

Existing Zoning:R5

ProposedZoning: R1
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Area proposed for zoning change to R1

e Proximity to amenities and services: This areais oneither side of SE Cesar E ChavezBoulevard,
south of SE Hawthorne Street and north of SE Division Street. The #75 Cesar Chavez/Lombard, #14
Hawthorne andthe #4 Division/Fessenden buses travelthroughthisareaandareall frequent
servicelines. The proximity ofthis area to transit, amenitiesand servicesmeansthatthis areais a
good locationfora range inhousing types.

e Infrastructure availability: The Cesar Chavez Corridor Improvements on the Transportation Systems
Planare scheduled for Years 1 —10. The Taggart/Insley —s ewer capacity updates project is identified
in this area with the timeframe 0f2013-2032. There are nowater or stormwater systems
constraints.

o Lotsizes and built densities: Thereis one buildingthat includes more units thanallowed by the
currentR5 zoning.

e Recentdevelopment activity: There have beenfive individual sites inthis area that have gone
througha quasi-judicialzone mapamendment processto convertto R1. There has beensome
demolitionandredevelopmentin thisarea.

e Occupancy: This areais approximately 34% tenant-occupied. (For comparison, 47% ofhouseholds
are tenant-occupied citywide.)
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Additionalfactors considered: This ZoningReview Area is adjacent to mixed use and multi-dwelling
areasalongSE Cesar E ChavezBoulevard, SE Hawthorne Streetand SE Division Street.

Feedback received during Discussion Draft review period: At a meetingofthe Richmond
Neighborhood Association onNovember23, 2015, key concernsincluded design and character,and
demolition controls. Suggestionsfor criteria included: recent activityin Zoning Map Amendments,
displacement risk, road capacity (includingbikes), parks availability, and street orientation with
regard to sunlight. Voiceswho viewed possible changes more positively (includinga written follow-
up comment) noted that R2.5 mightencourage a more gradual pace of change in neighborhoods.
Neighbors were alsoeager for the Residential Infill Project to develop further. Additional comments
duringthe Discussion Draft phase raised concerns about parking availability nearRichmond
Elementary, while anotherraised the need forinfilldevelopment.
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Rose City Park, South of NE Halsey
Comprehensive Plan Designation: R1, R2
Existing Zoning:R5

ProposedZoning: R1, R2
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Areas proposed for zoning change to R2 and R1

Proximity to amenities and services: This areais south of NE Halsey Street, north of Interstate 84 (I-
84), eastof 57t Avenue andwest of SE 63 Avenue. The NE 60t Max Stationis less than a quarter
mile away, providing frequent-service transit. The #77 Broadway/Halsey bus line runs along Halsey
Street, and the #7160%"/122"4Ave bus line runs along 60t Avenue. Both linesare cross-town buses
offering 20-minute or better peak-hourservice. The proximity of this areato transit,amenitiesand
services means that thisareais a good location for a range in housing types.

e Infrastructure availability: The 60" Ave MAX Station Area Improvements are listed on the
Transportation SystemsPlan (TSP)forthe Years 1 —10.The Sixties Neighborhood Greenway is listed
onthe TSP forYears 1 —10. The Holladay/Stark/Sullivan—sewer capacity updates project is
identified inthis area with the timeframe of 2013-2032. There are no water or stormwater systems
constraints. There are some unimproved streets where sidewalksare lacking.

e Lotsizes and built densities: Thereis a mix of single-family houses, duplexesandtriplexesin the
R5(R1)andR5(R2)areaseast of 60t Avenue. The sameis true westof 60t Avenue, butthereis also
aten-plexanda four-plexon 57t Avenue across from Normandale Park. The westside of 60t
Avenueto 58" Avenueis entirely developed with single-family housesin the R5(R2)and (R1) area.
Thereisa bandofR5(R1)east of 60t to 62" Ave from Clackamasto Wasco, andto Multnomah east
of 62", which includes three duplexes andtwotriplexes.
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In terms of nonconformingdensities, thereis oneduplexinthe R5(R2)areathatis noton a corner
lot. The other three duplexes are on corner lots,allowedin the R5 zone. The aforementioned
triplexes, four-plexand ten-plexarein the R5(R1)area, andare out of conformance withthe current
R5 zoning. Inthe R5(R1)areatherearealsonine duplexesthatare noton cornerlots,and thus are
nonconformingin density (unless allowed as single-family houses with ADUs).

Recent development activity: Therearetwolots internalto the R5(R1)areawherethe zoningis R1.
One ofthose (615t/Wasco) waschangedthrough a quasi-judicial review in 1998. It is a vacantlotthat
has never been developed. The other (62/Clackamas) wasdeveloped with a single-familyhousein
1989.There have beenno quasi-judicial changesinthe R5(R2) area.

Occupancy: This areais approximately 27% tenant-occupied inthe R5(R2)area, and 41%inthe
R5(R1)area. (For comparison, 47% of households are tenant-occupied citywide.) Mostofthe rental
housingin this areais in multi-dwelling structures.

Additionalfactors considered: This Zoning Review Area is adjacent to a mixed use node along NE
HalseyStreet at60t" Avenue.

Feedback received during Discussion Draft review period: In a meetingwith Rose City Park (RCPNA)
landuse andtransportation committee and neighbors, and BPSand PBOT staff on November 10,
2015,a number of suggestions for the Comprehensive Planmapandzoningwere raised. Abroader
neighborhood meetingwasheldon January 21,2016 to continue the discussion. Some ofthe
concernsincludedthe distinction between planned transportation improvements and those already
in place, air pollution related to the freeway, and a desire to keep yards and private opens pace
intact. Additionally, there wasa callto focus up-zoningnear the transit station, and possibly to focus
opportunitiesfor density on NE 60t first. This conversation generated s uggestions for possible
Comprehensive Plan amendments to be considered by City Council. RCPNA did testify to City Council
duringthe open testimony period that endedon January 13,2016 to let Council know that they may
propose anamendment to the Comprehensive Planmap during the next phase oftestimony. The
testimonyincluded a draft map of how the community may want the map to look.

