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Purpose

Introduce City Land Use PlanIntroduce City Land Use Plan
PAG agreement with subcommittee PAG agreement with subcommittee 
recommendation to narrow optionsrecommendation to narrow options
PAG input on issues for selecting PAG input on issues for selecting 
regulatory framework for City Planning regulatory framework for City Planning 
Commission considerationCommission consideration
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BackgroundBackground

Why?Why?
PDX is currently a conditional use in industrial PDX is currently a conditional use in industrial 
zonezone
Strong regional economic expansion in 1990s Strong regional economic expansion in 1990s 
raised community concerns over growthraised community concerns over growth
1999 City 1999 City –– Port joint resolution to change Port joint resolution to change 
from from ““Conditional UseConditional Use”” to to ““Allowed UseAllowed Use””
Memorialized in 2002, 2004, and 2007 Memorialized in 2002, 2004, and 2007 
AgreementsAgreements
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Port Master Plan UpdatePort Master Plan Update
City Land Use PlanCity Land Use Plan
––

 
Comprehensive Plan amendmentsComprehensive Plan amendments

––
 

Development code languageDevelopment code language
––

 
Plan amendment processPlan amendment process

––
 

Ongoing public involvementOngoing public involvement

AgreementsAgreements
––

 
Memorialize and act on good ideasMemorialize and act on good ideas

Major DeliverablesMajor Deliverables
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Land Use Land Use ––
 

Parts 1 and 2Parts 1 and 2

Part 1Part 1 ––
 

PAG review PAG review PRELIMINARYPRELIMINARY::
proposal for regulating the airport (airport zone vs. plan proposal for regulating the airport (airport zone vs. plan 
district)district)

Part 2Part 2 ––
 

PAG reviews PAG reviews DETAILED:DETAILED:
City land use alternatives based on preferred airport City land use alternatives based on preferred airport 
layout (trigger points layout (trigger points -- development review development review -- mitigation mitigation 
measures)measures)
City policy amendments, development code language, City policy amendments, development code language, 
and agreementsand agreements
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Current conditional useCurrent conditional use
Development Development 
agreementagreement
Impact mitigation planImpact mitigation plan
Specific development Specific development 
planplan
Airport zoneAirport zone
Plan districtPlan district
Modified conditional Modified conditional 
use use 

7 Regulatory Options7 Regulatory Options
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Land Use Planning and FrameworkLand Use Planning and Framework

State of Oregon 
Statewide Planning Goals

Metro Regional Government
2040 Plan

City of Portland
Comprehensive Plan

Area and Area and 
Neighborhood Neighborhood Plans

Land Use Plans
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PortlandPortland’’s Land Use Planning Systems Land Use Planning System

PortlandPortland’’s Land Use  s Land Use  
Planning Elements:Planning Elements:

••
 

Comprehensive PlanComprehensive Plan
••

 
Land Use, System and Natural Land Use, System and Natural 
Resource PlansResource Plans

••
 

Transportation PlanTransportation Plan
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•
 

Adopted in 1980, 
updated 
periodically

•
 

Guides future 
development of the 
city

•
 

20 year horizon

Portland’s 
Comprehensive 
Plan
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Understanding Understanding 
Maps and CodeMaps and Code

Base Zone and Comprehensive Plan Base Zone and Comprehensive Plan 
MapMap
Overlay ZonesOverlay Zones
Plan Districts, other special districtsPlan Districts, other special districts
Hierarchy of regulationsHierarchy of regulations
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Portland’s 
Comprehensive Plan 

Map
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Zoning: Base ZonesZoning: Base Zones

Neighborhood Commercial 1Neighborhood Commercial 1CN1CN1
Heavy IndustrialHeavy IndustrialIHIHInstitutional ResidentialInstitutional ResidentialIRIR
General Industrial 2General Industrial 2IG2IG2Central ResidentialCentral ResidentialRXRX
General Industrial 1General Industrial 1IG1IG1High Density Residential High Density Residential RHRH
Central EmploymentCentral EmploymentEXEXResidential 1,000 (43 Residential 1,000 (43 -- 65 DU/Acre)65 DU/Acre)R1R1

