
 
 

 

Parkrose‐Argay Development Study 

Preliminary Permitting and Development Roadmap 
 
The Parkrose‐Argay Development Study (aka, Rossi Farms Development Plan) will explore opportunities 
to create a complete and connected neighborhood on the 30‐acre site at NE 122nd Avenue and NE 
Shaver Street.  The study is a cooperative effort between the City of Portland and the property owner 
families, and is partially funded by a Metro Construction Excise Tax grant. The project will explore 
opportunities for 
development that benefits 
the community and helps 
to achieve goals for 
creating complete, healthy 
and connected 
communities.  
One of the largest 

undeveloped properties in 

Portland, the study site 

has been owned and 

farmed by the Rossi, 

Giusto and Garre families 

for many decades. It is 

close to many public assets 

and facilities, which makes it an ideal location for creating a complete and walkable neighborhood with 

new commercial, residential and mixed‐use development serving current and future Portlanders. 

 

Purpose of this Document 
This document – a “permitting roadmap” for future development – provides and overview of planning 

and development related regulations that currently apply to the site, an outline of development review 

processes to be considered for development, as well as steps that could be undertaken to prepare for 

future development.   

 

This memo summarizes information provided by multiple city agencies that are service providers or 

stakeholders in the development process.  Detailed information from the bureaus themselves is also 

included as attachments.  The Bureaus typically involved in the review of a substantial development of 

this scale include the following: 

 

Development study site and vicinity – looking south. 
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 Bureau of Development Services (BDS):  Administration of Zoning and Land Use regulations for 

land divisions, development and building permits.  Coordination of land use reviews and 

approvals. 

 Portland Bureau of Transportation (PBOT): Requirements for street development including: 

street connectivity, street development guidelines, safety based on engineering and other 

parameters.  Applicable Systems Development Charges (SDCs). 

 Portland Parks and Recreation/Urban Forestry (PP&R/UF): Requirements for street trees and 

requirements for on‐site tree preservation, mitigations and density. Recommendations for 

connections to Parks and Recreation properties and applicable SDCs. 

 Bureau of Environmental Services (BES):  Oversight of and requirements for on‐site and off‐site 

management of wastewater and storm water. Applicable Systems Development Charges (SDCs). 

 Portland Housing Bureau (PHB):  Administration of Inclusionary Housing requirements 

applicable to development on‐site.  Administration of housing bond resources and other funding 

sources for development of affordable and needed housing. 

 Portland Water Bureau (PWB):  Oversight of and requirements for provision of water service, 

including sizing of infrastructure.  Applicable Systems Development Charges (SDCs). 

 Portland Fire and Rescue (PF&R): Portland Fire & Rescue aggressively and safely protects life, 

property, and the environment.  The bureau establishes standards for buildings and streets that 

facilitate emergency response and fire‐fighting safety.  

Because a development concept is not available for agencies to respond to, the information contained in 

this memo and related attachments from city bureaus is preliminary, generalized and advisory in nature, 

and not a complete land use review.  It is intended to provide information and guidance to the property 

owners, staff, and the consultant team as the master plan process advances.  A more detailed response 

from agencies may be possible as the concept master plan evolves with more definitive information 

about streets, blocks, lots, land uses and building types. 
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Study Area and Focus Area  
The larger project study area, shown outlined in yellow, encompasses a broader area that includes 

several Parkrose School District School facilities as well the Luuwit View Park, the U.S. Post Office, and 

other properties.  A “Focus Area” shown in red cross‐hatching, is the primary area of study for 

conceptual master planning; it includes the Rossi, Garre, Giusto opportunity site, and a small portion of 

Parkrose School District property. Unless otherwise specified, the information that follows generally 

pertains to the “Focus Area” although similar city policies, regulations, and requirements could apply to 

other sites in development situations. 

 

Parkrose‐Argay Development Study – Focus Area 

 

 

Zoning and Land Use Framework and Requirements (BDS, BPS) 
The Bureau of Development Services (BDS) administers land use and building codes for the City of 

Portland.  BDS has provided a detailed memo (attached) summarizing zoning regulations and land 

division options.  The following is a summary of the development standards and regulations that apply 

to the site based on existing zoning. 

 

Note that the focus area is composed of two zones: CM2 and R3 (see Zoning Map, page 5).  A current 

legislative planning project – Better Housing by Design – proposes to change the R3 zone to the RM1 
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zone citywide.  The RM1 zone is listed as “proposed” in subsequent tables; the information is provided 

as a comparison to the existing R3 zone, but the final development standards of the RM1 zone have not 

yet been adopted. The following is a summary of BDS comments augmented by information from BPS.   

 

Study Area Acreage by Zone (approximate): 

ZONE 
Study Area 

Acres 
Study Area 

Sq. Ft. 
Focus Area 

Acres 
Focus Area 

Sq. Ft. 

CM2  6.7  727,452  16.7  727,452 

EG1  2.7  117,612     

OS  15.7  683,892     

R3  25.0  1,089,000  17.4  757,944 

RM1 (proposed)  25.0  1,089,000  17.4  757,944 

R7  62.9  2,739,924     

Total  123.0  5,357,880  34.1  1,485,396 

 

Zoning Descriptions 
CM2 Zone: The Commercial/Mixed Use 2 (CM2) zone is a medium‐scale zone intended for sites in a 

variety of centers, along corridors, and in other mixed use areas that have frequent transit service. The 

zone allows a wide range and mix of commercial and residential uses, as well as employment uses that 

have limited off‐site impacts. Buildings in this zone will generally be up to four stories tall unless height 

and floor area bonuses are used, or plan district provisions specify other height limits. Development is 

intended to be pedestrian‐oriented, provide a strong relationship between buildings and sidewalks, and 

complement the scale of surrounding residentially zoned areas. 

 

R3 Zone:  The R3 zone is a low density multi‐dwelling zone. It allows approximately 14.5 dwelling units 

per acre. Density may be as high as 21 units per acre if amenity bonus provisions are used. Allowed 

housing is characterized by one and two story buildings and a relatively low building coverage. The 

major type of new development will be townhouses and small multi‐dwelling residences. This 

development is compatible with low and medium density single‐dwelling development. Generally, R3 

zoning will be applied on large sites or groups of sites. (The R3 zone is proposed to become the RM1 

zone as part of the Portland Better Housing by Design project.) 

 

RM1 Zone (proposed to replace R3): The RM1 zone is a low‐scale multi‐dwelling zone that is generally 

applied in locations intended to provide a transition in scale to single‐dwelling residential areas, such as 

the edges of mixed‐use centers and civic corridors, and along or near neighborhood corridors. Allowed 

housing is characterized by one to three story buildings that relate to the patterns of residential 

neighborhoods, but at a somewhat larger scale and building coverage than allowed in the single 

dwelling zones. The major types of new development will be duplexes, triplexes, rowhouses, courtyard 

housing, small apartment buildings, and other relatively small‐scale multi‐dwelling and small‐lot housing 

types that are compatible with the characteristics of Portland’s residential neighborhoods. 
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Aircraft Landing Zone “h” overlay zone:  
33.400.030.B Height Limits in the R, C, IR, and CI1 zones:  In the residential and commercial/mixed 
use, IR, and CI1 zones, structures are regulated by the base zone height limits rather than the height 
limits of this chapter. 
 

Parkrose‐Argay Development Study – Zoning Map 

 
 

Residential Density Standards 

ZONE 
Focus Area 
Sq. Ft. (SF) 

Minimum 
Density 

Minimum  
Units* 

Maximum 
Density 

Maximum  
Units* 

CM2  727,452 
1 unit per 
1450 SF** 

502**  No Max  No Max 

R3  757,944 
1 unit per 
3750 SF 

202 
1 unit per 
2400 SF 

316 

RM1 (proposed)  757,944 
1 unit per 
2500 SF 

303  No Max  No Max 

*  Figures based on gross acreage – streets and other dedications may reduce the total units. 

** In Commercial/Mixed Use zones, minimum residential density applies only when a lot includes 

residential development.  The figures show the minimum number of units for the gross acreage 
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assuming residential development.  Note that no minimum residential density applies to sites or lots 

that do not include residential units.  

 

Base Zone Height and Floor Area Standards 

ZONE  Height 
Height w/ 
Bonus 

Height w/ PD 
Bonus 

Max 
FAR/Density 

FAR/Density  
w/ Bonus 

CM2  45’  45’  45’  2.5:1  4:1 

R3  35’  35’  na 
1 unit per 
3000 SF 

1 unit per 
2400 SF 

RM1 (proposed)  35’  35’*  na  1:1  1.5:1* 

* Additional height (10’ additional; 45’ maximum) and floor area (0.5:1 additional; 2:1 total) would be 

available for developments that provide for deeper housing affordability ‐ 50% or more of the units 

must be available and priced for households earning 60% or less of Portland MFI. 

 

Building Coverage, Landscape and Residential Outdoor Area Standards 

ZONE 
Max. Bldg. 
Coverage 

Min. 
Landscape 

Outdoor 
Areas (< 20) 

Outdoor 
Areas (> 20) 

CM2  85%  15% 
36 SF per 

unit 
48 SF per 

unit 

R3  45%  35% 
48 SF per 

unit 
48 SF per 

unit 

RM1 (proposed)  50%  30% 
48 SF per  

unit 
48 SF per  

unit 

 

Setbacks, Maximum Building Length 

ZONE 
Front Civic 
Min/Max 

Front 
Min/Max 

Min Abut 
OS, C, E, I 

Min Abut 
RF‐RH 

Max Length 
on street line 

CM2  10’/20’  0’/10’  0’  10’  200’ 

R3  10’/20’  10’/20’  varies  varies  na 

RM1 (proposed)  10’/20’  10’/20’  5’  5’  100’ 

 

Window Area Requirements 

ZONE 
Ground Floor      
Street ‐ Front 

Ground Floor      
Street ‐ Side 

Total Façade Area 

CM2  40%/25%*  25%  15% 

R3  na  na  15% 

RM1 (proposed)  na  na  15% 

* Some residential configurations allow 25% window coverage on ground floor. 
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Parking Requirements and Drive Throughs 

ZONE 
Min. Pkg. within 500’ 
Frequent Transit 

Min. Pkg. Sites Far 
from Transit 

Max. Pkg. Sites 
Far from Transit 

Drive Thru 
Allowed? 

CM2 
Required for 30+ 

units* 
Required for all uses  Use Dependent  No 

R3 
Required for 30+ 

units* 
1 space per 1 unit   No Max  No 

RM1 (proposed) 
Required for 30+ 

units* 
1 space per 2 units   tbd  No 

 

Inclusionary Housing Requirements (PHB, zoning code) 
PHB has provided a memo detailing Inclusionary Housing requirements and forms of financial assistance 
for development of housing. The following is a summary. 

Buildings with 20 or more units must meet inclusionary housing standards of the Zoning Code (33.245). 
Outside the Central City and Gateway plan districts, affordable dwelling units must be provided at one of 
the following rates: 

a.  Rates before January 1, 2019: 

(1)  8 percent of the total number of dwelling units in the new building or the alteration must be 
affordable to those earning no more than 60 percent of the area median family income; or 

(2)  15 percent of the total number of dwelling units in the new building or the alteration must be 
affordable to those earning no more than 80 percent of the area median family income. 

(3)  Alternate calculation method. As a way to encourage the creation of larger affordable dwelling 
units, using one of the percentages stated above, the number of affordable dwelling units 
required may be calculated based on the total number of bedrooms in the new or altered 
building. For example, using the 10 percent rate, a new building with 60 two‐bedroom dwelling 
units could provide 6 two‐bedroom affordable units or 4 three‐bedroom affordable units. 

 

Inclusionary Housing Requirements  

ZONE 
Est. Minimum 
Required Units* 

Est. Min. Required IH 
Units at 80% MFI** 

Est. Min. Required IH 
Units at 60% MFI** 

CM2  502  75  40 

R3  202  30  16 

RM1 (proposed)  303  45  24 

*   Estimated based on gross acreage, assuming residential development for total CM2 zone area. 

** Estimated ‐ Inclusionary Housing units are required only for buildings with 20+ units. 

 

Transportation Requirements (PBOT) 
PBOT has provided a memo detailing likely transportation requirements.  The following is a summary. 
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Connectivity 
To address the connectivity standards of Title 17 and the Portland Zoning Code, new public street 

connections and public pedestrian connections will likely be required across the site.  Given that there 

are multiple existing public streets that terminate at the southern boundary of the development site, it 

is anticipated that at least some of these existing rights‐of‐way will be extended through the site and a 

new east/west public street connection will be required.  Additionally, consistent with connectivity 

goals, the creation of new dead‐end public streets is not encouraged. 

 Large Site Pedestrian Connectivity (33.130.292): If the site does not have pedestrian connections 

at least every 330 feet as measured from the centerline of each connection, then dedication of 

ROW for pedestrian connections is required. 

 Multimodal Connections: The city’s spacing goal for public street connections is 530 feet. 

 Ped/Bike Connections:  The city’s spacing goal for public pedestrian connections is 330 feet. 

 

Existing ROW’s – NE Shaver / NE 122nd  
NE Shaver is currently improved with approximately 45‐ft of paving and a curb but no sidewalk.  There is 

approximately 8‐ft of ROW behind the curb in NE Shaver.  Based upon the existing classification of NE 

Shaver, the Pedestrian Design Guide requires a 12‐ft wide pedestrian corridor is required consisting of a 

0.5‐ft curb, 4‐ft furnishing zone, 6‐ft sidewalk, and 1.5‐ft frontage zone.  A minimum 4‐ft dedication of 

property for ROW purposes and construction of the standard sidewalk corridor should be anticipated 

along this frontage. 

 

NE 122nd is currently improved with an approximate 76‐ft wide paved roadway and a 7‐ft curb‐tight 

sidewalk.  Consistent with the Pedestrian Design Guide and based upon the classification of the abutting 

ROW, a 12‐ft sidewalk corridor is required along this frontage consisting of a 0.5‐ft curb, 4‐ft furnishing 

zone, 6‐ft sidewalk, and 1.5‐ft frontage zone.  A minimum 5‐ft dedication of property for ROW purposes 

and construction of the standard sidewalk corridor should be anticipated along this frontage. 

 

Transportation Impact Study 
In order to address the transportation‐related approval criteria associated with the anticipated Planned 

Development or Land Division, a Transportation Impact Study, prepared by an Oregon‐licensed traffic 

engineer will be required.  The scope of work for the required Transportation Impact Study (TIS) must be 

approved by PBOT prior to preparation of the Study.   

 

Public Works Permitting 
The ROW improvements will need to be designed by an Oregon licensed civil engineer and constructed 

under a Public Works Permit, which is separate from the Building Permit that will be necessary for 

construction of the proposed project.  Conceptual PW Design must be submitted to Public Works 

Permitting in order to verify the type of PW Permit that is required and to determine the required 

performance guarantee amount. PW Design Review will determine specific design elements including 

stormwater management, bus stop, curb‐cuts, landscaping, location of signage, location of utility poles 

and street lights, as well as other design requirements. 

The proposed improvements to frontages must be reviewed by the City through a Public Works Permit 

(PWP). The applicant must complete the concept review (30% design) phase of the PWP review, 
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including a meeting with City staff to discuss the scope and details of the required improvements, prior 

to approval of the preliminary land division plan and/or Planned Development Review.   

 

Environmental Services Requirements (BES) 
BES has provided a detailed memo that summarizes the sanitary sewer and stormwater management 

issues for the site. The following is a summary. 