RCPNAmetagain onFebruary18, 2016to decide whether to propose up-zoning incertainareas of
this review area, and possibly expand the Mixed Use area along Halsey Street south along60th
Avenue. At the meeting, there wasinterest in proposingthe Mixed Use designation along 60th Ave.
There wasalsointerestin down-designatingall of the RH-designatedareato R1 or R2. As noted
above, RCPNA has asked City Councilto amend the Comprehensive Planmapto reflectthe
neighborhood’s stance. Staff proposes to change the R5 zoning throughout thisareato R2 (where
the 1980designationis R2)andR1 (wherethe 1980 designation is either R1 or RH).
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Rose City Park, Between NE Hassalo and Wasco near NE 60"

Comprehensive Plan Designation: RH
Existing Zoning:R5*

ProposedZoning: R1*
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Area proposed for zoning change to R1

e Proximity to amenities and services: This areais south of NE Wasco Street, north of Interstate 84 (I-
84), east of 58t Avenue andwest of SE 62" Avenue. The NE 60t Max Stationis less than a quarter
mile away, providing frequent-service transit. The #77 Broadway/Halsey bus line runs along Halsey
Street, and the #7160%"/122"4Ave bus line runs along 60t Avenue. Both linesare cross-town buses
offering20-minute or better peak-hourservice. The proximity of this areato transit,amenitiesand
services means that thisareais agood locationfora rangein housing types.

e Infrastructure availability: The 60" Ave MAX Station Area Improvements are listed on the
Transportation SystemsPlan (TSP)forthe Years 1 —10.The Sixties Neighborhood Greenway is listed
onthe TSP forYears 1 —10. The Holladay/Stark/Sullivan—sewer capacity updates project is
identified inthis area with the timeframe 0f2013-2032. There are no water or stormwater systems
constraints. Several streets inthis area are unimprovedand donothave sidewalks.

e Lotsizes and built densities: Thereis a mixof single-family houses, duplexesandtriplexesin the
R5(RH)areaeastandwestof60tAvenue.There are nine structurescontainingmore thanone unit;
ofthose,twoare triplexes, six are duplexes,andoneis a 12-plex.

e Recentdevelopmentactivity: There arefive lots internalto the R5(RH) area where the zoning has
beenchanged to RH.Twoofthose were changed through quasi-judicial reviews in2004 and both
were developed as multi-unit condominiums. The other three lots were changed through the quasi-
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judicial reviewprocess priorto 1990. Theyare developed with a single-family house from 1922, a
duplexfrom1916anda triplexbuiltin 1973.

e Occupancy: This areais approximately 46% tenant-occupied inthe R5(RH) area. (For comparison,
47% of households are tenant-occupied citywide.) Most of the rental housingis inthe multi-dwelling
structures.

e Additionalfactors considered: This ZoningReview Areais adjacent to a mixed use node along NE
HalseyStreet at60t" Avenue.

o Feedbackreceived during Discussion Draft review period: In a meetingwith Rose City Park (RCPNA)
landuse andtransportation committee and neighbors, and BPSand PBOT staff on November 10,
2015,a number ofsuggestions for the Comprehensive Planmapandzoningwere raised. Abroader
neighborhood meetingwasheldon January 21,2016 to continue the discussion. Some ofthe
concernsincludedthe distinction between planned transportation improvements and those already
in place, air pollution related to the freeway, and a desire to keep yards and private opens pace
intact. Additionally, there wasa callto focus up-zoningnear the transit station,and possibly to focus
opportunitiesfor density on NE 60t first. This conversation generated s uggestions for possible
Comprehensive Plan amendments to be considered by City Council. RCPNA did testify to City Council
duringthe open testimony period that endedon January 13,2016 to let Council know that they may
propose anamendment to the Comprehensive Planmap during the next phase oftestimony. The
testimonyincluded a draft map of how the community may want the map to look.

RCPNAmetagain onFebruary18, 2016to decide whether to propose up-zoning incertainareas of
this review area, and possibly expand the Mixed Use area along Halsey Street south along60th
Avenue. At the meeting, there wasinterest in proposingthe Mixed Use designation along 60" Ave.
There wasalsointerestin down-designatingall ofthe RH-designatedareato R1 or R2. As noted
above, RCPNA has asked City Councilto amend the Comprehensive Planmapto reflectthe
neighborhood’s stance.Staff proposes to change the R5 zoning throughout thisareato R2 (where
the 1980designationis R2)andR1 (wherethe 1980 designation is either R1 or RH).

*Thereis onesinglelot with the R2(RH) zoning/designation inthis area. This lot is developed with a

duplexona 5,000square-foot lot. Like the restofthis review area, the proposalis to change the
Comprehensive Plan map designation fromRH to R1.
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Rose City Park Neighborhood, Near NE Halsey & 47th
Comprehensive Plan Designation: Residential 2,500
Existing Zoning:R5

ProposedZoning: R2.5
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Area proposed for zoning change to R2.5

e Proximity to amenities and services: This areais located between NE Halsey and Multnomah
Streets from 47tto 49t Avenue. Itis directly served by the #77 Broadway/Halsey busline,andis .4
milefrom the #12 Sandybusline. Itis about 1/3 mile fromthe Hollywood Transit Center and lightrail
station.The#12bus line and the transit lines all offer frequentservice throughoutthe day. The #77

offers 20-minute or better service throughoutthe day. The proximity of this area to transit,
amenities andservices means that thisareais a good locationfor a range ofhousing types.

o Infrastructure availability: There are noinfrastructure constraints inthis area.

e Lotsizes and built densities: This is a subdivision with 78 lots, developedin the earlyto mid-20t
centurywith single-family houses. Plattingfor the lots ranges from 3,455to 9,500 square-feet.

e Recentdevelopment activity: There hasbeen norecentdevelopment activityin the area.

e Occupancy: Thisareais 22% tenant-occupied. (For comparison,47% of households are tenant-
occupied citywide.)

e Additionalfactors considered: This ZoningReview Areais adjacent to areaszoned R1 and CXd along
the westside of47thAvenue andR1 north of Halsey. R5 zoning is directly to the east,and the EG2
zoneistothesouth,upto-84.
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Feedback received during Discussion Draft review period: The Rose City Park Neighborhood
Association Land Use and Transportation Committee met to review this areaandthe 60t Ave
stationarea.The committee responded that this subdivision should not be up-zonedto match the
Comprehensive Plan designation, andtestified to City Council as such, dueto the fact thatthere has
beenno changetothearea,essentiallysinceit wasdeveloped.
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Sellwood-Moreland

Comprehensive Plan Designation: R2
Existing Zoning:R5

ProposedZoning: R2
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Area proposed for zoning change to R2

e Proximity to amenities and services: This area is south of SE Lambert Street, east of SE21tAvenue,
westofSE 23 Avenue and acrossthe street from Moreland Park. The SE Tacoma/Johnson Creek