General Employment 2General Employment 2EG2EG2Residential  2,000 (21.8 Residential  2,000 (21.8 –– 32 32 
DU/Acre)DU/Acre)

R2R2

General Employment 1General Employment 1EG1EG1Residential 3,000 (14.5Residential 3,000 (14.5--21 DU/Ac)21 DU/Ac)R3R3
Central CommercialCentral CommercialCXCXResidential 2,500 (sf)Residential 2,500 (sf)R2.5R2.5
General CommercialGeneral CommercialCGCGResidential 5,000 (sf)Residential 5,000 (sf)R5R5
Storefront CommercialStorefront CommercialCSCSResidential 7,000 (sf)Residential 7,000 (sf)R7R7
Mixed Commercial/ResidentialMixed Commercial/ResidentialCMCMResidential 10,000 (sf)Residential 10,000 (sf)R10R10
Office Commercial 2Office Commercial 2CO2CO2Residential 20,000 (sf)Residential 20,000 (sf)R20R20
Office Commercial 1Office Commercial 1CO1CO1Residential Farm/ForestResidential Farm/ForestRFRF
Neighborhood Commercial 2Neighborhood Commercial 2CN2CN2Open SpaceOpen SpaceOSOS

Full NameFull NameSymbolSymbolFull NameFull NameSymbolSymbol
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Separating Incompatible Separating Incompatible 
Land UsesLand Uses

Use Categories Use Categories IG2IG2 EG2EG2
Residential Residential NN NN
Commercial Commercial LL LL
IndustrialIndustrial YY YY
InstitutionalInstitutional Y & NY & N Y& NY& N
Other Other 

--

 

Aviation and Surface Passenger Terminals Aviation and Surface Passenger Terminals CUCU CUCU
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Zoning: Overlays Zoning: Overlays 

Historic Resource ProtectionNo
Symbol

Future Urbanf

Light Rail Transit StationtGreenway River 
Recreation

r

Scenic ResourcesGreenway River Water 
Quality

q

Portland International Airport 
Noise Impact

xGreenway River Naturaln

Aircraft LandinghGreenway River 
Industrial

i

Main Street CorridormGreenway River Generalg

Main Street NodejDesignd

Environmental ProtectionpBufferb

Environmental ConservationcAlternative Design
Density

a

Full NameSymbolFull NameSymbol
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PortlandMaps.comPortlandMaps.com ExampleExample
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Land Use Plan consistent with Land Use Plan consistent with 
Adopted Land Use, System and Adopted Land Use, System and 

Natural Resource PlansNatural Resource Plans
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2007 -
 

2010
Comprehensive Plan Update
-

 
Urban Form Plan

-
 

Citywide Systems Plan

-
 

Comprehensive Plan Policies
Central City Plan Update
Economic Development 
Strategy
Sustainability Goals and 
Strategy
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Two Frameworks: Two Frameworks: 
Legislative and QuasiLegislative and Quasi--JudicialJudicial

Both Frameworks Balance Interests and IssuesBoth Frameworks Balance Interests and Issues

Both have role in City Land Use PlanBoth have role in City Land Use Plan
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Framework 1: QuasiFramework 1: Quasi--Judicial Judicial 
Land Use Review ProcessLand Use Review Process

––

 

IsIs

 

a Land Use Reviewa Land Use Review

––

 

Applies existing laws or policies to Applies existing laws or policies to 
specific situation specific situation 

––

 

Based on state law with review Based on state law with review 
practices similar to court practices similar to court 
procedures procedures 

––

 

Review bodies appointed by City Review bodies appointed by City 
Council and occasionally City Council and occasionally City 
Council makes the final decisionCouncil makes the final decision

––

 

Conditional Use is a Type III Conditional Use is a Type III 
ReviewReview



2222

Examples of QuasiExamples of Quasi--Judicial Judicial 
ProjectsProjects

Examples:Examples:
●●

 
Exceptions to code standardsExceptions to code standards

●●
 

Design reviewDesign review
●●

 
Anything not allowed outrightAnything not allowed outright

●●
 

Land divisionsLand divisions
●●

 
Conditional Use Master PlanConditional Use Master Plan
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Framework 2: Legislative