 

Sanitary Requirements  
In summary, the public sanitary system appears to have capacity to support up to an additional 12, 750 

residents or 5,800 multi‐family dwelling units.  Services will need to be extended to serve development 

within the site. 

 

Parkrose‐Argay Development Study – Existing Sanitary Sewer System 

 
 

Stormwater Requirements 
In general, sites are subject to the policies and standards of the Stormwater Management Manual 
(SWMM) and Source Control Manual (SCM).  In summary, if tested infiltration rates on a property are 
greater than or equal to 2 inches per hour, onsite infiltration will be required unless the site falls under a 
specific exemption described in Section 1.3.3 of the SWMM. Note that maximum building coverage 
allowed by the zoning code does not exempt the applicant from stormwater requirements. Pollution 
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reduction and flow control requirements must be met using vegetated facilities to the maximum extent 
feasible, though roof runoff and some paved impervious surfaces are exempt when discharging directly 
to a UIC (refer to Section 1.3.3 of the SWMM). The Hierarchy also includes impervious area reduction 
techniques (ecoroof, pervious paving and trees), which can mimic the passive treatment of pre‐
development conditions and help reduce the area of new development requiring stormwater 
management.  

 
 Parkrose‐Argay Development Study – Existing Stormwater System 

 

 

Water Service Requirements (PWB) 
The Portland Water Bureau did not provide a memo detailing Water Bureau service issues or 

development requirements; the bureau will be able to provide additional written information when a 

more developed concept is available.  The bureau offered these general comments: 

 The Water system in the vicinity of the property generally has adequate capacity to serve 

development on the site. 

 Extension of water mains may be needed in some existing ROW to serve the site.   

 New development will be served – for purposes of domestic use and firefighting ‐ by extension 

of the system to be provided on‐site to serve the development.   
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 Typical mains serving new development may range from 6” for residential uses to 8” for 

commercial and industrial uses. 

 Metering of new facilities varies in size – ranging from ¾” to 6” depending on the intensity of 

development proposed. 

 SDCs for Water are calculated based on the size of meter purchased.  Meter is sized based on 

total number of plumbing fixtures to be served.  SDCs cannot be estimated without more 

information about development types.  

 

Parkrose‐Argay Development Study – Existing Water System 

 
 

Portland Fire and Rescue Requirements (PF&R) 
Portland Fire and Rescue did not provide a memo detailing service issues or development requirements; 

the bureau will be able to provide additional written information when a more developed concept is 

available.  The bureau offered these general comments: 

 Fire flow must be adequate to serve the development. 

 Determinations about whether a building must have fire sprinklers or not depends on right of 

way width, access, building uses and building height. 
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Parks and Recreation Policies and Requirements (PP&R) 
Portland Parks and Recreation provided a memo outlining policy goals and service issues and detailing 

development requirements; they also provided Urban Forestry Tree Guidelines.  The bureau will be able 

to provide additional written information when a more developed plan is developed. 

 

Systems Development Charges (SDC) 
These are one‐time fees assessed to new residential and some commercial development in Portland. 

The fees cover a portion of the cost to provide for parks and recreation facilities that are needed to 

serve new residential development. All development of the site will need to pay SDCs, which are 

charged on number of proposed single‐family units, and square footage of proposed commercial space. 

 

Luuwit View Park 
The 16‐acre Luuwit View Park opened on October 21, 2017.  The vision of the park is to Celebrate the 

East Portland community and diversity, act as a neighborhood gathering place, and preserve and honor 

the views of Mt. Hood & Mt. St. Helens.  PP&R would request that the applicant develop their property 

in conjunction with the goals of the park, and to be cohesive with the park.  This includes the following: 

 View corridors – visitors to the park enjoy a majestic vista of Luuwit (the Native American name 
for the iconic Mt. St. Helens from the park).  A prominent feature of the park is the artwork at a 
viewpoint in the southeast quadrant of the park.  This view corridor is shown on page 26 of the 
Beech Park Master Plan, 2008.  We request that this view corridor maintained so that everyone 
can continue to enjoy the view in the future.  This would mean shorter height development in 
the northeast corner of the Parkrose‐Argay Development area that is currently zoned R3h 

 Park Frontage & Access: Currently the park has only six access points to local roads, and limited 
parking.  None of the access points provide frontage to a street.  Parks has an easement onto 
Beech street with guaranteed access.  This is currently our only access point to the West.  Parks 
would request that NE Beech street be continued along the southeastern boundary of the 
development property, along the park.  This would provide continuous frontage with a public 
face that is wanted for the park, and assist with safety, security, and visibility into the park.  
PBOT also has connectivity requirements that support these park needs. 

 Trails and Connectivity: Parks requests that the development include direct access into the park 
and neighborhood connections, and trails and sidewalks that provide connectivity from the park 
to NE 122nd, NE Shaver Street, and the High School.  This is a goal of the park’s master plan. 

 

Urban Forestry/Title 11 Requirements (administered by UF and BDS) 
Urban Forestry reviews plans to identify potential issues and/or impacts on existing street trees, 

heritage trees, and trees on City‐owned or managed sites (if applicable), as well as to provide adequate 

areas for future street tree planting on existing and proposed public streets. Trees on private property 

are subject to development standards from the Bureau of Development Services. A tree plan must be 

submitted with each phase of review including land use reviews, building permit applications, and public 

works permits.  
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Tree Preservation 
Requirements apply on site if a land division is proposed.  Chapter 33.630 includes different options to 

meet the tree preservation requirements.  Some trees on site may be exempt from the preservation 

standards based on the size, species or location of tree. The tree code includes five options that can be 

utilized protected existing trees on the site (Zoning Code section 33.630.100) that will be applicable to 

this site.  The code places more an emphasis on protecting larger diameter trees, particularly trees that 

are 20” in diameter or larger.  The more 20” trees that can be protected, the less percentage of overall 

tree diameter has to be protected on the site.  For example, the five options applicable to this site 

include: 

 Option 1: Preserve all of the trees that are 20 or more inches in diameter and at least 20 percent 

of the total tree diameter on the site;  

 Option 2: Preserve at least 75 percent of the tree that are 20 or more inches in diameter and at 

least 25 percent of the total tree diameter on the site; 

 Option 3: Preserve at least 50 percent of the tree that are 20 or more inches in diameter and at 

least 30 percent of the total tree diameter on the site;  

 Option 4: Where all the trees are less than 20 inches in diameter, preserve at least 35 percent of 

the total tree diameter on the site; 

 Option 5: If the one or more tree groves are located completely or partially on the site, preserve 

all the grove trees located on the site and at least 20 percent of the total tree diameter or 

canopy are on the site.  

 

Tree Planting On‐site 
Tree planting is required when development is proposed.  The following are tree planting standards. 

 Required Tree Area. The required tree area is based on the size of the site and the type and size 
of proposed and existing development as shown in Table 50‐2.  

Table 50‐2  
Determining Required Tree Area 

Development Type  Option A  Option B 

One and Two 
Family Residential 

40 percent of site or development impact area 

Site area minus 
building coverage 
of existing and 
proposed 
development 

Multi Dwelling 
Residential 

20 percent of site or development impact area 

Commercial/Office/ 
Retail/Mixed Use 

15 percent of site or development impact area 

Industrial  10 percent of site or development impact area 

Institutional  25 percent of site or development impact area 

Other  25 percent of site or development impact area 

 Required Tree Density. The required tree area shall be planted with some combination of large, 
medium or small canopy trees at the following rates:  
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Table 50‐3 
Number of Required Trees and Minimum Planting Area 

Canopy size category  
(at maturity) 

Number of trees required  
per size of tree area 

Min. required planting area 
per tree (min. dimension) 

Large  1 per 1,000 s.f.  150 s.f. (10’ x 10’) 

Medium  1 per 500 s.f.  75 s.f. (5’ x 5’) 

Small  1 per 300 s.f.  50 s.f. (3’ x 3’) 

 

Street Trees 
Any proposed change in width in a public street right‐of‐way or any other proposed street improvement, 

including the development of new public streets, shall include areas for tree and landscape planting 

where practical. Utility connections and specifications for planting such areas shall be integrated into 

the site plan. Specific locations and species will be determined by the Responsible Engineer and City 

Forester. Planting in public streets shall meet the specifications in Chapter 11.60 and the following: 

 One Street Tree shall be planted or retained for each full increment of 25 linear feet per side of 
street frontage. When the required number of trees cannot be planted, a fee in lieu of planting 
may be required. For City projects, required trees that cannot be planted within the 
improvement area may be planted elsewhere in the same watershed, instead of paying a fee in 
lieu of planting. 

 For projects affecting 200 linear feet of frontage or more, the applicant shall consult on the 
design of such improvements with the City Forester early in the project design phase to identify 
opportunities to integrate existing trees and maximize new Street Tree planting considering the 
planter width, the location of existing and proposed utilities, and visibility requirements. 

 When new streets are being created in association with a land division, Street Tree planting may 
be deferred until the completion of the building permit on each new lot, subject to City Forester 
approval. 

 

Power Utilities (PP&L, PGE) 
The site is served by different power utility companies listed below.  Preliminary developer information 

from Pacific Power is attached.  No additional information is available at this time. 

 Portland General Electric (PGE) serves the area east of 122nd Avenue. 

 Pacific Power (PP&L) serves the area west of 122nd Avenue. 

 

Development Process Options (BDS) 
BDS has provided a memo that provides details on the development process options.  This is a summary 

of the key approaches. 

 Property Line Adjustment (PLA):  If its determined that the tax lots that make up the Focus 

Study Area can be considered legal lots of record (as indicated above, created prior to July 26, 
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1979), a PLA could be completed between these lots via the PLA process which would be 

required to meet the applicable requirements of Zoning Code section 33.667.  This could result 

in lot configurations more suitable for future development. 

 Land Division:  A land division would allow division of the property into multiple lots. 

Development on lots created by a land division process is subject to the regulations of the zone 

in which the lots are located.  Generally, a land division where 10 or fewer lots are proposed 

may be processed as a Type IIx procedure, a staff review.  Land divisions with more than 10 lots 

are processed as a Type III procedure, reviewed by the Hearings Officer. 

 Planned Development (PD):  Planned Development reviews allow flexibility in site design, lot 

size and transfer of density/development potential between and within zones beyond what is 

allowed in a typical land division or development process.  Planned Developments that utilize 

bonus floor area and those that include more than 11 units are a Type III procedure.  Planned 

Developments with less than 11 units or no bonus density are Type IIx procedures. 

 

Development Process Options Summary 

 
Property Line 
Adjustment 

Subdivision  Planned Development 

Review Type  Administrative 
Type IIx (fewer lots) 
Type III (more lots) 

Type IIx (fewer lots or 
units) 

Type III (more lots or 
units) 

Decision Maker  Staff 
Staff (Type IIx) 

Hearings Officer (Type III) 
Staff (Type IIx) 

Hearings Officer (Type III) 

Appeals  None 
Hearings Officer (Type IIx) 
City Council (Type III) 

Hearings Officer (Type IIx) 
City Council (Type III) 

Pre‐App 
Conference 

No  Required for Type III  Required for Type III 

Required Info 
Deed history, Survey, 
other information 

Deed history, Survey, 
other information 

Deed history, Survey, 
proposed building 

elevations or 
development standards 
that will guide future 
development, other 

information 

Public 
Notification 

None 
Neighborhood Contact 

Public Notice 
Neighborhood Contact 

Public Notice 

Benefits 
Least Process 
Low Cost 

Holistic review, plats new 
lots and creates rights‐
of‐way for new streets 
under one review prior 

Additional flexibility 
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Property Line 
Adjustment 

Subdivision  Planned Development 

to building permit 
submittal 

Limitations 
3 per year maximum, 
more fragmented 

process 
   

Transportation 
Improvements 

Review for connectivity 
issues, improvements at 

building permit 

Review for connectivity, 
improvements, public 
streets, traffic impact 

study 

Review for connectivity, 
improvements, public 
streets, traffic impact 

study 

Best Used For 
Small sites 

No additional lots 
Simple situations 

Create new lots and 
streets  

Large sites 

Create new lots and 
streets  

Multiple zones 
Transfer density 

Required Plans   

Existing conditions, 
Preliminary Land 
Division, Proposed 
Improvements, 

Preliminary Clearing and 
Grading, Tree 

Preservation, Utility 

Existing conditions, 
Preliminary Land 
Division, Proposed 
Improvements, 

Preliminary Clearing and 
Grading, Tree 

Preservation, Utility 
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Appendix:   

 

City of Portland Bureau Memos and other Technical Information 

 

 Bureau of Development Services (BDS) 

 Portland Bureau of Transportation (PBOT) 
 Bureau of Environmental Services (BES) 

 Portland Housing Bureau (PHB) 
 Portland Parks and Recreation (PP&R) 
 Portland Parks and Recreation – Urban Forestry (UF) 
 Pacific Power ‐ Check sheet 
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BDS – Land Use Planner Memo 
Date: October 29, 2018 

To: Barry Manning, BPS Project Manager 
503-823-7965, Barry.Manning@portlandoregon.gov 

From: Shawn Burgett, City Planner, BDS 

503-823-7618, shawn.burgett@portlandoregon.gov 

Location:  Rossi Farms (NE 122nd Ave & NE Shaver St.) 

RE: Permitting Road Map (Rossi Farms Technical Advisors Group)  

  

 
Limitation 
 
This summary is advisory and preliminary in nature and is neither a complete land use review nor a final 
decision regarding the project. This summary is based on the preliminary information you provided BDS 
staff.  I have not supplemented or independently verified this information. Additionally, no site visit was 
conducted, notice was not provided to neighbors, and a full plan check of applicable development standards 
was not completed. Any future land use review application for your proposed project must include the 
necessary plans, elevations, detail drawings, a narrative addressing the approval criteria, and fees. 
 
The information provided is based on the current Zoning Code. It is possible that the code could change 
before you apply, and those changes could affect your proposal. Your land use review application will be 
reviewed based on the Zoning Code in effect when you submit your application. 
 
Summary of Proposal:  The purpose of the project is to pull together a conceptual development and 
phasing plan for the 34.5-acre site. The Bureau of Planning and Sustainability (BPS) will be hiring a 
consultant to develop a concept plan and run an economic analysis in late 2018 to April 2019. The near-term 
objective is to pull together a “permitting roadmap” for the site which is a generalized set of notes outlining 
the city’s requirements for development from different bureau perspectives.  These memo notes will address 
the land use review types and requirements that may be triggered on this site based on the current zoning 
(and potential new zones) and the types of land use process types that may be necessary such as a Land 
Division or Planned Development.    
 
Zoning: The development focus area is split zoned.  The western portion of the development study area 
focus area (referred to as site) is zoned CM2h (Commercial/Mixed Use 2), while the eastern portion of the 
site is zoned R3h (Multi- Family Residential 3,000 sq. ft.).  Based on correspondence with BPS staff, the 
portion of the site currently zoned R3 may be changed to RM1 (Residential Mixed-Use).   
 
The Commercial/Mixed Use 2 (CM2) zone is a medium-scale zone intended for sites in a variety of centers, 
along corridors, and in other mixed-use areas that have frequent transit service. The zone allows a wide 
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range and mix of commercial and residential uses, as well as employment uses that have limited off-site 
impacts. Buildings in this zone will generally be up to four stories tall unless height and floor area bonuses 
are used, or plan district provisions specify other height limits. Development is intended to be pedestrian-
oriented, provide a strong relationship between buildings and sidewalks, and complement the scale of 
surrounding residentially zoned areas. 
 
