168508

EL i N 1120 S.W. 5th Avenue, Room 1017
~CITY OF - | Portland, Oregon 97204-1960

Aol - Elizabeth
» ﬁ PORTLAND ORE G ON | - iza A Nomtand L.and Use Iil;gg;tgsé:" O_i;f;c.iegr
]| T William W, Shalzer Code Hearings Officer

~ ‘ (503) 8237307
HEARINGS OFFICE , , : FAX (503) 8235370

REPORT AND RECOMMENDATION OF THE HEARINGS OFFICER

EIJS'LNQ 94-00766 CP ZC NUAD

Applicants: Garden Home Enterpnses, R.L. and M.J. Hayzlett and Lamb's, Inc. (Attenuon
Colin Lamb, Vice President), 7410 S.W. Oleson Road, 97223

Rems_enm_bx Larry Derr, 53 S.W. Yamhlll 97204 Colin Lamb, Vice President, Lamb's, Inc.,
7410 S.W. Oleson Road, 97223; and Tom G1bbons, Shan S Restaurant, 8205 S.W. Creekside
Place, Beaverton, 97005.

'Heanngsﬁﬁge: Ehzabeth A. Normand.

Bmeu_oil’.launmg.&msemm Steve Gerber
atjve Kevm Hottman.
ative: Ken Lindmark. .

Comprehenswe Plan and Zone Map Amendments and Nonconfomung Use
and Adjustment Revrews in order to expand an existing grocery store, relocate retail shops, and .
add residential units and a restaurant to the property, located at 7410 S.W. Oleson Road. »

Report to Hearings Officer: November 28, 1994
&emmmendaumMaﬂed December 22, 1994

‘ ic : The hearmg was opened in Meeting Room A, 1120 S.W. 5th Avenue, Portland
- Oregon on December 5, 1994, at 9:33 a.m. and closed at 11: 38 am,

Testified at the Hearing: Terry Moore, Metro Councilor, D1stnct 13, and on her own behalf 600
N.E. Grand Avenue, 97232-2736; Will Moore, 8440 S.W. Godwin Court, Garden Home, 97223;
and Clifford Hamby, Right-of-Way Agent, Washmgton County, 155 N. 1st Avenue, #350- 15
Hillsboro, 97124.
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: Approval witll"eonditions. \Denial of ‘

the proposed CN2 zone, but approval ofa CNl zone.

: il: Approval w1th conditions. Demal of the
proposed CN2 zone but approval of a CNI. zone.. ) ,
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GENERAL INFORMATION

‘Locatlon 7410 S.W. Oleson Road

Legal Descnptlon, ‘Tax Lots 1000 1100 1300 1400 a.nd 1600 Section 24, IS W,

V(Washmgton County)

Quarter Sectlon. 3822.

'Nelghborhoods CPO 3 (Washmgton County) Ash Creek (Clty of Portland)

Exnstmg Zonmg/Desngnatlons CG, General Commerclal R1, Medrum-Densrty Muln- :
Dwellmg Res1dent1a1 R7, Med1um-Dens1ty Single-Dwelling Res1denua1 ' :

Proposed Zonmg/Designatlons CG General Commercial; CN2 Nelghborhood

o Commercial; R1, Medium-Density Multi-Dwelling Residential.

\ ) Land Use Review: Comprehenswe Plan and Zone Map Amendments, Nonconforniing
~Use Review, and Adjustment Rev1ews . , o

Proposal: The applicant proposes an expansmn of an existing’ nonconformmg grocery

~ store, relocation of retail shops, eight new residential units, and addition of a restaurant to
'replace an existing gas station. The apphcauon is made at this time partially because of -

impending improvements to the intersection of 8.W. Oleson and Garden Home Roads wlnch it
are being planned and 1mplemented by Washington County :

' ;Descrlptlon of Site and Vlclmty This mtersecnon serves as a gateway to the C1ty and

as the community center for an extended neighborhood made up, primarily, of detached
smgle-dwelhng residential uses, stretching in all directions for up to a mile or more, Near
this intersection the use of the land is more mixed and more intense, including: institutional
uses (an existing school bu11d1ng now being used as a community center), commercial
(grocery, retail, vehicle service, restaurant, office), open space/recreational (Oregon Electnc
Rallway right-of-way) and residential (dommawd by mulu-dwe]lmg re51denna1)

