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1012 DENSITY 

 

1012.01 PURPOSE 

 

 This section is adopted to:   

 

A. Ensure that the density of development is properly related to natural 

features, public facilities and services, adjacent land uses, and applicable 

zoning; 

 

B. Encourage transferring density and development from any restricted 

portions of a site to other usable areas of the site;  

 

C. Provide density bonuses for affordable housing and public recreation 

amenities;   

 

D. Provide criteria for calculating maximum and minimum density; and 

 

E. Ensure that available urban land is used to the maximum extent, 

consistent with infrastructure availability and limitations. 

 

1012.02 APPLICABILITY   

 

 In zoning districts listed in Table 1012-1, this section shall apply to the following 

administrative actions:  subdivisions, partitions, and design review for 

condominiums, manufactured dwelling parks, manufactured home parks, two-

family dwellings, three-family dwellings, or multifamily dwellings, except for:   

 

A. Two- and three-family dwellings approved pursuant to Section 802; and   

 

B. Subdivisions and partitions approved pursuant to Subsections 

902.01(B)(3) through (5).   

 

1012.03 DEFINITION AND GENERAL PROVISIONS   

 

A. Density is:   

 

1. The number of dwelling units in a condominium, two-family, three-

family, or multifamily development;   

 

2. The number of spaces in a manufactured dwelling park or a 

manufactured home park; or   

 

3. The number of single-family-dwelling lots in a subdivision or 

partition.   
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B. If the subject property is currently developed with one or more dwelling 

units that will be retained, such dwelling units shall be included in 

demonstrating compliance with the maximum and minimum density 

standards of this section.   

 

C. If a subdivision or partition is proposed on property currently developed 

with two-family, three-family, or multifamily dwellings (or with a current 

design review approval for such development), maximum and minimum 

density shall be calculated separately for each proposed lot or parcel.   

 

D. In a zoning district that does not allow new detached single-family 

dwellings, a lot created for a nonconforming detached single-family 

dwelling shall not be included in the gross site area used to calculate 

minimum and maximum density for the remaining lot(s). 

 

1012.04 DISTRICT LAND AREA REQUIREMENTS 

 

District land area is the minimum land area required per primary dwelling unit.  

The district land area for each zoning district is identified in Tables 1012-1 and 

1012-2, except as may be modified by a variance approved pursuant to Section 

1205.  

Table 1012-1 

 

 District Land Area 

(in square feet)  Zoning District 

  

SHD District 726 

HDR District 1,742 

MR-2 District 2,420  

MR-1 District 3,630 

PMD District 3,630 

R-2.5 District 2,500 

R-5 District 5,000 

R-7 District 7,000 

R-8.5 District 8,500 

R-10 District 10,000 

R-15 District 15,000 

R-20 District 20,000 

R-30 District 30,000 

VA District 1,500 

VTH District 2,000 

VR-4/5 District 4,000 

VR-5/7 District 5,000 
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 District Land Area 

(in square feet)  Zoning District 

  

MRR District  

in Government Camp 

1,980 

MRR District 

in Wemme/Welches and Rhododendron 

See Table 1012-2 

HR District 10,890 

RR District 87,120 

 

Table 1012-2 

 

Dwelling Unit Size 

(in square feet) 

District Land 

Area in MRR 

District in 

Wemme/Welches 

(in square feet) 

District Land 

Area in MRR 

District in 

Rhododendron 

(in square feet) 

   

1200+ 7,260 10,890 

1000-1199 6,223 8,712 

800-999 5,445 7,260 

600-799 4,356 5,445 

400-599 3,111 3,630 

Less than 400 1,361 1,980 

 

1012.05 MAXIMUM DENSITY 

 

Developments shall be limited to a maximum density.  Except in the MRR, HR, 

and RR Districts, maximum density shall be calculated as follows.  Exceptions 

that apply in the VA, VTH, VR-4/5, and VR-5/7 Districts are established by 

Subsection 1012.06.  Subsection 1012.07 establishes the process to be used in the 

MRR, HR, and RR Districts. 