The R3 designation is one of the City’s multi-dwelling zones which is intended to create and maintain higher 
density residential neighborhoods.  The zone implements the comprehensive plan policies and designations 
for multi-dwelling housing.  
 
The RM1 zoning (proposed to replace R3 zone).  The RM1 zone is a low-scale multi-dwelling zone that is 
generally applied in locations intended to provide a transition in scale to single dwelling residential areas, 
such as the edges of mixed use centers and civic corridors, and along or near neighborhood corridors.  
Allowed housing is characterized by one to three story buildings that relate to the patterns of residential 
neighborhood, but at a somewhat larger scale and building coverage than allowed in single dwelling zones. 
The major types of new development will be duplexes, triplexes, rowhouses, courtyard housing, small 
apartment buildings, and other relatively small scale multi-dwelling and small lot housing types that are 
compatible with the characteristics of Portland’s residential neighborhoods.  
 
The Aircraft Landing (“h”) overlay zone provides safer operating conditions for aircraft in the vicinity of 
Portland International Airport by limiting the height of structures and vegetation.  If the site cannot meet the 
requirements of the H overlay, development would only be allowable with a letter of approval from the FAA 
granting permission to exceed the height limits allowed by the h-overlay.  An application for FAA approval 
may be obtained from the Aviation Department of the Port of Portland.  
 
The key issues for the proposal include those related to the land division and Planned Development approval 
criteria and review process.  In addition, information regarding the potential density in the RM1 zone was 
included. Each of these topic areas have been summarized below:   
 

Density:  
The site is split zoned and is approximately 34.5 acres in size. 
 

 The Development Focus Area of the site is split zoned between Commercial (CM2) and Multi-
Family Residential (R3). This memo will also include density information regarding the new zone 
proposed over the R3 portion of the focus area, the RM1 zone, a low scale multi-dwelling zone. 
 
Overall density is determined for each portion of the site separately.  A site survey demonstrating 
the exact site area in correlation with Zoning boundaries would be necessary in order to accurately 
determine density/floor area ratio allowances for the site. 
 

 Based on information presented by the Bureau of Planning and Sustainability (BPS) staff, the site 
study area acreage is estimated as follows: 

 
CM2 zone:  16.7 acres (727,452 sq. ft.) 
R3 zone (RM1 zone proposed): 17.4 acres (757,944 sq. ft.) 
 
Staff will base the density calculations noted below on the site area noted above. 
 
Minimum Density 
CM2 zone (one unit per 1,450 sq. ft.): 727,452/1,450= 502 units* 
R3 (prior to subtraction of site area for new streets, one unit per 3,750 sq. ft.): 757,944/3,750=202 
units 
or 
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RM1: (prior to subtraction of site area for new streets, one unit per 2,500 sq. ft.): 
757,944/3,750=303 units 

 
Max Density 
CM2 zone (Max FAR 2.5 to 1): 727,542 times 2.5= 1,818,855 (Max FAR), no max density* 
R3 (one unit per 3,000 sq. ft.): 757,944/3,000=253 units* 
or 
RM1: (Max FAR 1 to 1): 757,944 times 1 = 757,944 (Max FAR), no max density* 
 
Please note: *Density was determined prior to dedication for new streets for purposes of this 
memo.  Street area would not be included at time of development, see below. 
 
Max Density (with bonuses)  
CM2 zone (Max FAR 4 to 1): 727,542 times 4= 2,910,168 sq. ft. (Max FAR), no max density* 
R3 (Max Density one per 2,400 sq. ft.) = 757,944/2,400= 316 units* 
or 
RM1 (Max FAR 2 to 1): 757,944 times 2= 1,515,888 sq. ft. (Max FAR), no max density*  

 
 In multi-family zones (such as the R3 and RM1), site area dedicated to new streets is subtracted 

from the sites overall site area to determine max density when a new street is proposed or required.  
However, two types of Private streets (Shared Courts and Common Greens) are exempt from this 
standard per 33.612. 

 In the R3 zone, maximum density is one unit per 3,000 sq. ft. of site area, or 1 unit per 2,400 sq. 
ft. of site are if utilizing the inclusionary housing bonus.  Minimum density is 1 unit per 2,500 sq. ft.  

 Based on information received from the Bureau of Planning and Sustainability (BPS) regarding the 
RM1 zone (proposed), maximum density is determined through FAR (Floor Area Ratio) at a rate 
of 1 to 1.  The maximum FAR bonus with allowed bonuses is between 1.5 to 1 or 2 to 1 (with 
deeper affordable housing). Minimum density is one unit per 2,500 sq. ft.  

 In the CM2 zone, max density is determined through FAR (Floor Area Ratio).  The maximum FAR 
allowed on site in the CM2 zone is 2.5 to 1.  The maximum FAR bonus with allowed bonuses for 
inclusionary housing (max FAR bonus of 1.5 to 1), Affordable commercial space (max FAR bonus 
0.75 to 1) and Planned Development (Max FAR bonus 1.5 to 1) for a total max FAR with bonus per 
Zoning Code section 33.130.212 (table 130-3) of 4 to 1.   

 Any site area within the CM2 zone dedicated to streets will lower the sites FAR since it’s based on 
the size of the lot created in the CM2 zone.  

 Per Zoning Code section 33.930.025.  When site area is being dedicated to widen an existing public 
right of way, calculation of floor area is based on the site area at the time of building permit 
application 

 It should be noted, since this site is not located in a “d” overlay, the height FAR bonus in the CM2 
zone is not allowed on this site per Zoning Code section 33.130.212.5.b. 

 
Transferring density across zoning boundaries 

 In order to transfer development rights across the site regardless of zoning lines through the 
Planned Development (PD) process, Zoning Code section 33.270.100.J.4 states that the number of 
dwelling units allowed in the CM2 zoned portion of the site is calculated in terms of floor area, the 
resulting floor area calculation is then converted to dwelling units at the rate of 1 dwelling unit per 
1,000 sq. ft. of floor area.   
 
Based on the size of the study focus area located in the CM2 zone 727,452 sq. ft. and a max FAR of 
2.5 to 1 (total floor area allowed of 1,818,855), the max FAR divided by 1,000 sq. ft.= 1,818 units. 
 
The Max FAR allowed in the CM2 zoned portion of the site with the maximum number of bonuses 
allowed per table 130-3 (inclusionary housing, affordable commercial space and Planned 
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Development) equals a maximum FAR of 4 to 1.  Based on the sites area of CM2 zoning equals a 
max FAR of (727,452 times 4) 2,910,168 sq. ft. The max FAR divided by 1,000 sq. ft.=2,910 units  
 
Based on 33.130.212.B.1 (Floor Area and Height Bonus Options in Commercial Mixed-Use zone) the 
FAR bonuses available on the site due to the CM2 zoning are only allowed in the CM1, CM2, CM3 
and CE zones, and in the CX zone outside the Central City and Gateway plan districts.  Therefore, it 
does not appear “bonus FAR and density” could be transferred to the R3 portion of the site via the 
Planned Development.    

 
 If the applicant did not pursue a Planned Development (PD) the density calculation discussed above 

(converting floor area to density at one per 1,000 sq. ft. of FAR) would not apply within the CM2 
portion of the site.  Therefore, by proposing the PD, the proposal may be potentially lowering the 
density within the CM2 zoned portion of the site, since typically residential development within the 
CM2 zoned portion of the site is based solely on floor area (not the number of units) which allows a 
developer to place as many units as feasible based on the max FAR allowed, where the PD would 
limit maximum density per the PD transfer allowance described above. 
 

 Based on this density determination, any additional density in the CM2 zone that is not being utilized 
within the CM2 zoned portion of the site (except additional density from allowed bonus FAR) can be 
transferred to the R3 portion of the site through the Planned Development process if the PD 
approval criteria can be satisfied (see discussion below) 
 
Please note:  The future RM1 zone (replacing the R3 zone) will base max density on FAR as 
indicated by BPS.  The Zoning Code (as currently written) does not specify how FAR in the RM1 
zone would be converted to dwelling units if a Planned Development Review were proposed on the 
site which was split zoned between CM2 and RM1 and the applicant wanted to transfer density 
across zoning boundaries through a Planned Development.  However, if converting FAR to max 
density in the RM1 zone is based on the same density calculation as the CM2 zone (floor area 
calculation is converted to dwelling units at the rate of 1 dwelling unit per 1,000 sq. ft. of floor 
area).  The following would likely apply in the RM1 zone: 
 
Based on the size of the study focus area located in the R3 zone (proposed to become RM1) 
757,944 sq. ft. and a max FAR of 1 to 1 (total floor area allowed of 757,944), the max FAR divided 
by 1,000 sq. ft.= 758 units. 
 
The Max FAR allowed on the future RM1 zoned portion of the site (currently zoned R3) with the 
maximum number of FAR bonuses (2 to 1 with deeper affordable housing) indicated by BPS equals 
a max FAR of (757,944 times 2) 1,515,888 sq. ft. The max FAR divided by 1,000 sq. ft.=1,515 
units. 

  
Alternatively, the lower bonus FAR of 1.5 to 1 in RM1 zone would result in an FAR of 1,136,916 sq. 
ft. (757,944 times 1.5) which would potentially convert to 1,137 units if FAR is converted to units 
based on the same rate as the CM2 zone. 

 
 Planned Development bonus. Proposals in CM2 zone that provide a combination of affordable 

housing, a publicly accessible plaza or park, and energy efficient buildings may increase maximum 
FAR as stated in Table 130-3 if approved through a Planned Development Review and Design 
Review (see Chapter 33.270 and Chapter 33.854). The site must be at least two acres in size to be 
eligible for this bonus. 
 

 Amenity bonus options (33.120.265) in R3 zone: 
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‐ Maximum bonus. The maximum density increase allowed for a development is 50 percent 
including density increased through an inclusionary housing bonus allowed by 33.120.205.F. 
Increases over 50 percent are prohibited. 

‐ The amenity bonus standards must be met in full to receive the bonus; exceptions are prohibited. 
‐ Base zone site development standards. The additional units must comply with all applicable site 

development standards. 
‐ Adjustments to base zone standards prohibited in sites receiving amenity bonus units. 

 
Amenity options: Outdoor recreation facilities, Children's play areas, Three-bedroom units, 
Storage areas, Sound insulation, Crime prevention, Solar water heating, Larger required outdoor 
areas and Tree preservation.  Please see Zoning Code section 33.120.265.A-C for additional details. 

 
Lot Area and Dimensional Requirements: Zoning Code section 33.612 (R3 zone) and 33.613 
(CM2): 

 
 The R3 zone requires a minimum lot size of 1,600 square feet and a minimum lot width of 25 feet 

for detached homes and a minimum lot width of 15 ft. for attached homes. In addition, the R3 zone 
requires a minimum lot area of 6,000 sq. ft. for new lots that will accommodate Multi-dwelling 
development.  These lots must also have a minimum lot width (and front lot line) of 50 ft. with a 
minimum lot depth of 70 ft.  If a single dwelling units or duplex development is proposed, the 
proposal must show how minimum and maximum density is met at the time of land division 
application.  If multi-dwelling lots are proposed, the application will need to demonstrate how 
minimum density will be met (unless density transferred through the Planned Development).  

 The CM2 zone has very minimal lot size requirements, each lot must have a front lot line that is at 
least 10 ft. However, each lot must be of a size, shape, and orientation that is appropriate for the 
location of the land division and for the type of development and use that is contemplated per 
Zoning Code section 33.613.200. 

 Your land division application materials must demonstrate, through a narrative and site plans 
showing conceptual development, how density standards, development standards and service 
requirements can be met for each lot you propose. 

 In order to maximize site area, the applicant could propose to utilize a new public pedestrian right of 
way and/or a Common Green (type of private street, see discussion below) as street frontage for 
some of the new lots proposed and create a public alley or private alley tract/access easement along 
the rear of the lots for vehicle access. 

 It should be noted that the Zoning Code restricts the use of shared access easements to 5 lots 
maximum. Access to more than 5 lots must be placed in an alley or private street tract.  This is 
noted in case the applicant utilizes the public pedestrian connection as street frontage and needs 
alternative access for these lots since the public pedestrian connection does not allow motorized 
vehicle access. 
 
Planned Development (PD) requirements:  
The Planned Development (PD) option in the Zoning Code (sections 33.270 and 33.854) could 
potentially transfer density across zoning boundaries on the site. Planned Development reviews 
allow a transfer of density on sites located in more than one zone per 33.270.100.J.4 and also 
allows bonus FAR in the CM2 zone per table Zoning Code section 33.130 (Table 130-3) and 
33.130.212.E.  
 
Planned Development Review procedures: 

 
Concurrent reviews. When land use reviews in addition to Planned Development Review are 
requested or required, all of the reviews must be processed concurrently, except for Design Review 
for buildings within a Planned Development site when the Planned Development bonus is being 
utilized (See 33.130.212.E). In this case, Design Review may be processed after the Planned 
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Development Review. Please note: if the PD is proposed to also transfer density across the site, 
the Design Review would need to be processed in correlation with the Planned Development allowed 
under 33.130.212.E. 
 
Planned Development bonus. Proposals that are using the commercial/mixed use zones Planned 
Development bonus (See 33.130.212.E) are processed through a Type III procedure, but with the 
additional steps required under Section 33.700.025, Neighborhood Contact. 

 
Planned Development Review in conjunction with a land division. When a Planned 
Development is requested in conjunction with a land division for 10 lots or less (outside the RF-
R2.5 zones), the review will be processed as follows: Type IIx review procedure but with the 
additional steps required under Section 33.700.025, Neighborhood Contact. 

 
Planned Development Review not in conjunction with a land division. When a Planned 
Development is not in conjunction with a land division, the review will be processed as follows: 
Type III. Planned Developments that include more than 11 units are processed through a Type 
III procedure, but with the additional steps required under Section 33.700.025, Neighborhood 
Contact. 
  
The Planned Development review must meet the requirements of Zoning Code chapter 33.854 
which includes the supplemental application requirements of Zoning Code 33.854.250.A and B. This 
code criterion requires the applicant to submit the following information: 
 
In addition to the application requirements of Section 33.730.060.D, the following information is 
required for a Planned Development application:  
 
A. Supplemental application requirements for Planned Developments in commercial/mixed use 
zones that proposing additional height or FAR through the Planned Development bonus (See 
33.270.100.I):  
1. The boundaries of the area to be included in the Planned Development. The area must include all 
contiguous lots that are owned by the same person, partnership, association, or corporation. This 
also includes lots that are in common ownership but are separated by a shared right‐of‐way;  
2. An urban design and development framework plan showing:  
a. The location of existing and proposed structures;  
b. Proposed land uses including areas with active ground floor uses;  
c. A three‐dimensional massing diagram that identifies the maximum proposed building envelope 
for each building site, including maximum proposed building dimensions, height, and floor area 
allocations;  
d. Sections, sectional elevations, and perspectives that illustrate the relationship of existing and 
proposed development on the site to the urban form of the surrounding neighborhood in terms of 
building height and massing;  
e. The allocation of any required affordable housing if there will be more than one building;  
f. The location, design and programming of plazas, parks or open areas; and  
g. Relationships and transitions to adjacent properties and the neighborhood;  
3. A transportation and circulation plan showing:  
a. Proposed pedestrian, bicycle, and vehicle circulation system that meet City of Portland 
connectivity standards, including locations where the circulation system connects to public right‐of‐
way outside of the site,  
b. Transit service lines and stops within and immediately adjacent to the site;  
c. Locations of right‐of‐way to be vacated or dedicated within the site; and  
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d. Vehicle and bicycle parking and any parking access points;  
4. Transportation and parking demand management strategies;  
5. If the proposed Planned Development involves the transfer of floor area, information about the 
location of the receiving and sending lots, the ownership of the lots, and amount of floor area to be 
transferred and retained at each lot must be included;  
6. A stormwater management plan;  
7. A phasing plan including proposed development phases, probable sequence for proposed 
developments, estimated dates, and interim uses of property awaiting development; and  
8. A Project narrative describing how the proposal meets applicable design guidelines. 
 