Max Stationis to the southeastandjust overa quarter ofa mile. The proximity of this areato
transit, amenities and servicesmeans that thisareais a good locationfora rangeinhousingtypes.

o Infrastructure availability: There are nowater, sewer or stormwater systems constraints.
e Lotsizesand built densities: Thereare two 5,000 square foot lots developed with single-dwellings.
e Recentdevelopment activity: There hasbeen nodemolitionand redevelopmentin thisarea.

e Occupancy: Thisareais 50%tenant-occupied. (For comparison,47% of households are tenant-
occupied citywide.)

e Additionalfactors considered: This Zoning Review Area is adjacent to R2 zoningand multi-dwelling
areastothesouth andeast.
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StJohn's Neighborhood
Comprehensive Plan Designation: R2.5
Existing Zoning:R5

ProposedZoning: R2.5

Area proposed for zoning change to R2.5

e Proximity to amenities and services: This areais bounded by N Columbia Blvd, N Fessenden Ave,
and N Columbia Way. Itis near a small neighborhood commercialhub on Fessenden with a gas
station, cornerstore, and restaurants. The number 4 frequent service bus line runs on Fessenden
too. The newnumber 11bus line will connect the neighborhood to the St. John's Bridge to the south
and to Smith and Bybee Lake to the north. The proximity of this area to transit,amenitiesand
services means that thisareais agood locationfora rangein housing types.

o Infrastructure availability: There are nowater, sewer or stormwater systems constraints. However,
therearetransportation constraints on N Columbia Blvd.

e Lotsizes and built densities: Thereare 23 (out of 130) propertiesthathave lots smaller than 5,000
squarefeetandnobuildings thatinclude more units thanallowed by the current R5 zoning. There
are few underlying lots, so this area hassome potential for lot confirmations.

e Recentdevelopmentactivity: There have been4 individualsitesin thisarea thathave gone through
a quasi-judicialzone mapamendment processto convert to R2.5. There hasbeen some demolition
and redevelopmentsince 1995inthis area.

e Occupancy: This areais approximately 32% tenant-occupied. (For comparison, 47% of households
are tenant-occupied citywide.)

e Additionalfactors considered: This ZoningReview Areais surrounded by areas already zoned for R2
and R1tothenorth,westandsouth.TheareatotheeastiszonedR5.
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o Feedbackreceived during Discussion Draft review period: In a conversation atthe St Johns
Neighborhood Association land use meeting on November 11, 2015, affordability was an
overarchingtheme. The neighborhood has beenhome to working classresidents sinceits inception
and community members present expressed concern over ensuringthatentrylevelhomesbe
available for their neighbors. Havingwitnessed the displacement of many renters, residents wanted
toseeas manyrelativelyaffordable housingoptionsremainin the neighborhood. Neighbors have
hope abouttheland trustmodelandthathouses or townhousesbeingbuiltinR2.5zoneswouldbe
affordable to somelivingin the St Johns community. There wasalso concernabout parking, design
of new buildings, and keeping trees, leadingto a suggestionto encourage more housingon vacant
lots.
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Sunnyside/Mt. Tabor, North of SE Belmont Between 42" and 53"
Comprehensive Plan Designation: R2.5
Existing Zoning:R5

ProposedZoning: R2.5

=
o
SEOAK CT jm |
5
0 SESTARK 5T ‘g_,
i 5
& =
= E
= E: =|
% e | s
m
SE BELMONT ST
o w
w z Z
o = z
I =me
SE TAYLOR &T kY w e

Area proposed for zoning changeto R2.5

e Proximity to amenities and services: This area is south of SE Stark Street, north of SE Belmont
Street, east of SE42" Avenue and westofSE 53 Avenue. The #15 Belmont/NW 23" runs along SE
Belmontand is a frequent service line. The proximity of this area to transit,amenitiesandservices
means thatthis areais a goodlocationfora range inhousing types.

¢ Infrastructure availability: The Holladay/Stark/Sullivan —s ewercapacity updates project is identified
inthis area with the timeframe 0f2013-2032. There are nowater or stormwater systems

constraints.

e Lotsizesand built densities: Therearea numberoflotsinthis area that are smaller than4750
square feet, the threshold for allowing two dwelling units ifthe area were to berezonedto R2.5.
Therefore, in much ofthis Zoning Review Area, a changeinzoningwould have no effect. Thereare
relatively few underlyinglots,sothisareadoesnothave the potentialforlotconfirmations. There
are a numberofbuildings thatinclude more units than allowed by the currentR5 zoning.

o Recentdevelopmentactivity: There have beeneleven individualsitesin thisareathathave gone
througha quasi-judicialzone mapamendmentprocessto convertto R2.5.There hasbeen some
demolitionandredevelopmentin thisarea.

e Occupancy: Thisareais approximately 33% tenant-occupied. (For comparison, 47% of households
are tenant-occupied citywide.)
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e Additionalfactors considered: This ZoningReview Area is adjacent to mixed use and multi-dwelling
areasalongSE Belmont Street.

e Feedbackreceived during Discussion Draft review period: Staff attended a neighborhood
association meeting in Sunnyside on December 10,2015, though the agendalimited time for

conversation. Akeyconcernthat emerged was the role of underlying lot lines, which were examined
more closely priorto the currentproposal.
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Sunnyside/Mt. Tabor, Near SE Hawthorne between 45" and 52
Comprehensive Plan Designation: R2.5
Existing Zoning:R5

ProposedZoning: R2.5
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Area proposed for zoning change to R2.5

e Proximity to amenities and services: This areais north of SE Hawthorne Street, s outh of SE Belmont
Street, east of SE45™ Avenue and west of SE 524 Avenue. The #14 Hawthorne runs along SE
Hawthorne andthen continuessouth onSE 50th, is a frequentservice line. The #15 Belmont/NW
23" runsalongSE Belmont andis afrequent service line. The proximity of this areato transit,
amenities andservices means that thisareais a good locationfor a range in housing types.