- Both S.W, Garden Home and 01eson Roads are developed to County road standards, w1th no
_curbs or sidewalks, as are virtually all other roads in the vicinity. Typical pedestrian access

throughout this vicinity is provided by graveled shoulders, or not at all. Washington County

| ' plans for reconstructlon of this intersection includes curbs and s1x-foot-w1de sxdewalks

The site 1tse1f is relatively flat, with the existing Thnftway store occupying the eastern
portion. The center of the site is occupied by a structure with mixed commercial usesinit.
This structure will be demolished. The corner of the site at the intersection of S.W. Garden _

-Home and Oleson Roads was developed with a gas station which has been demolished.
~ Parking and auto maneuvering occurs throughout the site. Nearly all of the site not covered

by a building is blacktopped. Little landscaping has been provided and the only area of
noticeable vegetation is the undeveloped northern portion, next to the Oregon Electric :
Railway right-of-way. This northern portion of the site lies above the grade of the adjacent

: nght—of-way, S.W. Oleson Road.

_ Land Use History: The ma onty of this s1te, not mcludmg Tax Lot 1600 was annexed to

the Clty in 1969 (PC File No 5566, Ordinance No. 131320). The Washington County

: zoning of C3, retail commercial, and R7, single-family residential, were converted to City -
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zoning of C2, general commerclal and A2.5, multifamily residential. At the time this area
was annexed it contained several nonconformmg uses, including: 3 and 4-plex residential
units, apartment uses, and a cannery. The building permit for the existing Lamb's Thriftway
- was apphcd forin 1980. Later the City Council adopted new zoning for the site, in

‘conjunction with the adoption of the the Comprehensive Plan, effective January 1, 1981.

The new zoning adopted by the City Council is reflected in the existing zoning for the site
(Exhibit B-1), including the R1, Medium-Density Mulu-Dwellmg Res1denua1 Zone, which
.made the approved store constructlon nonconformmg ,

The northern portlon of the s1te, Tax Lot 1600, was annexed to the Cityin 1981 ®C Flle No.
7057A, Ordinance No. 152077). The Washington County single-family residential zoning

- was converted to the City R7, Single-Family Residential Zone, in accord with an agreement
with Washington County for equivalent zoning upon annexation. The annexation ordinance
‘requires a 15-foot setback from the Oregon Electric Railway right-of-way, which is still
applicable. Parking or light, easily removed, recreational facilities are allowed in the setback.
Although the Oregon Electric Railway right-of-way is no longer considered a poss1b1e light rail
corridor, it does remain a recreanonal trail and part of the non-vehicular transportation system

The Southwest Community Plan, begun in the spring of 1994, includes this i intersection and
surrounding properties within its study area. Reconfiguration of zoning patterns, due to the

- existence of commercial and multi-dwelling activities in inappropriate zones, is apossible
outcome of th¢ community planning process (Exhibit F-4)

II. ANALYSIS

The CG, General Commercial Zone, is intended to allow auto-accommodaung commercial
development in areas already predominantly built in this manner. This zone allows a full
range of retail and service businesses with a local or regional market, Industrial uses are
allowed, but are limited in size to avoid adverse effects different in kind or amount than
commercial uses. This zone accommodates and allows the development, operation and
expansion of a large array of rctaﬂ uses, including the types of retall uses found here.

‘The R1, Medium-Density Mulu-Dwell-mg Residential Zone, allows one dwellmg unit per
1,000 square feet of site area, approximately 43 units per acre, with density as high as 65
units per acre if amenity bonus provisions are used. The retail activities within this zone are
nonconforming. Expansion of the retail activities within this zone requires compliance with -
the approval criteria for nonconforming status and situations in PCC 33.258.075 and PCC
33.258.080. This zone also requires a setback from property lines adjacent to residential
zones based upon the square footage of the wall of the building (Table 120-4) In this case
an 11-foot setback applies to the eastern property line. Neither the existing store structure
nor the proposed expansion meets the required setback. An adjustment has been requested to

- allow a one-foot setback along the eastern propcrty line. The ad]ustmcnt must meet the

criteria in PCC 33.805. 040 ‘ ,

~ The R7, Medmm-Densny Smglc-chlhng Residential Zone, allows one dwel]mg uniton a
7,000-square-foot lot (approximately 6.2 units per acre), retail or commercial activities are -
not allowed. No retail or commercial activities presently occur in the portion of this site ,
zoned R7. The applicant has requested a Comprehensive Plan and zone map amendment of