B. Supplemental application requirements for all other Planned Developments: 
 
1. Photographs that show the characteristics of surrounding neighborhood; and  
2. Either B2.a or B.2.b, below, must be submitted with the application: 
 
a. Proposed building elevations and locations with enough detail to show that all of the approval 
criteria are met; or 
b. Proposed standards regulating setbacks, building coverage, landscaping, vehicle areas, materials, 
and design of structures. The proposed standards must be clear and objective, and specific enough 
to show how all of the approval criteria are met. Proposed standards may not conflict with the 
regulations of this Title, except where a modification is requested as part of the Planned 
Development application. If approved, the standards will apply, in addition to regulations of this Title 
to all development on the site. 
 
33.854.300: Approval Criteria in General: 
Planned Developments in all zones must meet the criteria in Section 33.854.310. Some proposals 
must also meet additional approval criteria, as follows:  
 
A. Proposals to modify site-related development standards must meet the criteria in Section 
33.854.320.  
B. Proposals for commercial uses in residential zones must meet the criteria in Section 33.854.330.  
C. Proposals that do not include a land division must meet the criteria in Section 33.854.340. 
Proposals that are only using the commercial/mixed use zones Planned Development bonus (See 
33.270.100.I) are not required to meet the criteria in Section 33.854.340. 
 
A request for a Planned Development will be approved if the review body finds that the applicant 
has shown that all of the relevant approval criteria have been met. 

 
Zoning Code section 33.854.310 has the approval criteria for Planned Developments in all 
zones: Criteria A through F apply to proposals for additional height or FAR in the CM2, CM3, CE, and 
CX zones that are taking advantage of 33.270.100.I. If the Planned Development is not proposing 
additional height or FAR as allowed by 33.270.100.I, then only criteria E and F apply.  
 
A. Urban design and development framework.  
1. The proposed overall scheme and site plan provide a framework for development that meets 
applicable Community Design Guidelines and will result in development that complements the 
surrounding area;  
2. Scale and massing of the development addresses the context of the area, including historic 
resources, and provides appropriate scale and massing transitions to the adjacent uses and 
development specifically at the edges of the Master Plan area;  
3. Proposed plazas, parks, or open areas are well located to serve the site and public, and are designed 
to address safety and comfort of users; and  
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4. The site plan promotes active ground floor uses on key streets to serve the development and 
surrounding neighborhood; and  
B. Transportation system. The transportation and circulation system provides multimodal 
connections that support the development of the site, and limit impacts to adjacent neighborhoods.  
C. Stormwater Management. The Planned Development meets the requirements of the Stormwater 
Management Manual or describes a phased approach to meet the requirements.  
D. Phasing Plan. The Planned Development establishes coordinated phasing of development that 
demonstrates how the site will be developed over time and how any required development elements 
will be met.  
E. Configure the site and development to visually integrate both the natural and built features of the 
site and the natural and built features of the surrounding area. Aspects to be considered include:  
1. Orienting the site and development to the public realm, while limiting less active uses of the site 
such as parking and storage areas along the public realm;  
2. Preservation of natural features on the site, such as stands of trees, water features or topographical 
elements;  
3. Inclusion of architectural features that complement positive characteristics of surrounding 
development, such as similar building scale and style, building materials, setbacks, and landscaping;  
4. Mitigation of differences in appearance through means such as setbacks, screening, landscaping, and 
other design features;  
5. Minimizing potential negative effects on surrounding residential uses; and  
6. Preservation of any City-designated scenic resources; and  
 
F. Provide adequate open area on sites zoned RF through R2.5 where proposed development includes 
attached houses, duplexes, attached duplexes, or multi-dwelling structures. Open area does not include 
vehicle areas. 

 
Please note:  In order to maximize the area of the site due to the split zoning and transfer density 
across zoning boundaries, the applicant may want to consider proposing a Planned Development without 
new lots.  This would allow the maximum density on the site to be distributed without regard to Zoning 
boundaries or internal properly boundaries which could result in more flexibility and a better overall site 
design.  That typically is one of the primary benefits of Planned Development proposal on split zoned 
sites.  

 
33.854.320 Additional Approval Criteria for Modifications of Site-Related Development 
Standards:  
The following criteria apply to modifications of site-related development standards, including parking 
standards. These modifications are done as part of a Planned Development review and do not have to 
go through the adjustment process. Modifications to development standards for which adjustments are 
prohibited may not be considered. The modification will be approved if the following approval criteria are 
met:  
 
A. Better meets approval criteria. The resulting development will better meet the applicable 
approval criteria of Section 33.854.310; and  
B. Purpose of the standard. On balance, the proposal will be consistent with the purpose of the 
standards for which a modification is requested. 

 
33.270.200 Additional Requirements for Planned Developments in the Commercial/Mixed 
Use Zones: Planned Developments in the CM2 outside the Central City and Gateway plan districts that 
are using the Planned Development FAR bonus must met all of the following requirements: 
 
A. Affordable housing. The applicant must provide a letter from the Portland Housing Bureau 

certifying that the requirements of Paragraph 33.130.212.C.1. or C.2. have been met. 
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B. Plaza or park. At least 15 percent of the total Planned Development site area must be developed as 
a publicly accessible plaza or park. The proposed plaza or park must meet the following standards:  
1. The plaza or park must be:  
a. Located outside on the site;  
b. Located adjacent to a public street; and  
c. Open and accessible to the public from 7am to 9pm. The property owner must record an easement 
for the plaza or park that provides for unrestricted public access from 7am to 9pm;  
2. The plaza must have a minimum dimension of 50 feet by 50 feet;  
3. Open space used to meet required residential outdoor area standards cannot be used to meet this 
requirement;  
4. Building walls abutting the plaza or park must meet the ground floor window standard in 
33.130.230.B.1.a, and there must be at least one building entrance facing the plaza or park; and  
5. The property owner must execute a covenant with the City ensuring the preservation, maintenance, 
and continued operation of the plaza or park. The covenant must comply with the requirements of 
Section 33.700.060.  
C. Energy efficient buildings. All buildings, except for accessory structures, within the Planned 
Development site, must meet the energy efficiency requirements of the Bureau of Planning and 
Sustainability.  
D. Design Review. All development within the Planned Development site must be approved through 
Design Review or meet the Community Design Standards as follows. Development associated with a 
plaza or park required by Subsection B must go through Design Review and is not eligible to use the 
Community Design Standards:  
 
1. The Community Design Standards provide an alternative process to design review for some 
proposals. Proposals that are within the maximum limits stated in Table 270-1 are allowed to use the 
objective standards of Chapter 33.218, Community Design Standards. The applicant may choose to go 
through the design review process set out in Chapter 33.825, Design Review, if more flexibility than 
provided by the standards is desired. 
 
Maximum Limits for Use of the Community Design Standards [1]: 
-New Floor Area: Maximum Limit 20,000 sq. ft. of floor area  
-Exterior Alterations: For street facing facades less than 3,000 square feet, alterations affecting  
less than 1,500 square feet of the façade. • For street facing facades 3,000 square feet and larger,  
alterations affecting less than 50% of the facade area.  
Notes: [1] There are no maximum limits for proposals where any of the floor area is in residential use.  
2. Proposals that are not allowed to use the Community Design Standards, or do not meet the 
Community Design Standards, must go through the design review process. 
 
Future Development (zoning) requirements: The Zoning Code contains the development 
regulations that will be applicable at the time of building permit submittal on this site (if a Planned 
Development is proposed the applicant will need to show that standards are met or request a 
modification). The code criteria impacting the different zoning designations on this site can be found at 
these links: 
 
33.120 (R3- Multi-Dwelling Residential zone):  https://www.portlandoregon.gov/bps/article/53296 
33.130 (CM2-Commercial/Mixed Use zones): https://www.portlandoregon.gov/bps/article/53297 
33.400 (h-Overlay-Aircraft Land Zone):  https://www.portlandoregon.gov/bps/article/53338 

 
Please note: Since the potential future RM1 zoning has not been adopted, detailed future development 
standards are not available at this time.  
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Lots that are split zoned will be required to meet the applicable Zoning requirements for each 
corresponding zoning standard if a Planned Development is not proposed.  Per table 130-3, maximum 
height with bonuses in the CM2 zone is subject to the following:  
 
The CM2 zone allows a FAR bonus (described above under density).   

 
In addition, Zoning Code section 33.130.212.E states the following: 
 
Planned Development bonus. Proposals that provide a combination of affordable housing, a publicly 
accessible plaza or park, and energy efficient buildings may increase maximum height and FAR as stated 
in Table 130-3 if approved through a Planned Development Review and Design Review (see Chapter 
33.270 and Chapter 33.854). The site must be at least two acres in size to be eligible for this bonus. 
 
This code criteria is also referenced in 33.270.100.I (Planned Developments), which states the following: 
 
Additional height and FAR. For sites in the CM2, CM3, CE, and CX zones outside of the Central City 
and Gateway plan districts that are greater than 2 acres in size, additional height and FAR may be 
requested through a Planned Development as specified in 33.130.212.E, Planned Development Bonus, 
and Table 130-3.  
 
As noted above: Height bonuses are not allowed in CM2 zone outside “d” overlay, therefore the height 
bonus would not be allowed at this site in correlation with the FAR bonus noted above. 
 
Parking: Zoning Code section 33.266 has the onsite parking requirements that will apply and can be 
found at this link: https://www.portlandoregon.gov/bps/article/53320 
 
Zoning Code section 33.266.110 has information regarding the minimum number of required parking 
spaces: Minimum for sites located close to transit. For sites located 1500 feet or less from a transit 
station, or 500 feet or less from a transit street with 20-minute peak hour service the following minimum 
parking requirements apply:  

 
a. Household Living uses. The minimum number of required parking spaces for a site with a Household 
Living use is:  
(1) Where there are up to 30 dwelling units on the site, no parking is required;  
(2) Where there are 31 to 40 dwelling units on the site, the minimum number of required parking 
spaces is 0.20 spaces per dwelling unit;  
(3) Where there are 41 to 50 dwelling units on the site, the minimum number of required parking 
spaces is 0.25 spaces per dwelling unit; and  
(4) Where there are 51 or more dwelling units on the site, the minimum number of required parking 
spaces is 0.33 spaces per dwelling unit.  
b. All other uses. No parking is required for all other uses. 
 
Please note:  Based on the current Tri-Met bus schedule, the portion of the focus area within 500’ of 
NE 122nd Ave would qualify for the reduced parking allowances described above since Tri-met bus #73 
currently provides frequent service along NE 122nd Ave. 
 
Minimum for sites located far from transit. For sites located more than 1500 feet from a transit 
station, or more than 500 feet from a transit street with 20-minute peak hour service, the minimum 
number of parking spaces required is stated in Table 266-1.  
 
In regard to the CM2 zoned portion of the site, Table 266-1 states the following regarding minimum 
required parking for lots over 7,500 sq. ft. in area:  
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Minimum is Standard A in Table 266-2. Maximum is Standard B in Table 266-2.  
 
Table 266-2: Standard A: Household living. 1 parking space per unit.  Minimum parking required for 
other uses is based on Commercial categories listed in Table 266-2.  
 
Standard B:  No Max, except 1.35 per unit on sites that are both in a commercial/mixed use zone and 
close to transit (close to transit is described in 33.266.110.B.1.) Houses, attached houses and duplexes 
are exempt.  

 
Exceptions to the minimum number of parking spaces (33.266.110.D): 
Affordable housing exceptions:  
a. Exception for sites close to transit. The minimum number of required parking may be reduced to 
zero when the following are met:  
(1) The site is located 1500 feet or less from a transit station, or 500 feet or less from a transit street 
with 20-minute peak hour service; and  
(2) The applicant demonstrates compliance with the on-site or off-site affordable dwelling unit 
requirements of Chapter 33.245, Inclusionary Housing, or the on-site or off-site affordable dwelling unit 
requirements of an applicable voluntary inclusionary housing bonus. This exception does not apply if the 
applicant pays a fee-in-lieu of complying with the requirements of Chapter 33.245, Inclusionary Housing, 
or makes a payment into the Affordable Housing Fund in exchange for bonus density or FAR.  
b. Exception for sites far from transit. Affordable dwelling units are not counted toward the total 
number of dwelling units when calculating the number of required parking spaces when the following 
are met:  
(1) The site is located more than 1500 feet from a transit station, or more than 500 feet from a transit 
street with 20-minute peak hour service; and  
(2) The applicant demonstrates compliance with the on-site or off-site affordable dwelling unit 
requirements of Chapter 33.245, Inclusionary Housing, or the on-site or off-site affordable dwelling unit 
requirements of an applicable voluntary inclusionary housing bonus. This exception does not apply if the 
applicant pays a fee-in-lieu of complying with the requirements of Chapter 33.245, Inclusionary Housing, 
or makes a payment into the Affordable Housing Fund in exchange for bonus density or FAR. 
 
Other exceptions: Zoning code section 33.266.120.D.2 includes additional exceptions to minimum 
parking standards in correlation with the following: Preservation of trees, Bike parking, transit supportive 
plaza, motorcycle parking, car-sharing and bike sharing stations. Please see this code criteria for 
additional details.  

 
      Street Access 
 

Zoning Code 33.654 (Right of Way):    
 

The Zoning Code’s approval criteria for right of way’s (33.654) must be adequately addressed through 
any land division or Planned Development process.  This approval criteria states that through streets 
should generally be provided no more than 530 feet apart, and no more than 330 feet apart.  Through 
streets and pedestrians connections should be no more than 200 feet apart. This criteria goes onto to 
state that where the street pattern in the area immediately surrounding the site meets the spacing of 
described above, the existing street pattern should be extended onto the site. 
 
Factors taken into consideration under the approval criteria include: Characteristics of the site, adjacent 
sites, and vicinity, such as: Terrain; whether adjacent sites may be further divided; the location of 
existing streets and pedestrian connections; Whether narrow frontages will constrain creation of a 
through street or pedestrian connection; whether existing dwelling units on- or off-site obstruct the 
expected path of a through street or pedestrian connection. Alternative locations or designs of rights-of-
way should be considered that avoid existing dwelling units. However, provision of through streets or 
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pedestrian connections should take precedence over protection of existing dwelling units where the 
surrounding transportation system will be significantly affected if a new through street or pedestrian 
connection is not created; Master street plans for the area identified in Goal 11B of the Comprehensive 
Plan; Pedestrian connections should take the most direct route practicable. Users should be able to see 
the ending of the connection from the entrance point, if possible. 

 
Dead-end streets: dead-end streets may be provided where through streets are not required. Dead-end 
streets should generally not exceed 200 feet in length and should generally not serve more than 18 
dwelling units. Public dead-end streets should generally be at least 200 feet apart. Private streets may 
only serve 8 lots.  
 
