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Primary Purpose: 
Goal 9 Requirement from State

Secondary Purpose: 
Input to Portland Comprehensive Plan

Economic Opportunities Analysis

Goal 9 requires cities to keep a sufficient, right-sized inventory of employment sites, 
informed by 20-year forecasts and aligned with Oregon’s statewide planning system.

Tertiary Purpose: 
Can help guide future policy decisions
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• What it does: The EOA sets a technical foundation to argue for zoning 

updates, permitting reforms, and infrastructure investments that affect where 

and how businesses can grow. It identifies strategies to support economic 

vitality, from storefront improvements to Central City revitalization.

• What it doesn’t do: The EOA itself does not change zoning, approve projects, 

or allocate funding. Instead, it guides future City Council decisions and helps 

prioritize programs and investments.

Why is the EOA Important? 



What are the employment projections?
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EOA approval process

Winter 2025-2026

Summer 2026
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Policy Choices in Play

Industrial Edge 
Discussion

Apply an industrial edge “buffer” 
to sites near residential areas? 

Explore a buffer just for large 
industrial sites (more than 5 

acres) vs. small ones? 

Infrastructure/Remediation 
Strategies

Can we fund public infrastructure 
investments to offset site 

constraints?

Can we expand cost-sharing 
models or developer incentives to 

extend utilities?

Can we better mobilize local, state 
and federal funds to help sites 

remediate contamination?
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Environmental 
Considerations

Do we apply a 25’ or 50’ river setback?

How should the City balance riparian 
resource protections (beyond required 

floodplain standards) with industrial 
land needs?

Tree code: What planting or 
preservation standards should apply in 

heavy industrial zones?



Investment Strategies

Name Description Impact

Fast-Track Industrial 
Permitting Program

Allow for concurrent review of 
demolition, grading, land use, and 
CLOMR permits; faster EA 
scheduling.

Speeds up permitting and 
improves competitiveness for 
time-sensitive projects.

Developer-Led 
Infrastructure 

Reimbursement

Allow private developers to build 
needed infrastructure and be 
reimbursed through a pre-approved 
process.

Enables improvements that 
support freight access, 
unlocking shovel-ready 
development.

High-Opportunity 
Site Support

Maintain a list of priority sites with 
program support and permitting 
navigation.

Focuses resources and 
accelerates readiness for high-
opportunity job-creating sites.

Process Improvements 
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Investment Strategies

Name Description Impact

Infrastructure Cost 
Offset Tools

Offers SDC deferrals, fee 
waivers, and utility gap funding 
for sites.

Lowers upfront costs to 
make industrial sites 
development-ready.

Superfund & 
Brownfield Readiness 

Fund

Funds cleanup, planning, and 
incentives like NRD and tax 
credits.

Enables reuse of 
contaminated sites for 
traded-sector employment.

Freight & Access 
Priority Projects

Identify freight projects for the 
financially constrained TSP for 
funding and construction.

Improves travel-time 
reliability and goods 
movement for industrial 
employers.

Targeted Incentives
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Natural Resources Policy Options

• Ezones: Adjust Environmental Overlay Zones (Ezones) in the 
Columbia Corridor (net expansions)

• North Reach: Consider increased setbacks from the 
Willamette River (current 25 ft to proposed 50 ft), 
permanent floodplain rules and apply River Environmental 
Overlay Zone to riparian resources

• Tree Code: Consider planting and/or preservation in Heavy 
Industrial (IH) zone
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CCIL Ezone 

Project Area
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Conservation Zone Protection Zone

Low All high-ranked riparian resources 

30’ buffers around water features

Streams, Sloughs, most wetlands 

No buffer

Medium High- & medium-ranked riparian 
resources 

Wetlands >50’ from water features

All streams, sloughs, waterbodies 
and 25’ buffer  

Wetlands within 50’ of water 
features 

High High-, Medium-, and some Low-ranked 
Riparian Resources

All streams, sloughs, waterbodies, 
wetlands and 50’ Buffers.

Columbia Corridor and Industrial Lands 
(CCIL) Ezone Project

EOA Overview |  10/6/2025  |  15



377.9
528.3

699.2

957.6

703.8

701.9

691.6

475.9

0

200

400

600

800

1000

1200

1400

1600

Existing Ezones Minimum Scenario Climate Resilient
Scenario

Maximum Scenario

Protection Zone Conservation Zone

1,081.7
(16%)

1,230.3 

(18%)

1,390.7 

(20%)

1,433.5 

(21%)

Ezone Coverage of Industrial Zoned Lots

• ~7,000 acres of lot area 
zoned for industrial 
uses (CCIL Project area).

• Existing ezones cover 
16% of industrial lot 
area.

• Ezone industrial lot 
coverage increases in 
all scenarios.

• P zone coverage 
increases in all 
scenarios.
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Zoning Code Amendments 

Environmental Zones (33.430) 

• Exterior Work Activities and Hazardous Materials

• Lighting Regulations

• Right of Way Standards

• Tree Removal Limits 
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Zoning Code Amendments 

Columbia South Shore Plan District (33.515)

• Highly protective of natural resources.

• Code is difficult for applicants and staff to work 
with.

• Requirements to remove non-conforming 
pavement can discourage site redevelopment.

• Not consistent with other environmental 
regulations elsewhere in the city.
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Zoning Code Amendments 

Columbia South Shore Plan District (33.515)

• Proposal

• Delete environmental chapters of South Shore Plan 

District. 

• Apply 33.430 instead.

• Mapping Solutions (to be implemented in 

Proposed Draft)

• Add extra 25’ buffer where there are existing ezones.

• Selective manual application of p zone to avoid 

potential rollbacks.
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Natural Resources: North Reach

Setback Scenarios 

• Industrial zones: 25 feet (retains existing) or 50 feet

• All other zones: 50 feet

• River-dependent/-related uses allowed

Applications of River Environmental Zone Under Consideration

• 50 ft from the river, streams and wetlands

• Riparian buffer area, includes floodplain w/in 170 feet 

• All high- and medium-ranked riparian resources

• Special Habitat Areas  

EOA Overview |  10/6/2025  |  20



Tree Code Standards in IH
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Tree Code Standards in IH

Level Scenario
Tree Protection 

Scope
Requirement Details

Base N/A None No planting or preservation required

Low
Planting 

only
Only within 
Ezones/River ‘e'

No preservation required outside 
overlays

Medium
Plant + 

Preserve 
Existing

Preserve existing + 
require new planting 
in IH zones

Requires new planting + 
replanting/mitigation for 33% of 12"+ 
trees removed 

High
Plant + 

Preserve 
Existing

Preserve existing + 
require new planting 
in IH zones

Requires new planting + 
replanting/mitigation for 33% of 12-
20" trees and all 20"+ trees



• https://www.portland.gov/bps/planning/eoa

• Submit comments to MapApp by Nov 10:
https://www.portlandmaps.com/bps/eoa/#/
map/

• Attend the open house on Thursday, Oct. 30

• Join a virtual event on Monday, Oct. 20 from 
12-1 p.m. or Tuesday, Oct. 21 from 6-7 p.m.

For more information
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