. this portion of the site to CN2, Neighborhood Commercial, requmng comphance with the
approval criteria of PCC 33 810 040 and 33.855.050.
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- The CN2, Nelghborhood Commerclal zone is mtended for small commercial sites and areas
in or near less dense or dcvelopmg residential neighborhoods. The emphasis of the zone is -
on uses which will provide services for the nearby residential areas, and on other uses which
are small scale. Uses are limited in intensity to promote their local orientation and to limit

~ adverse impacts on nearby residential areas. Development is expected to be predomirantly -
-auto-accommodating. The CN2 Zone allows the uses proposed for this pO!'thIl of the site,
mcludmg retail sales and service, office, and household living (residential).

Unless specxﬁcally required in the approval criteria listed above, this proposal does not havc
to meet the development standards in order to be approved during this process. The
development standards will have to be met before a: bulldmg permit is 1ssucd

.,A Zoning Code Approval criteria

33.810. 050(A) Comprehensive Plan Map Amendment Approval Crlterla
Amendments to the Comprehensive Plan Map which are quasi-judicial will be approved if the
review body finds that the applicant has shown that all of the following criteria are mct ‘

1. The requested designation for the site has been evaluated against relevant
- Comprehensive Plan policies and on balance has been found to be equally or more
suppornve of the Comprchenswe Planas a whole than the old des1gnauon,

Flndmgs

This goal aJms, in part, to "(m)mntmn Portland's role as the.
major reglonal cmployment ‘population and cultural center... ,

Pohcy 2.1, Populauon Growth This request provides elght units wluch is all the units
necessary to prevent a net loss of housing. Exhibit I-6 indicates that after dedication of
additional nght-of-way, the parcel size is reduced so that the housing potential is eight
units. With preservation of the full housing potenual the proposal is equally S
supportive of this policy.

4Pol1cy 2.2, Urban Diversity. Thc proposal is supportlve of this pohcy by providing for
- cxpandcd commerclal opportumty, whlle preserving the existing housing potenual

- Policy 2.11, Commcrcml Centers. The proposed des1gnauon, nelghborhood
commcrcxal would be supportive of this existing commercial center and planning for this
area. A designation for mixed commercial residential, would be even more supportive.

- It would set a precedent for a designation that is not only directly supportive of locally
oriented commercial activity, but indirectly supportive through allowance for a higher
density residential component, creating a greater intensity of use and activity, in turn,
more supportive of the "Main Stxeet" regional planning designation.

' Pohcy 2.12, Transit Corndors ‘This proposal would preservc the ex1stmg mix of
commercial activities in this node, while also  preserving the existing residential potential. -

_ However the majority of the existing zoning in the immediate vicinity of this transit stop
provides for medium- (R1) and low- (R2) density apartments. The proposal for a ‘
designation of neighborhood commercial is contradictory to a trend, begun with
Washington County, to allow greater densities near this intersection and commercial
node, than found in the exclusive detached single-dwelling residential development

~ further removed from this community center. Within one-quarter mile of this
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' intersection, the generally accepted distance people will walk to use a bus, the densities
will likely continue to increase, providing sufficient density to support transit oriented
‘zoning, Such a concept is better supported by a demgnauon that allows and supports 2
greater dens1ty, like mixed commerc1al residential. .

Policy 2.13, Auto-Onented Commercial Development. The nelghborhood commercial
des1gnatlon has two possible implementing zones, CN1 and CN2. The applicant has
proposed CN2 to implement the neighborhood commercial designation. Increased
- auto-oriented commercial opportunity with the CN2 zone complies with this policy

_inasmuch as both streets are district or neighborhood collector streets. However, this
compliance is only valid "...where allowed densities will not support development
oriented to pedestnans " A trend towards increased density, in the near vicinity of this
commercial node, in combination with the existing multi-dwelling developments,
reflective of recent City zoning and past County permitted development, is likely only

~ to increase with the upgrade and remodeling of this commercial node.