Alleys may be required where the provision of an alley is appropriate to mitigate transportation or 
development impacts. Alleys may be appropriate to move garage access away from busy streets, reduce 
the number of driveways crossing sidewalks, provide alternative locations on the site for parking, limit 
the number of garage doors facing the street, and maintain on-street parking. Where alleys are not 
required, applicants may choose to provide them. Alleys with the potential to serve adjacent sites may 
be required to be dedication to the public. 

 
      Impact on “Development Focus Area”   

The Zoning Code criteria discussed above will come into play with any land division or Planned 
Development proposal on this site. There are no east-west through streets between NE Shaver St. 
(abutting the north boundary of subject site) and NE Fremont St., (approximately 670 feet south of the 
site) for a total distance of approximately 1,300 feet.  
 
There are no north-south through streets between SE 122nd Avenue (abutting the site) and SE 134th Ave 
(approximately 1,100 feet east of the site) for a total distance of between these two streets of 
approximately 3,000 ft. In addition, NE 124th Avenue, NE 125th Ave, NE 126th Ave and NE Beech St. 
(abutting the southern corner of the subject site directly east of SE 122nd) are all currently dead-end 
streets that could be extended into the site to meet the spacing standards referenced above.  
 
In order to address the street connectivity requirements discussed above (see Zoning Code section 
33.654) new public connections will likely be required across the site in some manner. A public 
pedestrian connection could also potentially be provided as part of this new street network. Since the 
width of a typical public pedestrian path is 15 feet, the applicant will need to consider widening this area 
so utilities (sewer, water, etc.) can be located within the right of way due to utility spacing 
requirements.  

 
Therefore, based on this criterion found in Zoning Code section 33.654, an east-west public right of way 
connection and multiple north-south public right of way connection should be required through any land 
division or Planned Development proposal on this site.  

 
Private Street requirements: Standards for private streets and alleys are administered through  
the Site Development Section of BDS.   
- Private streets must meet the requirements of Zoning Code section 33.654 as well as the Permanent 

Rule for Private Rights of Ways.  The Rule has technical and planning rules.  Technical rules that 
cannot be met must obtain building code appeals prior to approval of the land division.  Planning 
rules that are not met must be addressed as part of the land use approval criteria findings. 

- Private streets can extend off of public streets; however, private streets providing access to 
motorized vehicles cannot be through streets, they can only be dead-end streets.  

- The width of the private street depends on the improvements needed for this site and future 
development proposed, including lot layouts.   
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- Private streets providing motor vehicle access can only serve a maximum of 8 lots, any lot abutting 
a private street is considered to be a served by it, regardless if access is taken from it. Any private 
street serving more than 3 lot must provide on street parking, a sidewalk and a vehicle turnaround. 

 It should be noted that Zoning Code section 33.654.120.D has approval criteria for Common Greens, 
which is an alternative type of private street that is a minimum of 15 ft. in width and does not allow 
motorized vehicle access (pedestrians only).  This type of private street can serve more than 8 lots 
and be a through street if it abuts a public pedestrian path as shown on the diagram below from the 
Zoning Code (Figure 654-1): 

 
 

 
 
 

- The applicant could consider placing a public pedestrian connection/common green tract across the 
site.  This would allow the hybrid public/private pedestrian connection to serve the lots and would 
be wide enough to likely accommodate the utilities necessary to serve the new lots being served off 
the common green/public pedestrian path.  Fire Bureau access will need to be considered since the 
private street will likely need to serve as a Fire apparatus access way. If an alley is provided, Fire 
access may be necessary within the alley (or potentially the pedestrian path). 

 Please see view this link for information on the Permanent Rule which includes Private street 
standards: http://www.portlandoregon.gov/bds/42386 

- Private Alley: If a public pedestrian dedication or common green is utilized as street frontage to 
several potential lots or if a typical public street is proposed to serve the site, a private alley tract 
could be utilized to provide rear vehicle access to these lots.  If a typical street were proposed to 
serve the site, the alley would allow on-street parking to be maintained since it would reduce the 
number of curb cuts along the street. As indicated above, rear access serving more than 5 lots must 
be placed in an alley tract. Please see the permanent rule and the private street standards for 
details on private alleys.  It is estimated that an alley tract would need to be approximately 16-18 
feet in width if it were not serving as a fire apparatus access way.  The alley tract would likely need 
to be 20 feet in width if it were used as a Fire apparatus way. 

 
Public Street requirements: Standards for public streets and alleys are administered by the Bureau 
of Transportation (PBOT).   PBOT staff have provided comments regarding transportation impacts, 
connectivity, and whether any frontage improvements will be required to meet City standards.   
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Fire Bureau: As part of your application, you will need to demonstrate how fire access and water 
supply requirements will be met. At minimum, this should include: 
 Information about the location of the nearest existing and/or proposed hydrant 
 Fire accessways meeting applicable Fire Code regulations. 
 Estimated fire flow from the Water Bureau. To make a request call 503-823-1408 or use this form: 

https://www.portlandoregon.gov/water/article/357284 
 

Utilities: Utilities such as water and sanitary sewer must be provided to each lot by the way of public 
lines.  Your land division proposal must include a utility plans that shows both existing and proposed 
water and sewer connections to each individual lot and stormwater management. 

 
Tree Preservation: Tree preservation requirements apply on your site if a land division is proposed.  
Chapter 33.630 includes different options to meet the tree preservation requirements.  Some trees on 
your site may be exempt from the preservation standards based on the size, species or location of tree. 
You will need to work with an arborist to identify the size, species and condition of the trees on your 
site, and to have a preservation plan prepared.  It is important for the arborist to not only identify the 
trees on the site in coordination with your surveyor on location, but also the root protection zone for the 
trees to be saved.  The tree code includes five options that can be utilized protected existing trees on 
the site (Zoning Code section 33.630.100) that will be applicable to this site.  The code places more an 
emphasis on protecting larger diameter trees, particularly trees that are 20” in diameter or larger.  The 
more 20” trees that can be protected, the less percentage of overall tree diameter has to be protected 
on the site.  For example, the five options applicable to this site include: 

 
Option 1: Preserve all of the trees that are 20 or more inches in diameter and at least 20 percent of the 
total tree diameter on the site;  
Option 2: Preserve at least 75 percent of the tree that are 20 or more inches in diameter and at least 25 
percent of the total tree diameter on the site; 
Option 3: Preserve at least 50 percent of the tree that are 20 or more inches in diameter and at least 30 
percent of the total tree diameter on the site;  
Option 4: Where all the trees are less than 20 inches in diameter, preserve at least 35 percent of the 
total tree diameter on the site; 
Option 5: If the one or more tree groves are located completely or partially on the site, preserve all the 
grove trees located on the site and at least 20 percent of the total tree diameter or canopy are on the 
site.  
 
It should also be noted that trees located partially on the site are not exempt from tree preservation 
standards (with the exception of trees located partially in an existing right of way).   In addition, the 
applicant must meet the Tree Preservation approval criteria (33.630.200) which specifies (in summary)   
 
To the extent practicable, trees proposed for preservation provide the greatest benefits as identified in 
the purpose of this chapter. In general, healthy, native or non-nuisance trees that are 20 or more inches 
in diameter and tree groves, are the highest priority for preservation 

 
Grading: Grading will be required to develop this site for installation of streets, extension of utilities, 
provision of stormwater management facilities.  A preliminary grading plan will be required with the land 
division application that identifies proposed contour changes, stockpile areas, and the overall square 
footage of area to be graded.  The grading plan must show the root protection zones of the 
trees to be preserved.   
 
Conditional Use: The existing use on the majority of the site (Farm) is considered an Agricultural use 
which is not allowed by right in the R3 and CM2 zones. Agricultural use in the CM2 requires conditional 
use approval, while agricultural use in an R3 zone is prohibited.  Both zones allow Market Gardens as 
described under Zoning Code section 33.237.  However, planning staff cannot find any conditional use 
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approval for this site. It appears the Agricultural use existed prior to Zoning Code’s conditional use 
requirements, however it is not completely clear without additional documentation documenting when 
the existing use was established and a review of historical zoning regulations. 
 
Zoning Code section 33.815 (Conditional Use) address this under section 33.815.030 (Automatic 
Conditional Use Status):  
 
Over time, the zoning regulations applicable to a specific site may change. This may be a result of 
changes to the content of the zoning regulations for a specific zone or from a change to the zoning map, 
including annexation rezonings. After one of these changes, if an existing use was allowed by right or 
was a nonconforming use, and is now listed as a conditional use, the use is considered an approved 
conditional use and may continue to operate. Any changes to the use are subject to the procedures of 
33.815.040 and the appropriate approval criteria. 
 
Therefore, it is likely that the existing use on the CM2 zoned portion of the site will be considered a 
conditional use under the zoning code, while the existing farming within the R3 zoned portion of the site 
is considered a “non-conforming” use since farming is prohibited in the R3 zone.  However, as noted 
above, additional documentation will be necessary to confirm.   
 
It should be noted: Due to the fact that this site has an agricultural use (Farm) a conditional use 
review will be required if a portion of the farm will remain in operation in the CM2 zoned while portions 
of the current farm site are redeveloped into uses not associated with the agricultural use. In addition, if 
the farm use in the R3 zoned portion of the site is discontinued, the “non-conforming” rights are lost.   
 
Per Zoning Code section 33.815.040.4 (Changes to an existing conditional use): 
 
a. Changes of 10 percent or less of the amount are processed through a Type II procedure. 
b. Changes of over 10 percent of the amount are processed through a Type III procedure. 
 
Please note: It is assumed any conditional use review would impact more than 10 percent of the site 
and would be processed as a Type III if applicable.  

 
Process options (based on review type): 

 
Planned Development (PD) for bonus FAR, PD for more than 11 units (No Land Division), 
Conditional Use (CU) and Land Division (LD) with more than 10 lots.  Process:   
 
If a Land Division (with 10 lots or less) is proposed in correlation with any of the reviews noted above, 
the entire process can be reviewed under the Type III process. If more than 10 lots are proposed, the 
Land Division would be required to be reviewed as a Type III review, regardless of whether one of the 
review noted above is also proposed.  All land divisions require two steps – (1) review and approval of 
the preliminary plan and (2) review and approval of the final plat.  The preliminary plan review is a 
discretionary review with a public notice.  The final plat review is administrative.  More information on 
the process, review thresholds, and timelines is available in the Land Division Information Guide on 
Overview of the Land Division Process.   
 
 The process types noted above will be processed through the Type III procedure: Which 

requires a decision rendered by a City of Portland Land Use Hearings Officer, after a public hearing 
that is scheduled approximately 60 days after your application has been deemed complete. Appeals 
are heard by the Portland City Council.  A Pre-Application Conference is required prior to 
submittal of a Type III land use application.  This Pre-Application Conference is good for 
one year, within this year you can submit for a Type III Land Division application.  In 
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addition, early neighborhood contact is required prior to application for all Type III Land Divisions 
and Planned Developments, as described in Zoning Code section 33.730.040. 

 
Land Division (10 or less lots), PD (No Land Division, below 11 units of density threshold, no bonus 
FAR) without any of the additional review types (CU) noted above:  
 
 The Land Division will be processed through the Type IIx procedure : Which requires a 

decision rendered by a the City of Portland and any appeals going directly to a Land Use Hearings 
Officer.  The land use decision is due approximately 42 days after the application has been deemed 
complete. Early Neighborhood Notification required.  Any Land division proposed on the site with 
more than 10 lots would trigger at Type III review as discussed above.   

 
Early Neighborhood Notification requires the following: 
 
You must send a certified letter to both the Neighborhood Association, Neighborhood Coalition, 
Business Association and School District describing the project prior to application submittal.  Keep a 
copy of the letter and receipts to document the mailings. You will need this to attach it to your land 
use review submittal. The neighborhood association has up to 14 days to reply to the letter and 
must hold a meeting within 45 days of the date that the letter was received. If the neighborhood 
association requests a meeting within the time frame, the applicant is required to attend. If the 
neighborhood association declines the offer to meet, or have not responded in 14 days, you can 
submit your application to the City, with a copy of the letter you sent them and copies of registered 
or certified mail receipts. If a meeting is held, after the meeting, write a second letter to the 
Neighborhood Association, District Coalition and School District explaining any changes you are 
making to the proposal.  Keep a copy of the letter. You will need this to attach to your land use 
review.  Please see this link for details: https://www.portlandoregon.gov/bds/article/71923 

 
 The site is located in the following Neighborhood Associations/District Coalition/School 

District/Business Association: Parkrose and Argay Terrace Neighborhood Association and the 
East Portland District Coalition.  The Parkrose School Districts serves the site along with the Parkrose 
Business Association.  

 Contact information for neighborhood associations, neighborhood district coalitions are available at 
www.portlandonline.com/oni/search/. 

  
 Final Plat Approval: Where a land division can be approved, the process is a two-step process.  

The first step of the process results in Preliminary approval of the land division and approval of any 
concurrent reviews (adjustments, design review, rezoning).  After preliminary plan approval, the 
second step of the process is the review and approval of the Final Plat.  This is a separate land use 
review with separate fees and application requirements. The Final Plat review determines whether 
your land division plat is consistent with the preliminary plan.  In addition, you must meet the 
applicable conditions of approval imposed in the preliminary plan decision during the plat review.  
The plat review process will add a minimum of 3-4 months to your overall approval time for new 
lots, depending on how long it takes you to meet your conditions of approval.  Sales of land and 
the issuance of building permits must generally wait until the Final Plat is recorded. 

 
Application Forms/Approval Criteria: Land Division information, application forms, approval criteria 
by zone, and the fee schedule are available on-line at: 
http://www.portlandonline.com/bds/index.cfm?c=37424&a=74093. The handout on Preparing Your 
Land Division Application Narrative contains useful information regarding the written materials that must 
accompany your site plans. 
 
Deed History: Deed history will be required documenting how the property was created in its current 
configuration.  This is necessary to confirm that the tax lots making up this site can be considered legal 
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a legal lot of record as described in the Zoning Code (33.910).    The legal description of several of the 
lots making up the site raises questions on how these lots were originally created.  Please see this link 
for details:  https://www.portlandoregon.gov/bds/article/154485 

 
Please note: Tax lot 1000, (the angled portion of the study area located within the northwest corner of 
the intersection of NE 122nd Ave and NE Shaver St.) appears to include property that is associated with 
Parkrose High School (which is not part of study focus area).  In order to include the angled portion of 
the site within the study focus area in correlation with a future land use review this area may need to be 
removed from the School property via a Property Line Adjustment (PLA). In addition, since the School is 
considered a conditional use, the reduction of site area from the School boundaries would trigger a 
conditional use review in correlation with a PLA since redeveloping this area would impact the school’s 
overall site area. It appears a portion of this area (addressed 4003 NE 122nd Ave) is under separate 
ownership and described as tax lot 1500.   
 
A Property Line Adjustment (PLA) was approved under 07-104490 PR between the property 
addressed 4003 NE 122nd Ave and the Parkrose School District that was approved by the City in 2007.  
The PLA resulted in an increase in the overall site area to the property addressed 4003 NE 122nd Ave 
and decreased the size of the School District property.  Prior to PLA approval the applicant was required 
to receive Conditional Use approval which was granted under LU_07_104487_CU which noted the 
following:  
 
Because the property line adjustment will decrease the size of the school site, a conditional use with a 
Conditional Use Master Plan, the proposal must be approved through a Conditional Use Review with an 
amendment to the approved Conditional Use Master Plan (LU 95-00484 CU MS AD). 

