Title 33, Planning and Zoning
5/24/18

33.526 Gateway Plan District

Chapter 33.526
Gateway Plan District

526

Sections:

General
33.526.010 Purpose
33.526.020 Where These Regulations Apply
33.526.030 Early Design Consultation
Use Regulations
33.526.100 Purpose
33.526.110 Prohibited Uses
33.526.120 Retail Sales and Service and Office Uses

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

Map 526-1 Gateway Plan District

Map 526-2 Maximum Heights

Map 526-3 Floor Area Ratios

Map 526-4 Enhanced Pedestrian Streets
Map 526-5 Bonus Option Areas

General

33.526.010 Purpose

Gateway is Portland’s only regional center. As designated in the Outer Southeast Community Plan,
the Gateway Regional Center is targeted to receive a significant share of the city’s growth. Gateway
is served by Interstates 205 and 84, MAX light rail, and TriMet bus service. At the crossroads of
these major transportation facilities and high-quality transit service, Gateway is positioned to
become the most intensely developed area outside of the Central City. Future development will
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transform Gateway from a suburban low density area to a dense, mixed-use regional center that
maximizes the public’s significant investment in the transportation infrastructure.

The regulations of this chapter encourage the development of an urban level of housing,
employment, open space, public facilities, and pedestrian amenities that will strengthen the role of
Gateway as a regional center. The regulations also ensure that future development will provide for
greater connectivity of streets throughout the plan district. This development will implement the
Gateway Regional Center Policy of the Outer Southeast Community Plan. Together, the use and
development regulations of the Gateway plan district:

e Promote compatibility between private and public investments through building design and
site layout standards;

e Promote new development and expansions of existing development that create attractive
and convenient facilities for pedestrians and transit patrons to visit, live, work, and shop;

e Ensure that new development moves the large sites in the plan district closer to the open
space and connectivity goals of the Gateway Regional Center;

e Create a clear distinction and attractive transition between properties within the regional
center and the more suburban neighborhoods outside; and

e Provide opportunities for more intense mixed-use development around the light
rail stations.

33.526.020 Where These Regulations Apply

The regulations of this chapter apply to development in the Gateway plan district. The boundaries
of the plan district are shown on Map 526-1 at the end of this chapter, and on the Official

Zoning Maps.

33.526.030 Early Design Consultation

Applicants are encouraged to meet with staff of the Bureau of Planning and Sustainability, the
Bureau of Development Services, the Portland Development Commission, the Portland Office of
Transportation, and Portland Parks and Recreation three to six months before applying for a pre-
application conference or a land use review. This consultation provides an opportunity for both
funding and regulatory agencies to work closely with the property owner to determine the best
combination of plan, regulation, and urban renewal involvement to meet the fiscal needs and
responsibilities of the owner, accomplish public purposes, and leverage public dollars on behalf of
new development.

Use Regulations

33.526.100 Purpose

The use regulations of this chapter encourage uses that support transit patrons and pedestrians.
They do this by limiting auto-oriented uses and promoting small scale commercial development.
Small scale commercial development increases the variety and diversity of services and goods
available; helps reduce traffic congestion associated with large-scale retailers; enhances the mixed-
use character and pedestrian environment of the plan district; and improves the economic viability
of higher density residential development.
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33.526.110 Prohibited Uses

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

B. Sale or lease of consumer vehicles, including passenger vehicles, motorcycles, light and
medium trucks, travel trailers, and other recreational vehicles is prohibited on the portion
of a site within 200 feet of a light rail alignment. Offices for sale or lease of vehicles, where
the vehicles are displayed or stored elsewhere, are allowed.

33.526.120 Retail Sales and Service and Office Uses

A. Onsites in the EX zone, Retail Sales And Services uses are allowed up to 5,000 square feet
of net building area for each use.

B. Onsitesinthe EG1 zone, Retail Sales and Service uses are allowed up to 5,000 square feet
of floor area for each use, up to a total of 20,000 square feet, or the square footage of the
site, whichever is less.

C. On portions of sites zoned Institutional Residential, IR, and within 1000 feet of the Main
Street LRT Station, Retail Sales And Service uses are allowed up to 10,000 square feet of
net building area for each use. The Retail Sales And Service uses must be included in a
Conditional Use Master Plan or Impact Mitigation Plan for the site. Retail Sales And Service
uses larger than 10,000 square feet of net building area for each use are prohibited.

D. Onsitesin the RX zone, Retail Sales And Service and Office uses are allowed as follows.
Adjustments to the regulations of this paragraph are prohibited.

1. Commercial uses in new residential development.

a. Upto 40 percent of the net building area of a new residential building may be in
Retail Sales And Service or Office uses.

b. On the portion of a site within 1/4 mile of a Transit Station, up to 50 percent of
the net building area of a new residential building may be in Retail Sales And
Service or Office uses.

2.  Commercial uses in existing residential buildings. Up to 40 percent of existing net
building area in a building that is totally residential may be converted to Retail Sales
And Service or Office uses. The conversion may not result in a net loss in the number
of dwelling units on the site.