 

A. Calculate the land area of the subject property.  The result is gross site 

area (GSA).   

 

B. Subtract the following from GSA:   

 

1. Land dedicated for park sites pursuant to Comprehensive Plan Map 

X-SV-4 and Subsection 1011.06;   

 

2. The land area of new county, public, or private roads (NR), except: 

 

a. Regardless of the actual land area of NR, no more than 15 percent of 

the GSA shall be subtracted.   
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b. No subtraction shall be made for strips of land adjacent to existing 

road rights-of-way when such strips are required to be dedicated as a 

condition of approval.   

 

c. No subtraction shall be made for new access drives.   

 

d. No subtraction shall be made for NR in the following zoning districts:  

SHD, HDR, MR-2, MR-1, PMD, and VA.   

 

3. Any land area of the GSA in the following highly restricted areas 

(HRA), except that no subtraction shall be made for HRA that will 

remain undeveloped, in which case density accruing to these areas 

may be transferred to unrestricted areas:   

 

a. Slopes greater than 50 percent;   

 

b. Mass movement hazards regulated by Section 1003;   

 

c. The floodway of the Floodplain Management District regulated by 

Section 703;     

 

d. The Willamette River and the required buffer area regulated by 

Section 705;     

 

e. Habitat Conservation Areas regulated by Section 706; and   

 

f. Water Quality Resource Areas regulated by Section 709; and   

 

4. Fifty percent of the land area of any portions of the GSA in the 

following moderately restricted areas (MRA), except that no 

subtraction shall be made for MRA that will remain undeveloped, in 

which case density accruing to these areas may be transferred to 

unrestricted areas.  In the event of an overlap between HRA and 

MRA, the area of overlap shall be classified as HRA:   

 

a. Slopes equal to or greater than 20 percent and less than or equal to 50 

percent; and   

 

b. Areas outside the floodway but within the Floodplain Management 

District regulated by Section 703.    

 

C. Divide the net result by the district land area (DLA) of the applicable 

zoning district.  The result is base density (BD).  The calculations that 

result in a determination of base density are represented by the following 

formula:   
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{GSA – [NR + HRA + (MRA x 0.5)]} / DLA = BD*   

 

* HRA and MRA may be reduced to zero as provided by Subsections 

1012.05(B)(3) and (4).  Table 1012-3 summarizes the percentages of 

HRA and MRA that are included in calculating BD.   

 

Table 1012-3 

 

 

 

Restricted Area 

Percentage of Area 

Included in 

Calculating BD 

When Area is 

Developed 

Percentage of Area 

Included in 

Calculating BD 

When Density is 

Transferred 

Slopes greater than 50 percent 0 100 

   

Mass movement hazards 

regulated by Section 1003 

0 100 

   

The floodway of the Floodplain 

Management District regulated 

by Section 703   

0 100 

   

The Willamette River and the 

required buffer area regulated by 

Section 705   

0 100 

   

Habitat Conservation Areas 

regulated by Section 706  

0 100 

   

Water Quality Resource  Areas 

regulated by Section 709 

0 100 

   

Slopes equal to or greater than 20 

percent and less than or equal to 

50 percent 

50 100 

   

Areas outside the floodway but 

within the Floodplain 

Management District regulated 

by Section 703 

50 100 

 

D. Add any applicable density bonuses to BD.  Bonus density shall be 

allowed subject to the following criteria:   

 

1. The proposed development shall include a minimum of four dwelling 

units.    
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2. The bonus density categories and corresponding maximum increases 

to BD, as well as the zoning districts to which the bonus density 

categories are applicable, are identified in Table 1012-4.    

Table 1012-4 

 

 

 

Bonus Category 

Maximum 

Increase in the 

ULDR and HR 

Districts  

 Maximum Increase in the 

PMD, MR-1, MR-2, HDR, 

and MRR Districts 

   

Affordable Housing:  Living units 

qualifying and approved for housing for 

low-income families or for the elderly under 

a federal, state, or local program will be 

provided in the development. 