 
Property Line Adjustment (PLA): If its determined that the tax lots that make up the Focus Study 
Area can be considered legal lots of record (as indicated above, created prior to July 26, 1979), a PLA 
could be completed between these lots via the PLA process which would be required to meet the 
applicable requirements of Zoning Code section 33.667. 

 
Required Site Plans: You will need to prepare an Existing Conditions Plan, a Preliminary Land Division 
Plan, a Proposed Improvements Plan, a Preliminary Clearing and Grading Plan, a Tree Preservation Plan, 
and a Utility Plan for your Land Division application. Please use the Land Division Application 
Requirements Checklist as a guide in preparing site plans for your application.  Please note that 7 full 
size and one 8.5 x 11inch copy are required at the time of submittal. 

 
When you are ready to submit an application you may do so in the Development Service Center.  Please see 
the BDS Website at http://www.portlandoregon.gov/bds/37988 for hours of operation.  
 
Please contact me with questions regarding this letter, or if I can be of further assistance as you move 
forward with your proposal. 
 
Sincerely 
 

 
 
 
Shawn Burgett, City Planner 
shawn.burgett@portlandoregon.gov 
503-823-7618 
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Handouts and Additional Information:  
 Zoning Code (found at www.portlandonline.com/zoningcode)  
 Additional information and application forms are also available on-line at 

http://www.portlandoregon.gov/bds/35881.  
 Land Use Services Fee Schedule (found at http://www.portlandoregon.gov/bds/article/67127) 
 Electric Service Requirements. Information on electric service requirements for properties served by PGE 

can be found at the following link: 
http://www.portlandgeneral.com/business/builders_developers/electrical_service_requirements.aspx; 
and information on electric service requirements for properties served by Pacific Power can be found at 
the following link: http://www.pacificpower.net/con/esr.html.  
Please note that the service requirements included in these links may not cover all requirements 
associated with your project. Applicants should contact the PGE Service Coordinator at 503-736-5450 or 
the Pacific Power Business Center at 888-221-7070 to identify issues that are specific to your project 
and to coordinate electric service requirements. 
PGE requires minimum clearances from electric wires, conductors and cables. Please be aware of these 
clearances by calling PGE at 503-736-5450. For more information, go to the following link: PGE Minimum 
Clearance Requirements.



 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



    

 

 
 
 

October 15, 2018 
 
To:   Barry Manning, BPS Project Manager 

503-823-7965, Barry.Manning@portlandoregon.gov 
 
From:   Teresa Montalvo, Development Review Supervisor, PBOT 

  Michael Pina, City Planner II, PBOT 

Location:  Rossi Farms (NE 122nd Ave & NE Shaver St.) 

RE:   Permitting Road Map 

  

  

 

The following summary of general PBOT requirements that will apply to the project is based upon 
preliminary information provided to PBOT staff by BPS and is advisory in nature and is not a complete land 
use review or a final decision regarding the project.  Information is based upon current requirements and 
available GIS data and any future land use application will be reviewed under the requirements in place at 
that time. 

Connectivity  

Title 17.88.040 Through Streets: This section requires street connections no further apart than 530 feet, 
except where prevented by barriers such as topography, railroads, freeways, pre-existing development, or 
natural features.  Additionally, bicycle and/or pedestrian connections are required no further apart than 330 
feet except where prevented by barriers as noted above.   

Connectivity and Locations of Rights (PZC 33.654.110): This section requires street and pedestrian 
connections where appropriate and practical, taking a number of factors into consideration. The City’s 
spacing goals for public through streets/pedestrian connections is a maximum of 530-ft and 330-ft 
respectively.  
 
To address the connectivity standards of Title 17 and/or the Portland Zoning Code, new public street 
connections and public pedestrian connections will likely be required across the site.  Given that there are 
multiple existing public streets that terminate at the southern boundary of the development site, it is 
anticipated that at least some of these existing rights-of-way will be extended through the site and a new 



 

 

east/west public street connection will be required.  Additionally, consistent with connectivity goals, the 
creation of new dead-end public streets is not encouraged.  
 
New Public Street and Public Pedestrian Connections 
 
The City’s public streets standards documents specifies the expected cross sections for new public streets 
and pedestrian connections.  These requirements are based upon the classification of the roadway and the 
zoning designation of the abutting property.  Given the zoning of the subject site, the following should be 
anticipated for new public streets and pedestrian connections: 
 

New Local Service Public Streets 
 

Traffic 
Classification 

 
ROW 
Width 

Roadway 
Width 
(parking on 
both sides) 

 
Pedestrian 
Corridor 

Configuration 
Curb Public 

Stormwater 
Facility 

Sidewal
k 

Frontage 

Local 
Service  

62-ft  32-ft 15-ft 0.5-ft 8-ft  6-ft 0.5-ft 

 
 

New Public Pedestrian Connections 

 
Zoning 

ROW Width Walkway width Buffer width (each side) 

R3 15-ft 6-ft 4.5-ft min. 

CM2  18 to 30-ft 8 to 20-ft  5-ft min.  

 
 
Existing ROW’s – NE Shaver / NE 122nd  
 
NE Shaver is currently improved with approximately 45-ft of paving and a curb but no sidewalk.  There is 
approximately 8-ft of ROW behind the curb in NE Shaver.  Based upon the existing classification of NE 
Shaver, the Pedestrian Design Guide requires a 12-ft wide pedestrian corridor is required consisting of a 
0.5-ft curb, 4-ft furnishing zone, 6-ft sidewalk, and 1.5-ft frontage zone.  A minimum 4-ft dedication of 
property for ROW purposes and construction of the standard sidewalk corridor should be anticipated along 
this frontage. 
 
NE 122nd is currently improved with an approximate 76-ft wide paved roadway and a 7-ft curb-tight 
sidewalk.  Consistent with the Pedestrian Design Guide and based upon the classification of the abutting 
ROW, a 12-ft sidewalk corridor is required along this frontage consisting of a 0.5-ft curb, 4-ft furnishing 
zone, 6-ft sidewalk, and 1.5-ft frontage zone.  A minimum 5-ft dedication of property for ROW purposes and 
construction of the standard sidewalk corridor should be anticipated along this frontage. 



 

 

 
 
Transportation Impact Study 
In order to address the transportation-related approval criteria associated with the anticipated Planned 
Development or Land Division, a Transportation Impact Study, prepared by an Oregon-licensed traffic 
engineer will be required.  The scope of work for the required Transportation Impact Study (TIS) must be 
approved by PBOT prior to preparation of the Study.   
 
 
Public Works Permitting 
The ROW improvements will need to be designed by an Oregon licensed civil engineer and constructed 
under a Public Works Permit, which is separate from the Building Permit that will be necessary for 
construction of the proposed project.  Conceptual PW Design must be submitted to Public Works Permitting 
in order to verify the type of PW Permit that is required and to determine the required performance 
guarantee amount. PW Design Review will determine specific design elements including stormwater 
management, bus stop, curb-cuts, landscaping, location of signage, location of utility poles and street lights, 
as well as other design requirements. 
 
The proposed improvements to frontages must be reviewed by the City through a Public Works Permit 
(PWP). The applicant must complete the concept review (30% design) phase of the PWP review, including 
a meeting with City staff to discuss the scope and details of the required improvements, prior to approval of 
the preliminary land division plan and/or Planned Development Review.   
 
 
 



     

 

Rossi Farms Planning Memo 
Date: October 22, 2018 

To: Barry Manning, Bureau of Planning and Sustainability  
From: Emma Kohlsmith, BES Systems Development 

503-823-7195, emma.kohlsmith@portlandoregon.gov 
André Mellott, BES Source Control 
503-823-7114, andre.mellott@portlandoregon.gov 

The Bureau of Environmental Services (BES) has assessed the proposed project area and provides the 
following comments as a summary of general requirements that may apply for future development. Some 
references to Portland City Code (PCC) are included below; the applicant may also refer to the Auditor’s 
Office Online Charter and Code page. 

A. SANITARY SERVICE 
1. Existing Sanitary Infrastructure: According to best available GIS data, the following sewer 

infrastructure is located in the vicinity of the project site: 

a. Public 24-inch concrete sanitary-only sewer in NE 122nd Avenue (BES as-built # 
MC1669). 

b. Public 8-inch concrete sanitary-only sewer in NE Shaver Street to the west of NE 122nd 
Avenue (BES as-built #4385).  

c. Public 8-inch concrete sanitary-only sewer crossing the eastern portion of the site, 
approximately along the western property line of R318520 (BES as-built #4168). This 
sanitary sewer is located in an easement granted to the City of Portland; see below for 
information related to the public easement and refer to the attached map and easement 
documents for additional information.  

d. Public 8-inch concrete sanitary-only sewer in NE Shaver Street between the western 
property line of 12620 NE Shaver and NE 129th Place (BES as-built #4168). Note that 
there are currently no other public sanitary mains located within this site’s frontage on 
NE Shaver Street to the east of NE 122nd Avenue.  

2. Sanitary Sewer System Capacity: BES has completed a preliminary capacity analysis of the 
existing sanitary sewer system within the vicinity of the project site. Based on this analysis, 
the public sanitary system has available capacity for approximately 5.0 cubic feet per second 
(cfs) of additional sanitary flow, which is approximately equivalent to an additional 12,750 
residents or 5,800 multi-family dwelling units. This analysis was completed with the 
assumption that sanitary flows would be discharged into the 24-inch sanitary sewer in NE 
122nd Avenue. Based on this analysis, the limiting factor in the sanitary system is the 
Inverness Pump Station located north of the site. If the proposed development will exceed 
5.0 cfs of sanitary flow, upgrades to the BES-owned Inverness Pump Station may be 
necessary, though this appears unlikely given the number of units it would take to trigger 
upgrades. This analysis was completed to provide a preliminary assessment of available 
capacity in the sanitary system and will be reassessed once a specific development plan is 
known.  

3. Sewer Extension Required: The applicant will be required to extend public sewers to provide 
sanitary sewer service to this site. The sanitary extension locations will be determined once 
a specific development plan is determined. Plans for all proposed extensions must be 
reviewed through a Public Works Permit, or other permit as determined by BES. BES must 
approve the applicant’s Concept Development plans (i.e. 30% design) through a Public 

mailto:emma.kohlsmith@portlandoregon.gov
http://www.portlandoregon.gov/auditor/index.cfm?c=28148
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Works Permit (PWP) prior to approval of any proposed preliminary land division applications 
and other land use applications. In order for related permits such as building permits or final 
plats to be released, it will be necessary to get PWP Concept Development plan approval, 
complete all necessary paperwork, and pay all PWP fees (e.g. public works permit 
application, financial guarantee, review fees). Submitted plans must meet the City of 
Portland’s Sewer and Drainage Facilities Design Manual and PWP submittal requirements 
and drafting standards; see the Public Works Permitting website for technical resources and 
for plan preparation information. Contact Public Works Permitting at (503) 823-1987 or 
pwp@portlandoregon.gov with questions. 

4. Sewer Easement Present: A 15-foot sewer easement granted to the City of Portland exists 
over the public sanitary sewer that runs along the western property line of R318520.  

a. BES may allow this sanitary main to be relocated as a part of the proposed 
development in order to better align with future proposed streets. If proposed and 
allowed by BES, realignment would be reviewed through a Public Works Permit as 
described in Section 3 above. 

b. Note that all sewer easements granted to the City of Portland are exclusive. No other 
utilities, facilities, or easements are to be located within the boundaries of these sewer 
easements without prior written consent of the Director of the Bureau of Environmental 
Services. Sewer easements granted to the City of Portland include the right of access 
for construction, inspection, maintenance, or other sewerage system activities. In 
addition, no building construction, material storage, grade reduction, or tree planting 
shall be permitted within these sewer easements without the prior written consent of the 
Chief Engineer of the Bureau of Environmental Services, City of Portland. Landscaping, 
which by its nature is shallow rooted and may be easily removed to permit access to 
sewer lines, shall be allowed to be planted within sewer easements granted to the City 
of Portland. However, no deep-rooted vegetation (such as certain trees) is to be located 
within the boundaries of these sewer easements. 

B. STORMWATER MANAGEMENT 
1. Existing Stormwater Infrastructure: According to best available GIS data, the following 

stormwater infrastructure is located in the vicinity of the project site: 

a. Public 21-inch to 24-inch concrete storm-only sewer in NE Shaver between NE 125th 
Place and NE 129th Place (BES as-built # 4958). 

b. Public 18-inch to 30-inch concrete storm-only sewer in NE 122nd Avenue (BES as-built 
# 07V-370).  

c. Public 24-inch to 27-inch concrete storm-only sewer in NE Shaver to the west of NE 
122nd Avenue (BES as-built #21724).  

d. Public underground injection control (UIC) systems (“sumps”) infiltrate stormwater 
runoff from the public right-of-way. Stormwater from private development cannot be 
discharged to public UICs. 

2. General Stormwater Management Requirements: Development and redevelopment sites 
that include any of the triggers listed in PCC 17.38.040 are subject to the policies and 
standards of PCC 17.38.035, Portland’s Stormwater Management Manual (SWMM) and 
Source Control Manual (SCM). Projects must comply with the current adopted version of the 
SWMM as of the permit application date. A fundamental evaluation factor in the SWMM is 
the Stormwater Infiltration and Discharge Hierarchy (Section 1.3.1), which sets the 
framework that will be used to determine when a project’s stormwater runoff must be 
infiltrated onsite and when offsite discharge will be permitted, and the parameters that must 
be met for either scenario. If tested infiltration rates on a property are greater than or equal 
to 2 inches per hour, onsite infiltration will be required unless the site falls under a specific 
exemption described in Section 1.3.3 of the SWMM. Note that maximum building coverage 

https://www.portlandoregon.gov/bes/article/360710
http://www.portlandoregon.gov/publicworks
mailto:pwp@portlandoregon.gov
http://www.portlandoregon.gov/bes/SWMM
https://www.portlandoregon.gov/bes/scm
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allowed by the zoning code does not exempt the applicant from stormwater requirements. 
Pollution reduction and flow control requirements must be met using vegetated facilities to 
the maximum extent feasible, though roof runoff and some paved impervious surfaces are 
exempt when discharging directly to a UIC (refer to Section 1.3.3 of the SWMM). The 
Hierarchy also includes impervious area reduction techniques (ecoroof, pervious paving and 
trees), which can mimic the passive treatment of pre-development conditions and help 
reduce the area of new development requiring stormwater management.  

3. Private Property Stormwater Management: Stormwater runoff from this project must comply 
with all applicable standards of the SWMM and SCM and be conveyed to a discharge point 
along a route of service approved by the BES Director or the Director’s designee.  

a. Storm Report: With future land use application(s), the applicant must submit a 
Presumptive (SWMM Section 2.4.4) or Performance Approach (SWMM Section 2.4.5) 
stormwater report and a preliminary utility plan showing stormwater management 
facilities sized according to SWMM standards. The report must follow the outline 
included in Section 2.4.6 of the SWMM and be stamped by an Oregon registered 
engineer. Required elements of the report include: 

1) Results of infiltration test(s) on the subject site performed by a professional 
engineer (PE), certified engineering geologist (CEG), or registered geologist (RG) 
in accordance with Section 2.3.6 (page 2-220) of the SWMM. To best assess the 
feasibility of onsite infiltration, the design team must test infiltration rates at depths 
that appear conducive to infiltration using field-based decisions and by referencing 
available soil information, geotechnical analyses and/or boring logs. To the extent 
feasible, proposed infiltration facilities must correspond with the location and depth 
of the completed infiltration testing. Indicate on a plan the approximate location of 
the test(s).  