Development Standards

33.526.200 Purpose. The development standards foster an intense mixed-use urban character
with a high quality pedestrian environment and an interconnected, dense street grid.
They do this by:
e Promoting the Enhanced Pedestrian Streets as the primary pedestrian routes in the plan
district and focusing more active uses and pedestrian amenities on these streets;
e Increasing the development potential throughout the district and focusing the most intense
development potential around the light rail stations;
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Discouraging development, such as exterior display and storage and drive-throughs, that
adversely affect the pedestrian environment;

Requiring larger sites within the plan district to provide connectivity, open space and a
mixture of uses; and

Ensuring an attractive transition between the higher density zones within the plan district
and the adjacent single-dwelling residential zones.

33.526.210 Building Height

A.

Purpose. These regulations encourage intense development throughout the plan district,
with the highest level of intensity occurring around the light rail stations. This increased
development opportunity reinforces Gateway’s role as a regional center. In addition, the
regulations reduce adverse effects on adjacent single dwelling zones by creating a step-
down of building heights at the edge of the plan district.

Maximum building height. The maximum building heights are shown on Map 526-2,
except as specified in Subsection C. Heights greater than shown on Map 526-2 are
prohibited unless allowed by Section 33.526.230.

Transition at edges of plan district.

1. Where these regulations apply. The regulations of this subsection apply to sites that
have a maximum building height of 75 feet or more and either:

a. Abut a site zones R7 through R2.5 that is not in the plan district; or

b. Are across a Local Service Traffic Street from a site zoned R7 through R2.5 that is
not in the plan district.

2. Abutting. Sites that abut a site zoned R7 through R2.5 have height limits that decrease
in two steps, as follows. See Figure 526-1:

a. Onthe portion of the site within 25 feet of a site zoned R7 through R2.5, the
maximum building height is the same as the abutting residential zone; and

b. Onthe portion of the site that is more than 25 feet but within 50 feet of a site
zoned R7 through R2.5, the maximum building height is 50 feet.

3. Across a street. Sites that are across a Local Service Traffic Street from a site zoned R7
through R2.5 have height limits that decrease in two steps, as follows.
See Figure 526-1:

a. Onthe portion of the site within 25 feet of the street lot line, maximum building
height is the same as the residential zone across the street; and

b. Onthe portion of the site that is more than 25 feet but within 50 feet of the
street lot line, the maximum building height is 50 feet.

33.526.220 Floor Area Ratio

A.

Purpose. These regulations encourage intense development throughout the plan district
with a higher level of intensity occurring around light rail stations. This increased
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(1) Medical and dental offices. The maximum number of parking spaces
allowed for medical and dental offices is 1 space per 204 square feet of net
building area. The maximum applies to both surface and structured parking.

(2) Office uses. If all of the parking accessory to Office uses is in structured
parking, the maximum number of parking spaces allowed for Office uses is 1
space per 294 square feet of net building area.

(3) Park-and-ride facilities. There is no maximum for park-and-ride facilities.
C. Location.

1. Vehicle areas are not allowed between a primary structure and any street, except
as follows:

a.  Sites with through lots or with three frontages may have vehicle areas between a
primary structure and one Local Service Transit Street.

b. Sites on full blocks may have vehicle areas between a primary structure and two
Local Service Transit Streets.

c. Driveways are allowed between a building and a street that is not a light rail
alignment if the driveway provides a straight line connection between a street
and parking area inside the building. Driveways between a building and a light
rail alignment are not allowed.

2. Vehicle areas are not allowed on the portion of the site within 100 feet of a street that
is a light rail alignment.

D. Structured parking near light rail. In C and E zones, areas of structured parking located
within 100 feet of a light rail alignment must meet the standards of 33.526.280.D, Ground
Floor Active Uses, along at least 50 percent of the structure’s ground floor walls that face
the light rail alignment and front onto a sidewalk, plaza, or other public open space.

33.526.350 Required Design Review
The regulations of Chapter 33.420, Design Overlay Zones apply in all areas of the plan district that
are within the Design Overlay Zone.

(Added by Ord. No. 169763, effective 3/25/96. Amended by: Ord. 172010, effective 3/18/98; Ord. No.
174980, effective 11/20/00; Ord. No. 175837, effective 9/7/01; Ord. No. 177028, effective 12/14/02;
Ord. No. 178423, effective 6/18/04; Ord. No. 179092, effective 4/1/05; Ord. No. 179980, effective
4/22/06; Ord. No. 181357, effective 11/9/07; Ord. No. 182429, effective 1/16/09; Ord. No. 185974,
effective 5/10/13; Ord. No. 186639, effective 7/11/14; Ord. No. 187216, effective 7/24/15; Ord. No.
188162, effective 2/1/17; Ord. No. 188177, effective 5/24/18; Ord. No. 188958, effective 5/24/18;
Ord. No. 189805, effective 3/1/20.)
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Gateway Plan District

Map 526-3
Floor Area Ratios (FAR)
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Gateway Plan District Map 526-5
Bonus Option Areas
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