¢ Infrastructure availability: The Taggart/Insley —s ewer capacity updates project is identified in this
areawiththetimeframe of2013-2032. There are nowater or stormwater systems constraints.

o Lotsizes and built densities: Thereareanumberoflotsinthis area that are smallerthan4750
square feet,the threshold for allowing two dwelling units ifthe areawereto berezonedto R2.5.
Therefore, in muchofthis Zoning Review Area, a changeinzoningwould have no effect. Thereare
relatively few underlyinglots,sothisareadoesnothave the potential forlotconfirmations. There
are a numberofbuildings thatinclude more units than allowed by the currentR5 zoning.

e Recentdevelopment activity: There have beentwoindividual sites inthis areathat have gone
througha quasi-judicialzone mapamendmentprocessto convertto R2.5.There hasbeen some
demolitionandredevelopmentin thisarea.

e Occupancy: Thisareais approximately 33% tenant-occupied. (For comparison,47% of households
are tenant-occupied citywide.)
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e Additionalfactors considered: This Zoning Review Areais adjacent to a mixed use areaalongSE
Hawthorne Street.

e Feedbackreceived during Discussion Draft review period: Staff attended a neighborhood
association meeting inSunnyside on December 10,2015, though the agendalimited time for

conversation. Akeyconcernthat emerged was the role of underlying lot lines, which were examined
more closely priorto the currentproposal.
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Woodstock, near SE Woodstock Bivd
Comprehensive Plan Designation: R2.5
Existing Zoning:R5

ProposedZoning: R2.5
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Areas proposed for zoning change to R2.5

e Proximity to amenities and services: This areais south of SE Reedway Street, north of SE Carlton
Street, east of SE36thAvenue andwest of SE 60t Avenue. At SE52M this area continuessouthto SE
Duke Street.This area surrounds the Woodstock Neighborhood Center. The #75 bus runsalong SE
CesarEChavezBoulevardto thewestanda portion of SEWoodstock Boulevardand is a frequent
serviceline.The proximity of this areato transit,amenitiesand services means that thisareais a
good locationfora range inhousing types.

e Infrastructure availability: The Cesar Chavez Corridor Improvements on the Transportation Systems
Plan(TSP)arescheduledforYears1—10.There aresubstandard streets. The Taggart/Insley —sewer
capacityupdatesprojectis identified inthis areawiththe timeframe of 2013-2032. Thereareno
wateror stormwater systems constraints.

e Lotsizes and built densities: The majority oflots inthis area are 5,000 square feet. There are
underlying lots in the areaeast of SE 50" Avenue and north of SE Woodstock Boulevard, sothisarea

has potential for lot confirmations.

o Recentdevelopment activity: There hasbeen oneindividualsite inthis areathat has gone through
a quasi-judicialzone mapamendment processto convert to R2.5. There have beenseveral lot
confirmations. There hasbeensome demolition andredevelopment in this area.

e Occupancy: This areais approximately 24% tenant-occupied. (For comparison, 47% of households
are tenant-occupied citywide.)
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e Additionalfactors considered: This ZoningReview Area is adjacent to a mixed use areaalongSE
Woodstock Boulevard.

o Feedbackreceived during Discussion Draft review period: At a meetingwith Woodstock neighbors
on December10, 2015, a wide range of concernsemerged, particularlyrelated to nuances of
services and infrastructureinthe neighborhood, designand character, parking, and neighborhood
involvement.The meeting highlighted s pecifics of transitavailability in the neighborhood,andthe
needto coordinate withinformation from other governmentagencies. Afollow-up letter
highlighted more localized concerns about street capacityand parkingon SE Henry.
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Woodstock, at SE Woodstock & SE Cesar E Chavez Blvd
Comprehensive Plan Designation: R2
Existing Zoning:R5

ProposedZoning: R2
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Areas proposed for zoning change to R2

Proximity to amenities and services: This areais north of Woodstock Boulevard, south of SE Knight
Street, east of SE Cesar E ChavezBoulevardandwest of SE40t" Avenue.The #75bus runs along SE
CesarEChavezBoulevardto thewest andis a frequent service line. The proximity of this area to
transit, amenities and servicesmeans that thisareais a good locationfora rangeinhousingtypes.

Infrastructure availability: The Cesar Chavez Corridor Improvements on the Transportation Systems
Plan(TSP)arescheduledforYears 1-10.The Lower SE Bikeway Network Improvements is
scheduledin the Transportation Systems Plan (TSP) forthe Years 11—-20.There are substandard
streets. The Taggart/Insley —s ewer capacity updates project is identifiedin thisarea withthe
timeframe 0f2013-2032. There are no water or stormwater systems constraints.

Lot sizes and built densities: There are three lots inthis area built with single-dwellings on a block
with the otherlots zoned R2 and developed with multi-dwellings. Whole Child Montessori Centeris
located at 5909 SE 40THAVE, one ofthe R5 zoned lots.

Recent development activity: Thereis oneindividual site inthis area that has gone through a quasi-
judicial zone mapamendment process to convertto R2.

e Occupancy: Thisareais 100% owner-occupied.

Additionalfactors considered: This ZoningReview Area is adjacent to a mixed use areaalongSE

Woodstock Boulevard.
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o Feedbackreceived during Discussion Draft review period: At a meetingwith Woodstock neighbors
on December10, 2015, a wide range of concernsemerged, particularly related to nuances of
services and infrastructureinthe neighborhood, designand character, parking,and neighborhood
involvement. The meetinghighlighted s pecifics of transitavailabilityin the neighborhood,andthe
needto coordinate withinformation from other governmentagencies. Afollow-up letter
highlighted more localized concerns about street capacityand parkingon SE Henry.
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Appendix C: Zoning Review Areas with no proposed Zoning

Map changes

Neighborhood

Proposal

Rationale

Ardenwald-Johnson Creek

RetainR5(R2.5)andR10(R2.5)
zoning. Under consideration by
City Council for Comprehensive
Plan map amendment to R5 and
R1o0.

Verylowscoreon
infrastructure/proximity
analysis. Floodingrisk. Many
propertieshave Environmental
protectionand/or conservation
zones.

Concordianear NE22M&
Lombard

RetainR5(R2.5) zoning. Under
consideration by City Council for
Comprehensive Plan map
amendment to R5.

Low score on infrastructure/
proximity analysis. Near
industrial.

Creston-Kenilworth north of SE
Gladstone andwest of SE Cesar
E Chavez

RetainR5(R1)zoning. The area
north of Gladstone may be
discussed againin Powell-
Division Transit and
Development Project.

Higherrate ofrentersand
concernabout displacement of
tenants ifthis areawereto
redevelop withouta nti-

dis placement strategiesin
place.

Creston-Kenilworth north of SE
Gladstone andeast of SE Cesar
E Chavez

RetainR5(2.5)zoning. Thearea
north of Gladstone may be
discussed againinPowell-
DivisionTransit and
Development Project.

Higherrate ofrentersand
concernabout displacement of
tenants ifthisareawereto
redevelop withouta nti-

dis placement strategiesin
place.