One unit per 

affordable unit 

up to 5 percent 

of the base 

density   

One unit per affordable unit up 

to 8 percent of the base density   

   

Park Dedication:  Improved site area will be 

dedicated as a park and accepted by the 

County or other public agency pursuant to 

Section 1011.   

10 percent of 

the base density   

10 percent of the base density   

   

Habitat Conservation Area:  At least 75 

percent of the HCA on the subject property 

will be protected from development by a 

restrictive covenant or a public dedication. 

Not applicable   25 percent of the base density; 

This bonus density provision is 

also applicable in the SHD and 

VA Districts.   

   

MAXIMUM TOTAL INCREASE 15 percent of 

the base 

density 

43 percent of the base density   

 

E. Any partial figure of one-half or greater shall be rounded up to the next 

whole number, except in the case of a subdivision or partition of 10 lots 

or fewer in an Urban Low Density Residential, VR-4/5, or VR-5/7 

District, in which case partial figures shall be rounded down.   

 

F. The result is maximum density, except that the result shall be reduced as 

necessary to:   

 

1. Comply with the minimum lot size requirements of Section 1013 or 

1014, as applicable;   

 

2. Ensure that, in an R-2.5 District, the density of the developed portion 

of the site area does not exceed the density allowed in the MR-2 

District of one dwelling unit per 2,420 square feet of land area; and   
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3. Ensure that, in all other Urban Low Density Residential Districts, the 

density of the developed portion of the site area does not exceed the 

density allowed in the MR-1 District of one dwelling unit per 3,630 

square feet of land area.   

 

1012.06 MAXIMUM DENSITY IN THE VA, VTH, VR-4/5, AND VR-5/7 DISTRICTS   

 

In the VA, VTH, VR-4/5, and VR-5/7 Districts, maximum density shall be 

calculated pursuant to Subsection 1012.05, except if any restricted areas, as 

identified in Subsection 1012.05, are to be developed, in which case:   

 

A. A district land area of one acre shall apply to the restricted areas proposed 

for development.   

 

B. Density shall not be transferred from outside restricted areas into 

restricted areas.   

 

C. The calculations required under Subsection 1012.05 shall be completed 

twice, once for the gross site area of restricted areas to be developed and 

once for the gross site area of the remainder of the subject property. 

 

D. The steps identified in Subsections 1012.05(B)(3) and (4) shall be omitted 

when completing the calculations for the restricted areas to be developed.   

 

E. Partial figures resulting from the calculations for the restricted areas to be 

developed shall be rounded down.  

 

1012.07 MAXIMUM DENSITY IN THE MRR, HR, AND RR DISTRICTS 

 

In the MRR, HR, and RR Districts, developments shall be limited to a maximum 

density, which shall be calculated as follows: 

 

A. Calculate the land area of the subject property.  The result is gross site 

area (GSA). 

 

B. Subtract the following from GSA to determine net site area (NSA).  In the 

event of an overlap between restricted area categories, the area of overlap 

shall be classified in the most restrictive category. 

 

1. The land area of new county, public, or private roads (NR), except: 

 

a. Regardless of the actual land area of NR, no more than 15 percent of 

the GSA shall be subtracted. 
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b. No subtraction shall be made for strips of land adjacent to existing 

road rights-of-way when such strips are required to be dedicated as a 

condition of approval. 

 

c. No subtraction shall be made for new access drives; 

 

2. Any land area of the GSA in the following highly restricted area 

(HRA):   

 

a. The Floodplain Management District regulated by Section 703; 

 

3. Fifty percent of the land area of the GSA in the following moderately 

restricted areas (MRA), except in the RR District, where the 

subtraction shall be 50 percent of any land area of the MRA that will 

remain undeveloped and 100 percent of any land area of the MRA 

that will be developed:   

 

a. Slopes greater than 25 percent;   

 

b. Mass movement hazards regulated by Section 1003; and   

 

c. Wetlands and required buffer areas regulated by Subsection 1002.07 or 

another public agency; and   

 

4. In the RR District, any land area of the GSA that is in a river or 

stream corridor (SC) and will be developed.   