Not a land use or 
development review
Creates new laws
Planning Commission 
review
City Council decision
Both Plan District and 
Airport Zone require 
legislative action
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Public Notice

120 Day Rule

Decision by Planner

Local Appeal

Pre-App Conference

Hearing Required

Type I Type II Type IIx Type III

Staff Staff 
Recommends to Recommends to 

Hearing BodyHearing Body
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Decisions and AppealsDecisions and Appeals

Nondiscretionary Staff DecisionNondiscretionary Staff Decision
Discretionary Staff DecisionDiscretionary Staff Decision
Hearings Officer DecisionHearings Officer Decision
City Council DecisionCity Council Decision
Land Use Board of AppealsLand Use Board of Appeals
Circuit CourtCircuit Court
OR Supreme CourtOR Supreme Court
US Supreme CourtUS Supreme Court

What issues What issues 
can be can be 
appealed?appealed?
WWhen is hen is 
record record 
closed?closed?
What is What is 
standard of standard of 
review?review?
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Does City Have Authority to Does City Have Authority to 
Limit Airport Growth? Limit Airport Growth? 

Gray area in State and Federal regulationsGray area in State and Federal regulations
City authority (land use and zoning, development, City authority (land use and zoning, development, 
housing)housing)
––

 

City and Port agree that City permits are required for City and Port agree that City permits are required for 
buildings or roadsbuildings or roads

FAA Authority (airspace, flight operations) FAA Authority (airspace, flight operations) 
Airport proprietor rights assumptionAirport proprietor rights assumption
Undecided preemption issues Undecided preemption issues 
––

 

Policies to limit airport growthPolicies to limit airport growth
––

 

City approval for runway and taxiway projectsCity approval for runway and taxiway projects
These are issues regardless of option selectedThese are issues regardless of option selected
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Question for PAGQuestion for PAG

Do you agree with subcommittee Do you agree with subcommittee 
recommendation to focus on Airport Zone and recommendation to focus on Airport Zone and 
Plan District?Plan District?

Current conditional useCurrent conditional use
Development agreementDevelopment agreement
Impact mitigation planImpact mitigation plan
Specific development planSpecific development plan
Airport zoneAirport zone
Plan districtPlan district
Modified conditional use Modified conditional use 
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CityCity--Port IGA says make PDX an allowed usePort IGA says make PDX an allowed use
Status quo does not work well for City, Port, Status quo does not work well for City, Port, 
or communityor community
Conditional Use typical of churches, Conditional Use typical of churches, 
universities, and hospitalsuniversities, and hospitals
Lacks specificsLacks specifics
Lacks flexibilityLacks flexibility
Decisions before hearings officer, not elected Decisions before hearings officer, not elected 
officialsofficials

Why consider alternatives to Why consider alternatives to 
Conditional Use?Conditional Use?
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PAG Vision and ValuesPAG Vision and Values
Our Our vision vision is a PDX Master Plan and a City of is a PDX Master Plan and a City of 
Portland Land Use Plan that:Portland Land Use Plan that:

1) Allows the 1) Allows the CityCity to address the complex issues to address the complex issues 
associated with PDX and their potential impacts, associated with PDX and their potential impacts, 

2) Provides the 2) Provides the CommunityCommunity with a greater opportunity with a greater opportunity 
to influence airport planning and development, and to influence airport planning and development, and 

3) Provides the 3) Provides the PortPort with flexibility to respond to with flexibility to respond to 
changing circumstances in airport development. changing circumstances in airport development. 
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Subcommittee Subcommittee 
RecommendationRecommendation

Both Airport Zone or Plan District
achieve PAG visionachieve PAG vision
Other alternatives either too limiting or Other alternatives either too limiting or 
too complextoo complex
Not enough information to choose Not enough information to choose 
between Plan District and Airport Zonebetween Plan District and Airport Zone
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Airport ZoneAirport Zone

Recommended by Regional Air Recommended by Regional Air 
Transportation Demand Task ForceTransportation Demand Task Force
Airport is basic City function Airport is basic City function –– should should 
be allowed by rightbe allowed by right
Simple concept worth exploringSimple concept worth exploring
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Plan DistrictsPlan Districts