Eastmorelandnear SE Moreland
Lane

RetainR7(R5)zoning. Under
consideration by City Council for
Comprehensive Plan map
amendment to R7.

Moderate score on proximity
analysis.

Eastmoreland near SE Cesar E RetainR5(R2.5)zoning. Moderatescoreon
Chavez& SE Woodstock infrastructure andsteepslope.
Madison South RetainR5(R2.5), R5(R2), R5(R1), | Moderatescoreon

orR2(R1)as now applies.

infrastructure/proximity
analysis and higher
dis placement concern.

MtTaborsouthofEBurnside
and between SE56th and 57th

RetainR5(R1)zoning.

Moderate scoreon
infrastructure/proximity
analysis and higher

dis placement concern.

MtTabornorthofSE Belmont
and along SE 60th

RetainR5(R1)zoning.

Moderate scoreon
infrastructure/proximity
analysis and higher

dis placement concern.

Mt Tabornorthof SE Division RetainR5(R2.5)zoning. Moderatescoreon

between SE5t & SE 64th infrastructure/proximity
analysis.

Mt Taborsouthof EBurnside RetainR5(R2.5)zoning. Steepslope.

between SE66thand 7 1st; west
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of SEThorburnandnorth of SE
Alder

North Tabornear NE58thand
59th

RetainR2(R1)zoning.

R2 provides for reasonable
range ofhousing types,and this
areaoftheneighborhoodis
farther from MAX and main
streets.

Portsmouth

RetainR5(R2.5)zoning.

Moderate scoreon
infrastructure/proximity
analysis and higher

dis placement concern.

ReedwestofSE Cesar E Chavez
and southofSE Schiller

RetainR5(R2.5)zoning.

Moderate scoreon
infrastructure/proximity
analysis.

ReednearSE 28t & SE Schiller

RetainR5(R2.5)zoning.

Low score on infrastructure/
proximity analysis.

StJohns near N Allegheny &
Fessenden

RetainR5(R2.5)zoning.

Moderate scoreon
infrastructure/proximity
analysis and higher

dis placement concern. Majority
of housing wasbuilt within last
two decades.

University Park

RetainR5(R2.5)zoning.

Moderate scoreon
infrastructure/proximity
analysis and higher

dis placement concern.

WoodstocksouthofHolgate
and east of SE Cesar EChavez

RetainR5(R2.5)zoning.

Moderate scoreon
infrastructure analysis and
fartherfromcenter.

WoodstocksouthofHolgate
and SE52nd

RetainR5(R2.5)zoning.

Moderate scoreon
infrastructure analysis and
fartherfromcenter.
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Appendix D: Index of Related PSC Staff Reports

PSC Work
Session Date

Report Title

Sections Contained

URL

Jan 27, 2015

Centers and Corridors Growth
Strategy

Urban Design Framework Diagram
Comp Plan Map

Investment Strategy

Relationship to Mixed Use Zones

Commercial Gentrificationand
Displacement

http://efiles.portlandoregon.gov/
Record/7159906

Jan 27, 2015

Miscellaneous Consent List #1

Plan Introduction

Flood Management and Drainage Districts
Right-of-Way Vacation

Trails

Urban Forest/Street Trees

Miscellaneous Policy Recommendations
Other Miscellaneous Mapping
Recommendations

http://efiles.portlandoregon.gov/
Record/7159910

Feb 24, 2015

School Capacity at David Douglas
School District

Introduction to concept, discussion questions,
and attachments

http://efiles.portlandoregon.gov/

Record/7214182

March 10, 2015

Residential Densities

Natural Hazards....

Distance from centersand corridors....
Historic characterina Conservation District
Down-designations...truck route

Appropriate density...anticipated light rail
won’t be built...

http://efiles.portlandoregon.gov/

Record/7235931

March 10, 2015

Housing Affordability and
Residential Compatibility

Homelessness
Regulated Affordable Housing
Housing Variety & Opportunity Areas

http://efiles.portlandoregon.gov/

Record/7235961
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e Gentrificationand Displacement
e Residential Compatibility

March 24, 2015

Open Space Designations on the
Comprehensive Plan Map

Background, methodology, and testimony

http://efiles.portlandoregon.gov/

Record/7279736

March 24, 2015

Nonconforming Residential
Densities and Uses

Introduction and implications

http://efiles.portlandoregon.gov/

Record/7279737

April 14, 2015

Residential Densities: Up-
Designations

Introduction and proposed changes in
Southeast

http://efiles.portlandoregon.gov/

Record/7424786

April 14,2015

Staff Analysis of Community
Based Anti-Displacement
Recommendations

e Comp Plan Amendments
e Scale & Applicability

e LegalResearchAgenda

e Zoning Tools

http://efiles.portlandoregon.gov/

Record/7432402

April 14,2015

Background Information about
Eastmoreland

Introduction, maps, and charts

http://efiles.portlandoregon.gov/

Record/7424783

April 14, 2015

Consent List: Map Changes

Proposed Map Changes

http://efiles.portlandoregon.gov/

Record/7424784

May 12, 2015

Comprehensive Plan Update:
Final Consent Lists

e Policy Changes (Ch 1-10 and CSP)
e Land Use Map Changes
e Non-conforming use

http://efiles.portlandoregon.gov/

Record/7477973

Nov, 2015

Residential and Open Space
Discussion Draft

http://www.portlandoregon.gov/

bps/article/555020
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Revised:
Appendix E: 2035 Comprehensive Plan Designation Definitions

Open Space

This designation is intended for lands that serve a recreational, public open space, or ecological function,
or provide visual relief. Lands in this designation are primarily publicly-owned but can be in private
ownership. Lands intended for the Open Space designation include parks, public plazas, natural areas,
scenic lands, golf courses, cemeteries, open space buffers along freeway margins, railroads or abutting
industrial areas, and large water bodies. The corresponding zone is OS.

Farm and Forest

This designation is intended for agricultural and forested areas far from centers and corridors, where
urban public services are extremely limited or absent, and future investment to establish an urban level
of public services is not planned. Areas within this designation generally have multiple significant
development constraints that may pose health and safety risks if the land were more densely
developed. The designation can be used where larger lot sizes are necessary to enable on-site sanitary
or stormwater disposal. It also may be used in locations that may become more urban in the future, but
where plans are not yet in place to ensure orderly development. Agriculture, forestry, and very
low-density single-dwelling residential will be the primary uses. The maximum density is generally 1 unit
per 2 acres. The corresponding zone is RF.