The more recent City zoning does not reflect all of the dwellmg units already in place,
within approximately one-quarter mile of this intersection. In addition to the various

- multi-dwelling structures in the immediate vicinity of this node, the multi-dwelling
residential development extends east to the intersection of S.W. Garden Home Road
and Multnomah Boulevard and beyond, and north and south of this intersection along
S.W. Oleson Road. The existing and allowed densities will "support development
oriented to pedestrians.” While the proposed neighborhood commercial designation
could be cons1dered appropriate in this situation, the proposed CN2 zone is not.

Policy 2.18, Utilization of Vacant Land. The development proposed is supportive of
this pohcy in that it proposes full utilization of a vacant property.

Policy 2. 21 Buffering,. The proposed Comprehenswe Plan and zone map amendment
effects a parcel of land that is naturally buffered by the Oregon Elecmc Raﬂway right-of-
way from the existing multi-dwelling residential uses to the north.

Shal.l..N:uhnghmds This goal calls for stability and diversity of the Clty s

- 'neighborhoods, while allowing for increased density. This proposal provides the
opportunity for stability, by preserving a quality environment for commercial uses, serving
the surrounding neighborhood. The proposal preserves the existing density. The proposal is
equally supportive of this goal.

Goal 4. Housing. This goal calls for dxversuy in the typc densxty and locauon of housing,
to provide an adequate supply of safe, sanitary housing at various price or rent levels. This

- proposal would result in the opportumty for further diversity of housing in this
neighborhood. The proposal i is equally supportive of this goal.

Policy 4.8, Maintain Housmg Potentlal This proposal does provide for the
preservatlon of all the housmg potential identified on Tax Lot 1600.

: . The proposal is supportlve of this goal, because of
business retention, improved aocess and development supportive of public mfrastmcture
investments (transit).

Policy 5.2, Business Development This proposal w1ll help to ensure the retention of
estabhshed Portland businesses, which is suppomve of thls policy. :
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. Policy 54, Transportanon System. The development proposed takes into account :
‘ n'ansu/pedesu'tan and bicycle access at the intersection of two designated transit streets,

and it will retain the only full service grocery store in the 1mmed1ate area. Both of these

: consequences are suppomve of this pohcy

Policy 5. 6, Area Character and Idenuty thhm Des1gnated Commercml Areas This -

_— proposal includes voluntary private xmprovements to the physical environment within .

an established commercial area. These private improvements are being proposed in

- concert with public improvements to the transportation system, both of which will
‘ enhance this commercial areas identity. The proposal is supporttve of this pohcy

The Office of Transponatlon, Division of Transportatton Planmng

- Goal 6, Transportation.

notes that the required parking for the proposed uses is. 147 parking spaces. However, the.
170 proposed parking spaces are justified in that this site has and will contmue to provxde
overﬂow parking for the commumty center and other acuvmes

" The nelghborhood commercial designation proposed here is at least equally supportive of this
policy as the existing medium-density single-dwelling residential designation. However, a
‘mixed-commercial residential designation would be at least as supportive of transit and

. pedestrian needs and more in concert with recent res1dent1al development within one-quarter 7

m11e of tlus mtersecuon

Pohcy 6 4, Land Use/I‘ransportatton The 2040 Plan, adopted by the Metro Councﬂ

" on December 8, 1994, identifies S.W. Garden Home and Oleson Roads as "Main =~
* Streets”. S.W. Garden Home Road is identified as a "Main Street" from approximately

-S.W. 67th to 77th Avenues, and Oleson Road from S.W. Shirley to Canby Streets.

Although the 2040 Plan does not provide mandatory approval criteria for this case, a
"Main Street" designation is indicative of plans to maintain or create an intense, ttansxt-

: supportive, pedestrian-oriented, mixed-use center. The nelghborhood commercial
- designation is too limiting in terms of "Main Street" development. A mtxed-commerclal
residential designation would allow for and encourage a greater intensity than would the

neighborhood commercial, providing more of the mtensuy necessary for successful

' "Mam Street" development

Typ1ca11y, such areas include mulu-stoned mtxed-use development w1th bulldmgs

- located close to or at the street property lme and parking at the side or behind the - :
- structure. Extensive use of on-street parking is also typical. This area does notnow -

o display many of these characteristics, and it would be counterproductive to theon-

going planning work to add a des1gnatton here that continues to cater to. less mtense
development. \,