2) Calculations prepared by an engineer using the Presumptive Approach Calculator 
(PAC). If using other software under the Performance Approach, the principles of 
Section 2.2.3 must be followed. Note that stormwater facility sizing for individual 
residential lots may be completed using the Simplified Approach. 

3) Determination of the seasonal high depth to groundwater per Section 2.3.6 (page 
2-212) of the SWMM prepared by an Oregon registered professional engineer, 
certified engineering geologist or registered geologist. 

4. Public Stormwater Management: Stormwater runoff from public right-of-way improvements 
as required by the City of Portland Bureau of Transportation (PBOT) must be managed 
according to the standards of the SWMM and the Sewer and Drainage Facilities Design 
Manual. This will likely require installation of public storm sewer mains and public stormwater 
facilities. 

a. Public Works Permit: Construction of drainage improvements (including storm sewer 
extensions and/or public stormwater facilities) in the right-of-way must be reviewed 
through a Public Works Permit (PWP).  

1) BES must approve the applicant’s PWP Concept Development plans (i.e. 30% 
design) prior to approval of related land use applications. In order for related 
permits such as building permits or final plats to be released, it will be necessary to 
get PWP Concept Development plan approval, complete all necessary paperwork, 
and pay all PWP fees (e.g. public works permit application, financial guarantee, 
review fees). The applicant should contact Public Works Permitting at (503) 823-
1987 or pwp@portlandoregon.gov with questions.  

2) All submitted public works plans must meet relevant manuals and submittal 
requirements including the City’s Sewer and Drainage Facilities Design Manual 
(SDFDM), SWMM, and public works permitting plan submittal requirements and 
drafting standards. See the PWP website for technical resources and for plan 

http://www.portlandoregon.gov/bes/article/474187
https://www.portlandoregon.gov/bes/pac/
https://www.portlandoregon.gov/bes/pac/
mailto:pwp@portlandoregon.gov
http://www.portlandoregon.gov/53147
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preparation information. Contact Public Works Permitting at (503) 823-1987 or 
pwp@portlandoregon.gov with questions. 

b. Stormwater Report: A separate Presumptive (SWMM Section 2.4.4) or Performance 
Approach (SWMM Section 2.4.5) stormwater report will be required as part of the public 
works permit.  

1) As described above, the existing public stormwater system in the vicinity of the 
project site consists of a combination of lined vegetated stormwater facilities and 
sumps. Depending on the location, infiltration rates, depth to groundwater, soil 
contamination and other site-specific conditions, public facilities for this project will 
likely consist of a combination of vegetated stormwater facilities and sump 
systems. The submitted stormwater report must include Presumptive Approach 
infiltration testing for proposed vegetated infiltration facilities.  

2) If a stormwater facility is being proposed within the right-of-way and there is soil 
and/or groundwater contamination in the area, BES will require the applicant to 
demonstrate that contaminants are not further mobilized or exacerbated by the 
centralized stormwater infiltration area (PCC 17.38, Section 1.12 of the SCM). 

5. Additional Stormwater Considerations: The following site considerations may be important 
factors in determining the feasibility of onsite infiltration of stormwater for proposed private 
and public improvements:  

a. Site Characterization: BES Pollution Prevention has identified through researching 
property records or other means that this property is known or suspected to have 
contaminated soil and/or sediment, (DEQ ECSI site 4166). If the applicant determines 
that onsite infiltration of stormwater is feasible based on infiltration testing, then soil 
characterization is required within the areas of infiltration (PCC 17.38 and Section 1.12 
of the Source Control Manual). It may be in the applicant’s best interest to collect 
samples while completing infiltration testing as described above. The minimum test 
parameters for soil analyses are listed in the Section 1.4.5 of the SCM. Other 
constituents of concern for the area or site must be added to the suite of analytes. The 
applicant must demonstrate using the data collected and any necessary modeling that 
contamination will not be further mobilized on or off site. The characterization must be 
submitted and approved by the City and DEQ. 

For subsurface facilities, the applicant must demonstrate soil and groundwater 
contamination is not further exacerbated by leaching of contaminants from soils or 
mounding of groundwater. Additionally, the applicant shall provide an evaluation to the 
satisfaction of DEQ and the City, demonstrating that leaching of contaminants from 
soils, if present, will not occur. 

For surface facilities, the applicant must demonstrate soil contamination, as applicable, 
is not exacerbated by centralized stormwater infiltration areas. The analysis must show 
that the contamination is not further exacerbated: mounding of groundwater will not 
occur on site or affect adjacent sites and that leaching of contaminants from soils, if 
present, will not occur. If it is adequately demonstrated that contamination is the reason 
infiltration is not feasible, then a 60 mil HDPE liner will be necessary for lining the 
facility.  Stormwater infiltration planters at this location may require some topsoil within 
the planter footprint to be removed in order to avoid stormwater infiltration through soils 
contaminated with residual pesticides and/or polyaromatic hydrocarbons (PAHs). 

b. Columbia South Shore Wellhead Protection: The project site is within the Columbia 
South Shore Well Field Wellhead Protection Area. The Water Bureau's Reference 
Manual (amended July 7, 2010) regulates the storage, handling, use, and transport of 
hazardous materials in the area. To protect groundwater from spills of hazardous 
material the requirements focus on spill control measures and prevention of infiltration 
into the ground. Water Bureau review of proposed stormwater infiltration facilities will be 
required to determine which requirements apply and where infiltration of stormwater will 

mailto:pwp@portlandoregon.gov
https://www.portlandoregon.gov/bes/71086
https://www.portlandoregon.gov/bes/article/474048
https://www.portlandoregon.gov/bes/SCM
https://www.portlandoregon.gov/water/29880
https://www.portlandoregon.gov/water/29880
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be permitted for the proposed development. BES recommends that the applicant 
coordinate with Douglas Wise (503-823-7473).  

C. ADDITIONAL SITE CONSIDERATIONS 
1. Additional Mapped Public Easements: As described in Section A.4 above, there is an 

existing 15-foot sewer easement granted to the City of Portland crossing the property under 
review. However, additional mapped public easements are shown on the lots under review 
(see provided map). According to City records, there are no BES-owned facilities or utilities 
located within these easements. In addition, the easements were originally granted to 
Multnomah County for “the Construction and Maintenance of Drainage Facilities.” BES 
mapping indicates that these drainage facilities may no longer exist. BES would not object to 
these easements being quitclaimed. However, the applicant may need to confirm with other 
City Bureaus and the County. The applicant should contact Dee Walker at 503-823-7068 for 
additional information.  

2. DEQ Coordination Recommended: BES understands that, based on previous site 
investigations by the City and DEQ, contaminated soils and sediments from this site may 
have contributed to elevated concentrations of pesticides (DDD, DDE, DDT, dieldrin, 
endosulfan II, and endosulfan sulfate) found in the Marx-Whitaker Sub-basin of Whitaker 
Slough. BES recommends that the responsible parties coordinate on a plan to clean up 
contaminated sediments in the Marx‐Whitaker sub‐basin through the DEQ Voluntary 
Cleanup Program. A major component of this plan is a strategy for instituting source control 
measures that will greatly reduce or eliminate the delivery of contaminated upland soils into 
the sub‐basin. 

3. BES Capital Improvement Projects: BES has two current Capital Improvement Projects in 
the vicinity of the subject site: the Argay Green Street Project (also known as Slough Outfall 
104B) and the Slough Outfall 100 Project. Both projects are stormwater management 
improvement projects designed to treat stormwater runoff from the public right-of-way. They 
will involve installation of vegetated stormwater facilities, filter vaults, and/or sumps in the 
right-of-way. The Argay Green Street Project is currently under construction and expected to 
be completed in December 2018. The Slough Outfall 100 project is currently in the design 
phase and is expected to begin construction in summer 2019.  

A. SUBMITTAL REQUIREMENTS FOR FUTURE LAND USE APPLICATIONS  
1. Full land use plan set, including preliminary utility plan. 

2. A Performance approach stormwater report, including the results of infiltration testing, as 
described in this memo. 

3. A public sewer extension and public right-of-way improvements will be required, to be 
reviewed by the City under a Public Works Permit (PWP). Prior to approval of most land use 
applications BES must approve the Concept Development (i.e. 30% design) PWP plans. 
Refer to the City of Portland Public Works Permitting website or contact Public Works 
Permitting (503-823-1987 or pwp@portlandoregon.gov) to learn how to begin the permit 
submittal process. There are established minimum review times for the PWP process; the 
applicant should take this into account with project scheduling.  

 

http://www.portlandoregon.gov/publicworks
mailto:pwp@portlandoregon.gov


 

 
 

 

 

 

To: Barry Manning, Bureau of Planning and Sustainability, Senior Planner 
From: Jessica Conner, Housing Bureau, Housing Policy Planner 
Date: October 29, 2018 
RE: Parkrose-Argay Development Study TAG – Permitting Roadmap 
 
 
 
There are several challenges associated with projecting an accurate number of housing units, market rate or 
affordable, at such an early stage of development, particularly with such a large tract of land. The following 
summary is based on the study areas current zoning and acerage provided in the technical advisory meetings. 
It assumes no land divisions or parcelling out subdivisions to be sold or developed separately. What is 
included is a very high level look at the market rate and affordable housing obligations to help create a 
platform for starting this particular conversation. Following the unit summary are informational sections on 
the Housing Bureau’s loan products, tax exemptions, and system development charge waivers.  
 
The charts below include the minimum number of total dwelling units required by each zone. Additionally, 
the proposed new zone requirements by the Better Housing by Design project are included, changing the R3 
zone to RM1 with an FAR density calculation in replace of a unit based approach for minimum density. The 
minimum number of Inclusionary Housing (IH) units is based on the minimum total unit requirements of 
each zone, IH Program Options 1 and 2, and current IH city code and administrative rules.   
 
 
 
IH Program Option 1: Provide 15% of dwelling units at 80% median family income (MFI) 

 
Zone Minimum Dwelling Units Minimum IH Units 
CM2 502 75 
R3 202 30 
RM1 303 45 

 
Incentives associated with IH Program Option 1:  

1. 10-year property tax exemption on the affordable units 
2. Construction Excise Tax exemption on the affordable units 
3. Building exempt from parking requirements  
4. Density/FAR bonus  
5. Potential to use Option 5: Reconfiguration 

a. This option allows an applicant to count the number of bedrooms of the minimum IH units 
and provide an alternate mix of IH Unit types, resulting in dwelling units with 2 or more 
bedrooms and fewer affordable units overall.  

 
 



  

IH Program Option 2: Provide 8% of the dwelling units at 60% MFI 
 

Zone Minimum Dwelling Units Minimum IH Units 
CM2 502 40 
R3 202 16 
RM1 303 24 

 
Incentives associated with IH Program Option 2:  

1. 10-year property tax exemption on affordable units  
2. Construction Excise Tax exemption on affordable units  
3. SDC exemptions on affordable units  
4. Building exempt from parking requirements  
5. Density/FAR bonus 
6. Potential to use Option 5: Reconfiguration 

a. This option allows an applicant to count the number of bedrooms and provide an alternate 
mix of IH Unit types, resulting in dwelling units with 2 or more bedrooms and fewer 
affordable units overall.  

 
 
Financing Options 
The Housing Bureau does offer direct financial assistance through loan products. However, these are only 
available through a notice of funds available (NOFA) process. Projects must meet the Housing Bureau’s 
underwriting metrics. Funds are limited and not all projects will be or are approved for each financing type.  
Products include:  

 Cash Flow Share Loan (CFS):  
o Funds development costs for new or existing affordable rental or mixed-use projects, or 

projects for economic development activities directly related to affordable housing.   
o Provides construction and/or bridge financing, that either partially or fully converts to 

permanent financing and is designed to work in conjunction with other public and private 
financing sources.  

o Financing product used only when other financing has been maximized and the housing 
project does not generate sufficient cash flow to allow regular amortized payments to the 
Housing Bureau. 
 

 Housing Development Subordinate Loan (HDSL): 
o Funds development costs for new or existing affordable rental and mixed-use projects, or 

projects for economic development activities directly related to affordable housing.  
o Provides construction and/or bridge financing, that either partially or fully converts to term 

financing.   
o Generally has below market interest rates and more flexible terms which are made available 

in exchange for public benefits and to increase project feasibility. 
o Designed to work in conjunction with other public and private financing sources when 

projects will predictably generate sufficient cash flow  
 
 



  

 Equity Gap Contribution (EGC): 
o Funds development costs for new or existing affordable rental or mixed-use project, or 

projects for economic development activities directly related to affordable housing  
o Provides construction and/or bridge financing, that either partially or fully converts to 

permanent financing and is designed to work in conjunction with other public and private 
financing sources.  

o Accrues no interest, requires no payments, and converts to a grant after sixty years. 
o “Last resort” financing product used only when (i) other financing has been maximized, (ii) 

the housing project does not generate sufficient cash to allow amortized or cash flow 
payments to the Housing Bureau, and (iii) the project provides an exceptional and tangible 
public benefit beyond the typical affordable housing project.  

 
 
Tax Exemptions and System Development Charges 
 

 Non-Profit Limited Tax Exemption 
o Available to 501(c)(3) housing providers 
o Housing units which are unoccupied at the time of application may be included in the total 

eligible units if the application meets the following conditions:  
o The units will be available exclusively to eligible, very low-income persons 
o The units are intended to be occupied within the year 
o The application must be filled out giving information to the best of your ability regarding how 

the applicant plans to provide housing to eligible tenants 
o Vacant land must be held for future development of affordable housing for the very low 

income and must include a development plan in the application. 
 

 Multiple Unit Limited Tax Exemption 
o Most well-known tax exemption, comes with an extensive set of program guidelines 
o Essentially a 10-year tax exemption in exchange for affordable units.  
o Projects built with an FAR of less than 5:1 must make at least 20% of the total number of 

units Affordable to households earning 60% or less of the MFI. 
o Projects built with an FAR of 5:1 or greater must make at least 20% of the total number of 

units Affordable to households earning 80% or less of the area MFI. 
 

 System Development Charges 
o Waives charges, available to both non-profit and for profits 
o Affordable units must be rented to tenants earning 60% MFI or less 
o Monthly rents and expenses associated with occupying the affordable units may not exceed 

30% of the maximum monthly MFI level  
o Must maintain affordability for a period of 60 years 

 
 



 
 
 

 
 
October 5, 2018 
 
Barry Manning 
AICP, Senior Planner 
Portland Bureau of Planning & Sustainability 
1900 SW 4th Avenue, #7100,  
Portland, OR 97201 
 
Dear Barry: 
 
Thank you for the opportunity for Portland Parks & Recreation to be part of the 
Parkrose‐Argay Development Study as a TAG member, and to provide comments 
throughout the project.  The following is a summary of the initial requirements 
and requests that Parks would have as part of a permitting roadmap, if the 
Parkrose‐Argay project were to develop as possible per the City’s development 
regulations: 
 
Planned Unit Development:  
For the CM2‐zoned property, if the property is to develop as a Planned 
Development, a publicly accessible park or plaza will need to be built, in 
accordance with 33.270.200 Additional Requirements for Planned Developments 
in the Commercial/Mixed Use Zones: 
B. Plaza or park. At least 15 percent of the total Planned Development site area 
must be developed as a publicly accessible plaza or park. The proposed plaza or 
park must meet the following standards: 

1. The plaza or park must be: 
a. Located outside on the site; 
b. Located adjacent to a public street; and 
c. Open and accessible to the public from 7am to 9pm. The property 
owner must record an easement for the plaza or park that provides 
for unrestricted public access from 7am to 9pm; 

2. The plaza must have a minimum dimension of 50 feet by 50 feet; 
3. Open space used to meet required residential outdoor area standards 
cannot be used to meet this requirement; 
4. Building walls abutting the plaza or park must meet the ground floor 
window standard in 33.130.230.B.1.a, and there must be at least one 
building entrance facing the plaza or park; and 
5. The property owner must execute a covenant with the City ensuring the 
preservation, maintenance, and continued operation of the plaza or park. 
The covenant must comply with the requirements of Section 33.700.060. 