Single-Dwelling — 20,000

This designation is intended for areas that are generally far from centers and corridors where urban
public services are extremely limited or absent, and future investments in urban public services will be
limited. Areas within the designation generally have multiple significant development constraints that
may pose health and safety risks if the land were more densely developed. Very low-density single-
dwelling residential and agriculture will be the primary uses. The maximum density is generally 2.2 units
per acre. The corresponding zone is R20.

Single-Dwelling — 10,000

This designation is intended for areas far from centers and corridors where urban public services are
available or planned but complete local street networks or transit service is limited. This designation is
also intended for areas where ecological resources or public health and safety considerations warrant
lower densities. Areas within this designation generally have development constraints, but the
constraints can be managed through appropriate design during the subdivision process. Single- dwelling
residential will be the primary use. The maximum density is generally 4.4 units per acre. The
corresponding zone is R10.
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Single-Dwelling — 7,000

This designation is intended for areas that are not adjacent to centers and corridors, where urban public
services are available or planned, but complete local street networks or transit service is limited. This
designation is also intended for areas where ecological resources or public health and safety
considerations warrant lower densities. Areas within this designation may have minor development
constraints, but the constraints can be managed through appropriate design during the subdivision
process. This designation may also be applied in areas where urban public services are available or
planned, but the development pattern is already predominantly built-out at 5 to 6 units per acre.
Single-dwelling residential will be the primary use. The maximum density is generally 6.2 units per acre.
The corresponding zone is R7.

Single-Dwelling — 5,000

This designation is Portland’s most common pattern of single-dwelling development, particularly in the
city’s inner neighborhoods. It is intended for areas where urban public services, generally including
complete local street networks and access to frequent transit, are available or planned. Areas within this
designation generally have few or very minor development constraints. Single-dwelling residential will
be the primary use. The maximum density is generally 8.7 units per acre. The corresponding zone is R5.

Single-Dwelling — 2,500

This designation allows a mix of housing types that are single-dwelling in character. This designation is
intended for areas near, in, and along centers and corridors, near transit station areas, where urban
public services, generally including complete local street networks and access to frequent transit, are
available or planned. Areas within this designation generally do not have development constraints. This
designation often serves as a transition between mixed use or multi-dwelling designations and lower
density single dwelling designations. The maximum density is generally 17.4 units per acre. The
corresponding zone is R2.5.

Multi-Dwelling — 3,000

This designation allows a mix of housing types, including multi-dwelling structures, in a manner similar
to the scale of development anticipated within the Single- Dwelling — 2,500 designation. This
designation is intended for areas near, in, and along centers and corridors where urban public services,
generally including complete local street networks and access to frequent transit, are available or
planned. Areas within this designation generally do not have development constraints and may include
larger development sites. The maximum density is generally 14.5 units per acre, but may go up to 21
units per acre in some situations. The corresponding zone is R3.

Multi-Dwelling — 2,000

This designation allows multi-dwelling development mixed with single-dwelling housing types but at a
scale greater than for single-dwelling residential. This designation is intended for areas near, in, and
along centers and corridors and transit station areas, where urban public services, generally including
complete local street networks and access to frequent transit, are available or planned. Areas within this
designation generally do not have development constraints. The maximum density is generally 21.8
units per acre, but may be as much as 32 units per acre in some situations. The corresponding zone is
R2.
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Multi-Dwelling — 1,000

This designation allows medium density multi-dwelling development. The scale of development is
intended to reflect the allowed densities while being compatible with nearby single-dwelling residential.
The designation is intended for areas near, in, and along centers and corridors, and transit station areas,
where urban public services, generally including complete local street networks and access to frequent
transit, are available or planned. Areas within this designation generally do not have development
constraints. The maximum density is generally 43 units per acre, but may be as much as 65 units per
acre in some situations. The corresponding zone is R1.

High-Density Multi-Dwelling

This designation is intended for the Central City, Gateway Regional Center, Town Centers, and transit
station areas where a residential focus is desired and urban public services including access to
high-capacity transit, very frequent bus service, or streetcar service are available or planned. This
designation is intended to allow high-density multi-dwelling structures at an urban scale. Maximum
density is based on a floor-area-ratio, not on a unit-per-square-foot basis. Densities will range from 80 to
125 units per acre. The corresponding zone is RH.

Proposed Draft Residential and Open Space Zoning Map Update |PageE-3



Appendix F:
Generalized Base Zone Descriptions — OS and R Zones

OS (Open Space) zone
The OS zone is intended to preserve and enhance public and private open, natural and
improved park and recreational areas.

RF (Residential Farm/Forest) zone
The RF zone is the lowest density single-dwelling residential zone. The major types of new
housing development will be limited to single family houses.

R20 (Residential 20,000) zone

The R20 zone is a single-dwelling zone that allows 1 dwelling unit per 20,000 ft2. The major
types of new housing development will be limited to single family houses, accessory dwelling
units (ADU) and duplexes on corners.

R10 (Residential 10,000) zone

The R10 zone is a single-dwelling zone that allows 1 dwelling unit per 10,000 ft2. The major
types of new housing development will be limited to single family houses, accessory dwelling
units (ADU) and duplexes on corners.

R7 (Residential 7,000) zone

The R7 zone is a single-dwelling zone that allows 1 dwelling unit per 7,000 ft2. The major types
of new housing development will be limited to single family houses, accessory dwelling units
(ADU) and duplexes on corners.

R5 (Residential 5,000) zone

The R5 zone is a single-dwelling zone that allows 1 dwelling unit per 5,000 ft2. The major types
of new housing development will be limited to single family houses, accessory dwelling units
(ADU) and duplexes on corners.

R2.5 (Residential 2,500) zone

The R2.5 zone is a single-dwelling zone that allows 1 dwelling unit per 2,500 ft2. The major types
of new housing development will be single family dwellings, row houses, duplexes and
accessory dwelling units (ADU).

R3 (Residential 3,000) zone

The R3 zone is a low density multi-dwelling zone. Housing is characterized by 1-2 story buildings
and a low building coverage. Often the types of new development will be townhouses and small
multi-family residences. Generally, R3 is applied on large sites or groups of sites.
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R2 (Residential 2,000) zone

The R2 zone is a low density multi-dwelling zone. Housing is characterized by 1-3 story
buildings, but at a higher building coverage than R3 zones. Often, the types of new
development will be duplexes, townhouses, row-houses and garden apartments.