 

C. In the RR and HR Districts, divide the NSA by the district land area 

(DLA) of the applicable zoning district.  The result is base density (BD).  

The calculations that result in a determination of base density are 

generally represented by the following formula.  However, as provided in 

Subsections 1012.07(B)(3) and (4), the subtraction for MRA may be 

increased above the 50-percent level and SC may be inapplicable.   

 

{GSA – [NR + HRA + (MRA x 0.5) + SC] }/ DLA = BD   

 

D. In the MRR District, the calculation in Subsection 1012.07(C) shall be 

done separately for each proposed unit size category identified in Table 

1012-2.  This requires the applicant to identify the square footage of the 

NSA that is attributed to each unit size category.  The results of each 

separate calculation shall be added to determine BD.   

 

E. Add any applicable density bonuses to BD.  Bonus density shall be 

allowed subject to the following criteria:   
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1. The proposed development shall include a minimum of four dwelling 

units.     

 

2. The bonus density categories and corresponding maximum increases 

to BD, as well as the zoning districts to which the bonus density 

categories are applicable, are identified in Table 1012-4.    

 

3. In an MRR District, dwelling units allowed through the bonus density 

provisions shall be developed with the same unit size mixture as 

provided in the BD.  For example, if a development is proposed with 

a BD of 50 units of 700 square feet and 50 units of 500 square feet, 

and a bonus density of 10 units is allowed, the 10 bonus units shall 

include 5 units of 700 square feet and 5 units of 500 square feet. 

 

F. In an MRR or HR District, any partial figure of one-half or greater shall 

be rounded up to the next whole number.   

 

G. The result is maximum density. 

 

1012.08 MINIMUM DENSITY 

 

In the Urban Low Density Residential, PMD, MR-1, MR-2, HDR, SHD, and VA 

Districts, minimum density shall be calculated as follows:   

 

A. Calculate the land area of the subject property.  The result is gross site 

area (GSA).   

 

B. Subtract the following from GSA:   

 

1. The land area of new county, public, or private roads and strips of 

land dedicated adjacent to existing road rights-of-way (NR);   

 

2. Slopes equal to or greater than 20 percent;   

 

3. Mass movement hazards regulated by Section 1003;   

 

4. Areas in the Floodplain Management District regulated by Section 

703;   

 

5. The Willamette River and the required buffer area regulated by 

Section 705;     
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6. Habitat Conservation Areas regulated by Section 706, provided that 

the HCA, or portion thereof, to be subtracted is protected from 

development by a restrictive covenant or a public dedication, and 

provided that the subject property was inside the Portland 

Metropolitan Urban Growth Boundary on January 1, 2002;   

 

7. Water Quality Resource Areas regulated by Section 709; and   

 

8. Land to be dedicated to the public for park or open space use.  

 

C. Divide by the district land area of the applicable zoning district.   

 

D. Multiply the result:   

 

1. By 80 percent in Urban Low Density Residential Districts. However, 

partitions in these districts have no minimum density requirement 

provided a master plan demonstrates that the property can comply 

with the minimum density standard through future land division;   

 

2. By 80 percent in the PMD and MR-1 Districts, except in the case of a 

manufactured home park where the result shall be multiplied by 50 

percent;   

 

3. By 90 percent in the MR-2, HDR, and SHD Districts; or  

 

4. By 50 percent in the VA District.   

 

E. Any partial figure of one-half or greater shall be rounded up to the next 

whole number.   

 

F. The result is minimum density.  

 

 

[Amended by Ord. ZDO-245, 7/1/13; Amended by Ord. ZDO-249, 10/13/14; Amended by Ord. 

ZDO-250, 10/13/14; Amended by Ord. ZDO-252, 6/1/15] 

 