Address concerns unique to an area Address concerns unique to an area 
where other regulations cannot where other regulations cannot 
achieve desired resultsachieve desired results

Apply additional regulations or apply Apply additional regulations or apply 
exemptions to base zoneexemptions to base zone
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Plan Plan 
DistrictsDistricts
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Two AlternativesTwo Alternatives

Airport ZoneAirport Zone
ProsPros

Achieves PAG Achieves PAG 
visionvision
Simple to Simple to 
administeradminister

ConsCons
Less flexibleLess flexible
Creates issues for Creates issues for 
non airport usesnon airport uses
Difficult to createDifficult to create

Plan District
ProsPros

Achieves PAG Achieves PAG 
visionvision
More flexibleMore flexible

ConsCons
Slightly more Slightly more 
difficult to difficult to 
administeradminister
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Question for PAGQuestion for PAG

Do you agree with subcommittee Do you agree with subcommittee 
recommendation to focus on Airport recommendation to focus on Airport 
Zone and Plan District?Zone and Plan District?
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Question for PAGQuestion for PAG

Are we missing any considerations for Are we missing any considerations for 
the subcommittee to consider when the subcommittee to consider when 
they make its recommendation to they make its recommendation to 
pursue either Airport Zone or Plan pursue either Airport Zone or Plan 
District?District?



3737

Plan District or Airport Zone?Plan District or Airport Zone?
ConsiderationsConsiderations Conditional Conditional 

UseUse Airport ZoneAirport Zone Plan DistrictPlan District

Allowed UsesAllowed Uses NoNo YesYes YesYes

Development ReviewDevelopment Review Type III onlyType III only Type I Type I --

 

IVIV Type I Type I --

 

IVIV

Amendment ProcessAmendment Process Type II or IIIType II or III Type I Type I --

 

IVIV Type I Type I --

 

IVIV

Mitigation RequirementsMitigation Requirements YesYes YesYes YesYes

Notice RequirementsNotice Requirements YesYes YesYes YesYes

OnOn--going Public going Public 
InvolvementInvolvement NoNo YesYes YesYes

Noise and Environmental Noise and Environmental 
Overlay AmendmentsOverlay Amendments NoNo YesYes YesYes

Planning HorizonPlanning Horizon 10 years10 years No limitNo limit No limitNo limit

OffOff--Airport PropertiesAirport Properties NoNo NoNo YesYes

Code ComplexityCode Complexity NoNo YesYes NoNo

Difficult to AdministerDifficult to Administer YesYes Staff Staff 
preferencepreference

Staff Staff 
preferencepreference
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Question for PAGQuestion for PAG

Are we missing any considerations for Are we missing any considerations for 
the subcommittee to consider when the subcommittee to consider when 
they make its recommendation to they make its recommendation to 
pursue either Airport Zone or Plan pursue either Airport Zone or Plan 
District?District?
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Next StepsNext Steps

PART 1: Land Use / Transportation PART 1: Land Use / Transportation 
Subcommittee meets next month to select Subcommittee meets next month to select 
recommended frameworkrecommended framework
PAG considers recommendation in July  PAG considers recommendation in July  
Planning Commission meets late summer Planning Commission meets late summer 
for early input on optionsfor early input on options
PART 2: Detailed discussion of City Land PART 2: Detailed discussion of City Land 
Use Plan elements starting in late 2008 Use Plan elements starting in late 2008 
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Part 2: PAG recommendations Part 2: PAG recommendations 
will be made on:will be made on:

City Land City Land 
Use PlanUse Plan AgreementsAgreements

Comprehensive PlanComprehensive Plan Policies and Policies and 
ObjectivesObjectives
Environmental, Noise and Height Environmental, Noise and Height 
OverlaysOverlays
Development code (e.g. what is by Development code (e.g. what is by 
right, what requires reviews)right, what requires reviews)

Mitigation requirementsMitigation requirements

City Plan amendment processCity Plan amendment process

Ongoing public involvementOngoing public involvement

Good ideas Good ideas ““bucketbucket””
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