R1 (Residential 1,000) zone

The R1 zone is a medium density multi-dwelling zone. Housing is characterized by 1-4 story
buildings and a high building coverage. Often the types of new development will be multi-
dwelling structures (condominiums and apartments), duplexes, townhouses and row-houses.

RH (High Density Residential) zone

The RH zone is a high density multi-dwelling zone. Housing is characterized by medium to high
heights and a relatively high percentage of building coverage. The major types of new housing
development will be low, medium, and high-rise apartments and condominiums.

R1 - Residential 1,000 R2 - Residential 2,000 R2.5 - Residential 2,500

R7 - Residential 7,000

-y

R10 - Residential 10,000 R20 - Residential 20,000

o T .

These are examples of what could be built in different residential zones. They illustrate the relative size and scale of
each zone. For more information, visit www.portlandoreqgon.qov/bds/article/411748
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Appendix G: Summaries of Zoning Review Area Neighborhood Meetings
Nov 10, 2015- December 10, 2015

Ardenwald-Johnson Creek: 11/23/15..........ccovuiiiiiiie e e 2
(oY o Tere Y (o Lt T A K- 1 SO 2
Creston-KenilWOIrth: 10726/ 15.........oouuiieii ettt e e et e et eeneans 2
(o111 Y e 7 Y PPN 3
EastmOreland: 1172 15 ... ... 4
L1 AT T I 7 7 PRSPPI 4
Madison South Neighborhood Association: 12/3/2015.............cccccoeeiiiieiiiieiiieeiiee e 5
1YL= Yo Yl o 17 e P 5
oY g (o T o To T o B Y Ty 7 6
RICAMONA: 11723715, ..o oottt e e e e e e e e e e e e 7
ROSE Gty Park: 11/10/ 15, ... oottt e et e e et e e et e e e e a e e e eatneeeeaas 8
N (o1 Y e v TP 8
SUNNYSIAE: 12710715, ... couiiiiiiieiie ettt ettt et et et et e e e e e et e e et e e e e e e e e e e erans 9
Woo0dStOCK: 12/10/2015..... ... oot et et et et e et e e e e et e e e eans 9
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Ardenwald-Johnson Creek: 11/23/15

In the room:
14 people

General Concerns:

Preferto seelowerdensity inthe floodplain, areaswithc and p overlays.See the viewshedin
the Johnson Creek Standards.

Reference 1991 Johnson Creek Basin Protection Plan,2001 Johnson Creek Restoration Planfrom
BES, 2012 Johnson Creek Restoration Projects Effectivenessreport,andtheJohnson Creek Basin
PlanDistrictzoningcode

Analysis Criteria:

100-year and 500-yearfloodplainshould be incorporated intothe criteria (some s upport for
this, nobodyseemed opposed.)

Other concerns:

Concerns about mitigation requirements for new development around Johnson Creek.

Concordia: 11/18/15
9 people

General Comments

ADUs=high density
Characterofthearterial, Killingsworth —notsimilar to other routes such as Hawthorne and
Belmont

Analysis Criteria

Add neighborhood character

Affordability

Compareto existing R2.5—how disruptive has it been?
Vacant space

Homeownership vs. renters

Creston-Kenilworth: 10/26/15
In the room: 10 attendees

Comments

Why here and not other places close to transit (especially MAX)
Creston-Kenilworthis readyfor more density

Original Comp Plan designationwas setin 1980-things have changed
Don't supportchangesthatwill mean more peoplein cars.

Areas near Powell make senseto up-zone, given BRT line
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e Giveusawayto provide feedbackonline

Cully:11/16/15

In the room:
10 people

Zoning Map:

e EastsideofCullymightnotbeableto supporthigherdensity with currentinfrastructure

e Farming communitiescouldfeelthe pressure of smaller lots and higher density.

e Lookinginto alternatives so that density and allowances for creativity are supportedin east
Cully. Examples: Commissioner Novick’s working group onlocal transportation fee; density
transfers (requiring code change for single residentzoning); cottage clusters

e Interestinsupporting small neighborhood stores that create micro-cities within neighborhoods.

e Generalfocus on availability of low-income housing.

e 72" andPrescott shouldbe R3to allow for more creativity in zoning, rather than allowing
McMansions.

Commentson Mobile Home Park:

e Considerations betweenmaintaining R2.5 zoningor changing to R2/3.

e Accordingto North Cully Plan District, mobile park should be redeveloped. Couldbe changedto
R2 for nonprofit to purchase and change tolow-income development. Similar to Arbor Mobile
Home Park—transitionto low-income modular homes (butthe feesmaybe higher).

e Haciendahasshowninterestinpurchasing the parkforlow-income housing.

Commentson property near Sacajawea Park:

e \Verde paidforengineering analysison landanditis not buildable. Perhapsit should be zoned

forhigher densityto allow for density transfers with nearbyR2.
Commentson Cully Blvd:

e R2h(UC)propertieson NE CullyBlvd canbe changed to commercial because neighborhood
needs some change. Although commercial businesses would need to be supported by
surrounding density.Perhaps R2 should be pushedintoR7 a little more.

e ChurchonCully canberezonedto provide affordable housingaboveit.

e NE SumnerandCully biglot needshistoric preservation overlayinstead of downzoning to R7.

o MixedUse promotes smaller apartments that are notsuitable for families.
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Eastmoreland: 11/2/15

In the room:
5 attendees

General Comments
e EastmorelandZoningReview Area ofthe MorelandLane area is not enough.

Analysis Criteria
e Existinglanduse patterns anddensity
e Historical development patterns
o Housingaffordability
e Historicand Cultural Resources: streetscape and architecture
e Sustainability andresilience criteria
e Accesstotransit
e Accessto services

HAND: 11/10/15

In the room:
5 people

General Comments
e Demolitions
e Parkinglots
o Neighbors oflanduse changeswant to receive land use notices
e Parking
e Simultaneous Residential Infill Project

Analysis Criteria
e [fincluding distancefrom light rail, should consider accessibility, notjust as-the-crow-flies
e When consideringdisplacement, 1:1 home replacementis already common andit may betoo
late for some vulnerable populations

Other Comments
e |llegalhousing?
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Madison South Neighborhood Association: 12/3/2015

In the room:
About 15 people

General Concerns
e Make sureto coordinate with PPS
e Desire forsmallcommercialnodes inthe area between 82"and92™, because people don’t
wantto go to 82" for commercial.
e When considering proximity to centers and corridors,don’tjust use as-the-crow-flies distance.
Consider barriers such as lack of streetlights, narrow sidewalks, streets full of stormwater.
Proximity to centers/corridors is not the same as accessto them.