 
 

Parks needs active recreation and plaza space in the Argay and Parkrose 
neighborhoods, and looks forward to working with the owner of the property to 
design this park if a planned development is chosen. 
 
Parks SDCS:  
Portland Parks & Recreation has an System Development Charges program.  These 
are one‐time fees assessed to new residential and some commercial development 
in Portland. The fees cover a portion of the cost to provide for parks and 
recreation facilities that are needed to serve new residential development. All 
development of the site will need to pay SDCs, which are charged on number of 
proposed single‐family units, and square footage of proposed commercial space.   

 The Parks SDC rates are located here: 
https://www.portlandoregon.gov/bds/article/166412.   

 The Parks SDC program details are located here: 
https://www.portlandoregon.gov/parks/38516.   

 
Luuwit View Park: 
The 33‐acre proposed development site is located adjacent to Luuwit View Park, 
which opened on October 21, 2017.  The park is 16 acres and was previously 
known as Beech Park.  The vision of the park is to Celebrate the East Portland 
community and diversity, act as a neighborhood gathering place, and preserve and 
honor the views of Mt. Hood & Mt. St. Helens.  It was designed to be safe, 
accessible, and a learning environment for the community and nearby schools.  
Luuwit View Park features expansive lawns, an accessible playground, walking 
trails, a misting water play feature, grand views, a youth soccer/sports field, a full‐
size basketball court, a Community Garden, and a teen area.   

 Details of the Park are located here: 
https://www.portlandoregon.gov/parks/65392 

 The 2008 Beech Park Master Plan is available here: 
https://www.portlandoregon.gov/parks/article/469518 

PP&R would request that the applicant develop their property in conjunction with 
the goals of the park, and to be cohesive with the park.  This includes the 
following: 

 View corridors – visitors to the park enjoy a majestic vista of Luuwit (the Native 
American name for the iconic Mt. St. Helens from the park).  A prominent 
feature of the park is the artwork at a viewpoint in the southeast quadrant of 
the park.  This view corridor is shown on page 26 of the Beech Park Master 
Plan, 2008.  We request that this view corridor maintained so that everyone 
can continue to enjoy the view in the future.  This would mean shorter height 
development in the northeast corner of the Parkrose‐Argay Development area 
that is currently zoned R3h 

 Park Frontage & Access: Currently the park has only six access points to local 
roads, and limited parking.  None of the access points provide frontage to a 
street.  Parks has an easement onto Beech street with guaranteed access.  This 



 
 

is currently our only access point to the West.  Parks would request that NE 
Beech street be continued along the southeastern boundary of the 
development property, along the park.  This would provide continuous 
frontage with a public face that is wanted for the park, and assist with safety, 
security, and visibility into the park.  PBOT also has connectivity requirements 
that support these park needs. 

 Trails and Connectivity: Parks requests that the development include direct 
access into the park and neighborhood connections, and trails and sidewalks 
that provide connectivity from the park to NE 122nd, NE Shaver Street, and the 
High School.  This is a goal of the park’s master plan (page 29) 

 
Urban Forestry: 
The Urban Forestry program is a division of Portland Parks & Recreation.  Title 11, 
Portland's tree code works to protect trees during development, preserve trees as 
a community asset, and plant new trees when others are removed, ensuring that 
the urban forest and its benefits continue to grow.  
https://www.portlandoregon.gov/trees/.   
 
An Urban Forestry Technician will be assigned to the project later and can provide 
additional information.  Urban Forestry also works with PBOT in implementing 
street tree requirements and develops and maintains the Approved Street Tree 
Planting Lists, located here: https://www.portlandoregon.gov/trees/66682.  
 
I look forward to future involvement in the TAG and being a resource for the 
Parkrose‐Argay Development Study.  Please contact me with questions. 
 
Sincerely, 
 
Katie Dunham, CPRP 
Senior Planner 
Portland Parks and Recreation 
1120 SW 5th Avenue, Ste 1302 
Portland, OR 97204 
 



 
Urban Forestry 

1900 SW 4th Ave. Ste 5000, Portland, OR 97201 
Tel: 503-823-TREE (8733)   Fax: 503-823-4493 

email: trees@portlandoregon.gov 
web: portlandoregon.gov/trees 

 
 

 
 
 

URBAN FORESTRY TREE REQUIREMENTS 
Early Assistance and Land Use Review 

 
Portland Parks & Recreation Urban Forestry staff review Early Assistance and Land Use Review 
materials to identify potential issues and requirements in accordance with Title 11, Trees and Title 33, 
Zoning Code. The purpose of these reviews is to identify potential issues and/or impacts on existing 
street trees, heritage trees, and trees on City-owned or managed sites (if applicable), as well as to 
provide adequate areas for future street tree planting on existing and proposed public streets. Trees 
on private property are subject to development standards from the Bureau of Development Services. 
See planning requirements for private property trees or call the Zoning Hotline at 503-823-7526.  
 
Tree Plan Submittal Requirements (11.50.070) 
 

A tree plan must be submitted with each phase of review including land use reviews, building permit 
applications, and public works permits. The tree plan information may be combined with other 
relevant plan sheets. The tree plan submittal shall include the following information: 
     

 existing improvements; 
 proposed alterations; 
 existing street trees > 3” DBH including size and location; 
 existing on-site trees > 6” DBH within 15’ of the limits of disturbance; 
 trees proposed for removal; 
 tree planting proposal, including tree size, species and location; and 
 trees to be retained and proposed tree protection measures meeting the specification in 

Chapter 11.60. 
 
Any changes to an approved Tree Plan, including amending tree species must be approved by the 
City Forester. Please note that the City Forester may not approve revised tree planting plans based 
on the lack of species availability. To facilitate species availability, it is recommended that tree 
procurement occur approximately 6 months prior to installation.       
 
Tree Mitigation (11.50.040.C.2) 
 

Healthy street trees ≥ 6” DBH that are approved for removal shall be replanted with two trees in 
addition to trees required to be planted to meet Street Tree Planting Standards, below. When street 
improvements are to partially or fully unimproved streets, healthy street trees ≥12” DBH approved for 
removal shall be replanted with two trees, with trees planted to meet Street Tree Planting Standards 
credited towards meeting this requirement. Tree replacement for trees removed shall occur in the 
street planter strip, on site, or in the same watershed either by planting or by paying a fee in lieu of 
planting in accordance with table 60-1, below. 
 
On City-owned or managed sites, healthy, non-nuisance trees ≥ 6” DBH that are approved for 
removal shall be replanted per the Administrative Rule for tree replacement standards, below: 
 
 



 

 
 
 

Tree Replacement for Development on City Owned or 
Managed Sites 

Size of tree to be removed 
(inches in diameter) 

Number of trees to be planted 

6 and up to 12 Up to 2 

More than 12 and up to 20 Up to 3 

More than 20 and up to 25 Up to 5 

More than 25 Up to 6 

 
 
Street Tree Planting Standards (11.50.050) 
 

One street tree shall be planted or retained for each full increment of 25 linear feet per side of street 
frontage. Planting is exempt when existing above or below grade utilities prevent planting of street 
trees, or if the existing design of the street will not accommodate street tree planting because the 
planting strip is less than 3 feet wide, there is not a planting strip, or there is insufficient space to add 
tree wells. Trees planted to meet street tree planting standards are credited toward mitigation 
requirements when street improvements are to partially or fully unimproved streets. When the 
required number of trees cannot be planted, a fee in lieu of planting will be required, in accordance 
with Table 60-1, below.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Tree Planting Specifications 
If there are fewer than 8 required trees, they may all be the same species. If there are between 8 and 
24 required trees, no more than 40 percent can be of one species. If there are more than 24 required 
trees, no more than 24 percent can be of one species. Street tree species shall conform to the 
appropriate “City of Portland Approved Street Tree Planting List.” The City Forester may approve or 
require an alternate or unlisted species. 
 
All required street trees shall be planted in-ground following Standard Drawing Number P-581 
“Typical Street Tree installation,” except when in raised planters that are used to meet Bureau of 
Environmental Services storm water management requirements. Please include the Standard 
Drawing Number P-581 as part of the Public Works permit application. Plant materials shall be 
installed to current nursery industry standards and proper arboricultural practices [American National 

Table 60-1 Broadleaf Tree Size Requirements 

Development  
Type 

Tree Size 
On Site Street 

One and Two Family Residential 1.5” 1.5” 

Multi Dwelling Residential 1.5” 2” 

All others 1.5” 2.5” 



 

 
 

Standards Institute, ANSI A300 Part 6: Tree, Shrub, and Other Woody Plant Maintenance-Standard 
Practices (Planting and Transplanting) 2012, Tree Care Industry Association, Inc. Londonderry, NH]. 
Plant materials shall be properly supported to ensure survival. 
 
All trees required or approved to be planted by Title 11 shall be planted or payment in lieu of planting 
made prior to the expiration of the permit or City’s final acceptance of the project, as applicable. 
However, it is encouraged that planting occur during the wet months or as per City Forester 
recommendations. Street tree planting may be deferred between May 1 and September 30 upon filing 
a performance guarantee as provided in Section 11.10.060 or other assurance deemed acceptable 
by the City Forester or BDS Director as applicable.   
 
Tree Protection Specifications (11.60.030) 
 

Trees to be retained shall be protected in accordance with Title 11 Trees, Protection Specifications 
(11.60.030.C). Tree protection shall be shown on the tree plan and include the distance from the 
trunk of the tree to the fence. A standard root protection zone is established as follows; a minimum of 
1 foot radius (measured horizontally away from the face of the tree trunk) for each inch of tree 
diameter. Protection fencing shall be a minimum 6-foot high metal chain link construction fence, 
secured with 8-foot metal posts established at the edge of the root protection zone and permissible 
encroachment area. 



 
Pacific Power 
  Developer and New Service Checklist 
 

 
  

Initiate a request by calling Pacific Power at 1-800-469-3981. All activities 
associated with your project will be tracked with the work request 
number provided. It will be helpful to have a copy of the Electric Service 
Requirements (ESR) guidelines. They are available at 
pacificpower.net/con/esr 

After you have obtained your work request number, you will be 
contacted within two business days by Pacific Power to set an 
appointment with you to meet with the assigned estimator and discuss 
your project. 

When you meet with the estimator, please have the following items: 
• Completed customer information and Load sheet (form 

attached).  
• Copy of approved plan set. 

Email a copy of the AutoCAD file of your plan set to your assigned 
estimator. 

Once the necessary information is received, the estimator will begin the 
design process which can take up to 60 days. When your design is 
completed, you will receive a contract for your signature and for 
payment of any fees. You must submit a signed contract and any 
required fees within 90 days of the date on the contract or your project 
may be closed. If it becomes necessary to update, change or redesign 
your project, you will be responsible for all associated fees. 

Appropriate easements need to be provided on Pacific Power 
documents to the estimator. 

Materials are ordered upon receipt of signed contracts and any required 
payment. Lead times for material vary and may be as long as 20 weeks. 

Permits are applied for upon receipt of signed contracts and any 
required payment.  Once permit is received a preconstruction meeting 
shall be arranged so trenching and/or vault system work can begin. 

The estimator will provide the conduit and vault plan.  All trench, 
conduit, and vault system work must be inspected upon customer 
request and approved by Pacific Power before backfill. 

Pacific Power will schedule work on your site when all customer 
responsibilities have been met. Scheduling is 2 – 4 weeks out. 

If you have any questions, please contact the estimator assigned to 
your project 

Key Points to 
remember 

 
• Ensure meter locations meet 

Electric Service Requirements 
(ESR) guidelines 
 

• Ensure transformer locations 
meet the ESR. 

• Install trenches and road 
crossings that match job design 
and are at proper depths with 
approved backfill. 

• Ensure conduit is not plugged 
or broken and has no more 
than (3) – 90 degree bends. 

• Install approved conduit with 
mule tape or pull rope capable 
of 500-pound test. 

• Meter base is Pacific Power ESR 
approved. 

• Ensure address labels are on 
each meter for multi-meter 
panels. 

• Ensure you have a copy of the 
Electric Service Requirements. 



 

Note: 
• You may wish to consult a trained professional (electrician, engineer, etc.) prior to providing the information to your estimator. 
• Commercial metering can have many restrictions that should be discussed with the estimator prior to the purchase and installation of your metering 

equipment.  There are also restrictions regarding master metering.  If your plans call for master metering, please discuss this with your estimator. 
•    Motors larger than 35hp three phase or 5hp single phase will require approval by our engineering department prior to installation in order to determine 
      the acceptable starting current.                                                     * Tons = BTUs/12,000 
 

 

   
COMMERCIAL / INDUSTRIAL CUSTOMER INFORMATION SHEET 

Please complete this form and return to the Estimator assigned to your job 
Business Information 

Business of Customer Name:    
Request Number:   
Address:    
Person responsible for advance and contract billing (if different than monthly billing customer): 
Name:      Address:   Phone No.:     
E-mail Address:   Fax No:    
Building Square Footage:  Note: breakdown into use (i.e.: office, warehouse) 
Hours of Operation (include days & hours):    

 

Service Description 
Desired Secondary Voltage:  3 Phase 120/208v  3 Phase 277/480v  
Note: Not all voltages may be available  1 Phase 120/240v  1 Phase 120v Only  Other    
Panel Size (in Amps):   Total number of meters:    
Nearest Pole or Equipment number:   Type of Service Desired:  Overhead  Underground 
Electrical Contractor:    Phone No.:   

 
Load List (attach additional sheets if necessary) 

 
Description 

Phase and 
Voltage 

New Load 
to be added 

Load to be 
removed 

Total Connected 
Load after changes 

 
Unit 

HVAC (name plate rating)     Tons* 
Refrigeration Equipment     Tons* 

Total (do not convert to kW) : Tons 
Exhaust Fans     HP 
Gas/Fuel/Sump Pump     HP 
Small Motors     HP 
Air Compressor     HP 
Swimming Pool     HP 
Largest Motor (not included above)     HP 

Total (do not convert to kW) : HP 
Electric Heat     kW 
Water Heating     kW 
Lighting     kW 
Outlets     kW 
Office Equipment     kW 
Kitchen Equipment     kW 
Computers, Magnetic Power Supplies     kW 
Machinery     kW 
Thermoplastic Injection Equipment     kW 
Elevators     kW 
Boiler     kW 
Snow Melting     kW 
Signs     kW 
X-Ray Equipment     kW 
Washer/Dryer     kW 
Miscellaneous     kW 
Heat Exchanger     kW 
Humidifier     kW 
Future     kW 

Total: kW 
It is important to provide the most accurate information available, as it is used by the Estimator to design PacifiCorp’s facilities and determine the 
customer’s costs. Please sign and date this form before giving it to your estimator. 

 
 
           

 Customer Signature Date 
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