Mt Tabor: 11/19/15

In the room:
20-30people

Priority Concerns
e Parking
e Density
e Livability/Walkability

Analysis Criteria
e Parkingasaneed forpeoplewholive farther from centers and corridors. Increased density
should be tied to increased parking
e Some want moretimetoconsider criteria
e Neighborhood demographics
e Considersteepslope

General Comments
e Whywould wewant density?
Mt Tabor homes may be expensive,so not profitable for tear-downs, replacewith two houses

e Encourage more smallneighborhood shops and walkability

In favor of down-designation
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North Tabor: 11/17/15

In the room:
15 people

Prioritized topics
e Type ofdevelopment
e Displacement/affordability
e Tree/environmental preservation

Analysis Criteria
e Tree canopy.IfNTabor has less coverage already, up-zoningcould make that worse
e Displacement--Affordability won’t be solved by Planalone. How incentivize a ffordability ?
Homeless problemwon’t be solved by up-zoning alone.

General Comments

e More concernedwith type/form of developmentthandensity

e Quasi-judicial up-zoning onlyavailable to rich developers focused on profit, not concerned with
density/livability. Up-zoning through planwould give regular homeowners ability to be creative

e Make easierto remodelinstead of building new McMansions—new development that doesnot
increase density

e Whathousingtypesappealtowhois movinghere (climate refugees, retirees,young people)

e N Tabor-specificdesignoverlayto prevent greedy development

e MAXaccessgoodin neighborhood.Tearingdown run-down homes near MAX maybe OK
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Richmond: 11/23/15

In the room:
About 35 people

General Concerns

Relationship between zone changesand taxation.Staff explainedthat zone changesalone do
nottriggerreassessment,butchangeinuse ornewdevelopmentdoes. ADU taxationsituation
breedsskepticism

Parking

Relationship to Residential Infill Project. Can't judge ifdon’t know setbackand height will remain
stable.Staff encouraged to “beef up communication” around RIP. Interestin being more
involvedin RIP.

Demolition controls needed. Preserve “architecturally traditional homes” Prefer slow “natural
development” change to leavingpeople “surrounded a bruptly” Speaker talked about hiding
their ADU behindtheir house to “look like neighborhood street”

“Don’t wantto looklike the suburbs” meaningnew townhome development

“compatibility” —some dissent over term. Different heights (4 story nextto one story). What
tools dopeople have to address compatibility concems where they live

Related to density in MU corridors, City s hould consider impact of density on roadway
conditionsand capacity.

Propertyvalues—will they change.

Consider balance of growing density on Divisionand Clinton

Don’t encourage “density ofrich people” don’t want big housesand canyons

One personwants us to know theylike density and even boxy architecture andto remember
thatthere are manyvoices

Analysis Criteria

Look at recentactivity in quasi-judicial (owner-initiated) Zoning Map Amendments, versus just
how many there have beensince thesplit wasineffectin the 80’s. Recent trends may be better
indicator

Displacement: consider age, s pecifically % of elders.

Infrastructure, emphasize road capacity.

Parks availability—more openspace for “cramped circumstances”

include bikes as traffic, considerinteractions between people

Consider N/S corridor density differently. Consider just going upin key nodes. Division Design
Initiative proposals.

Other Concerns

Changesin EG1/EG2

35t & Division

Some donotwantthe new proposed commercial on 37t & Caruthers “changes...don’t’ match
neighborhoodfeel”

Development onSE Lincoln creating multiple large homes (negative)
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Rose City Park: 11/10/15

In the room
6 people

Mapping Concerns
e Adddensityon 60t first,then, as improvements are made, density canspread out fromthere.
Planfortransportationimprovements shouldbein placeBEFORE up-zoning.
e Consider up-zoning without going all the wayto RH along 60t between Glisanand Hassalo

Analysis Criteria
e Focusup-zoning near transit
e Actualtransportationimprovements, not upcoming
e Consider freeway air pollution (conversationaboutother waysto address)

Other Comments
e Consider design overlay.Greenroofs
e Encouragegardenapartments around park
e Requireairfiltration, ODOT-owned green buffer, nearhighway
e Worriedaboutloss ofyards/private openspace

St. Johns: 11/12/15

In the room:
4 people

Analysis Criteria
e Considervacantlots for up-zoning—lesslossofcurrenthousing
e Staff-presentedcriteria seemat least consistent with what they’ve been hearingthrough Comp
Planprocess

Comments on Density and Affordability

e Actualaffordabilityvs relative affordability. Duplexes would probably only get at the latter, but
relative better than nothing? Climate refugees, more demand for housing. Ifrealityis more
peopleinPortland, shouldup-zoneinplacesforavailability of housing

e LooktoProudGround orsimilar modelsforstability of housing

e “Not promoting demolitions”...butifthey happen, would rather have 2 homes. Demolition
practice advocacy “has to happen” but separate arena

e Densityshouldn’tbeatcostofolder homes. Compromisescommunityfeeling. Would rathersee
up-zones onvacantlots.

o Seattleformodelofacknowledgingtheracialinjusticesrelatedto the large stock of single-family
homes.Racistroots (limited accessto housing, push to limit wholivesin a neighborhood) should
be acknowledged

e Zoning Review Areasmaybe lower priority than affordable housinginitiative and other efforts

e negativesofdensity include parking, new buildings “not as cute,” trees
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Sunnyside: 12/10/15

Inthe room:

5 people

GeneralConcerns:

Underlyinglotlines

Woodstock: 12/10/2015

In the room:
About 28 people

General Concerns

Make sure to coordinate with PPS.

Make sure to coordinate with TriMet.

Why does Mixed Use stopat 50t? Couldit go all the wayto 52"d?

Parking concerns —addingmore people willadd more demand for on-street parking.
Fees associated with parkingshould be spentlocally onstreetmaintenance.
Concern that up-zoningwouldincrease property taxes.

Canyouletpeoplewho don’t want to be up-zoned opt out?

Neighborhood should have more ability to influence individual developments.
Desire to retain quiet neighborhood.

Dangerous/busy intersections are a probleminthe neighborhoodalready.
Varietyofopinions about desirability of infill, attractiveness ofskinny houses.
Desire for notification ofadjacent property owners as well as affected property owners.
Concern about loss oftree canopywhen propertiesredevelop.

Analysis Criteria

Availability of transit. R2.5 along Woodstock past 52™is not righton the transit line, and s hould
be evaluated.
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