. Auto-onented zones, such as CN2 reqmremlmmum setbacks from the street , require
- a minimum amount of parking, allow parking between the structure and the street, and
‘encourage low-intensity development in general This area is already dominated by -
- CG, general commercial zoning, which is an auto-oriented zone, despite the smaller
lots available and shallow commercial zoning,  Smaller lots are more suited to-

pedestrian-oriented development. Auto-oriented uses typically need larger lots for
parking and maneuvering areas. Additional auto-oriented uses here w1ll only worsen

an already d1fficult parkmg situation.
- The Southwest Commumty Plan staff (Exhxbtt F-4) note that "the CN2 zone is

mappropnate for this site" and recommend application. of the CM, Mixed Commerctal
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‘Residential Zone. The Southwest Community Plan staff argues that the "Main Street"
designation in the Recommended Metro 2040 Plan, intends a transit-oriented area .
character. The CM zone is in accord with that intention, a transit/pedestrian-oriented
zone. The Southwest Community Plan staff further note, in support of the CM zone:

- "The CM zone is intended for busier streets but does not foster a strip
commercial appearance. The type of development allowed in this zone will
- support transit use, provide a buffer between busy streets and residential
neighborhoods as well as provide new housing altemauvcs

Policy 6.7, Trans:t First. This proposed mix of commercml employment and

N re51dcnt1a1 opportunities, on an existing transit route, supports this policy. However,
while the specific proposal is not without transit and pedestrian-oriented aspects, the
designation and zoning are the crucial issues. The proposal for a neighborhood
commercial designation is not supportive of this policy, because of the limited i mtens1ty
allowed by the regulations of the 1mplemcntmg zones.

Policy 6.9, Trans1t—0nented Development. ‘The apphcant notes that "(t)his mixed use
deveIOpment with transit stops at the property and internal pedestrian ways connecting
all parts of the development with the stops is supportive of this policy." However, the

- applicant proposes a neighborhood commercial designation, to be implemented by an
auto-oriented zone, CN2. While the specific proposal is not without transit and

_ pedestrian-oriented aspects, the designation and zoning are the crucial issues. The .
gfloposal for a neighborhood commercnal designation is only nominally suppomve of

s policy. '

Pohcy 6.16, Off- Street Parking. The Office of Transportauon notes that the 170

parking spaces proposed could be considered "excessive" and, hence, out of ‘
compliance with this policy. Only 147 parking spaces are required by code. However,
the additional parking spaces are justified because this site provides overflow parking .~
for the community center and other nearby activities, -

Pohcy 10.6, Amendments to thc Comprehenswe Plan Map Th1s pohcy requires that
quasi- Jud1c1a1 requests to amend the Compmhenswe Plan map bein comphance with
the followmg :

(1) - Consistent and suppornve of the appropriate Comprehensive Plan Goals and
Policies,

The proposed nclghborhood commercial designation, is not necessarily :
‘inconsistent with all of the applicable Comprehensive Plan goals and policies.

- In many instances identified above, a neighborhood commercial designation
would be consistent with the goals or policies, but the proposed implementing
auto-oriented CN2 zone is not. While the applicant's proposed development

- is not without transit and pedestrian-oriented aspects, the designation and
zoning are the crucial issues to this review. Establishing a nelghborhood
commercial designation and auto-oriented zoning here, now, 1s counter to the .
long-range planning goals for this area. ‘ ‘
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The designation and zoning. for the poruon of this s1te for wh1ch this :
amendment of the designation and zone has been requested (Tax Lot 1600),

- was dictated by the Multnomah County zoning in place at the time of .
“annexation to the City. The land use pattern for the surrounding properties:

was established by Washington County zoning at the time of annexation
(1969) and later modified by the City of Portland (1981).

The existing pattern creates an island of R7, single-dwelling residential zomng ’

- (Tax Lot 1600) between R2, low-density mulu-dwellmg residential to the

north and R1, medium-density multi-dwelling residential to the south. The
existing land use pattern is incongruous, inasmuch as a small area of single-
dwelling residential is surrounded by multi-dwelling residential, a physical
relationship that is not a preferred market situation for single-dwelling
residential development. The zoning pattern is made even more incongruous

by the insertion of the R1 zoning in the middle of this site, south of Tax Lot

1600, making the Thriftway store a nonconformmg use even as the site was
being prepared for construction. - , :

The R1 designation and zomng is an unfortunate result of ummg The land -
* -use survey, identifying this commercially zoned area as vacant and

appropriate for multi-dwelling use, was done for the comprehensive planmng :
process and preceded the permit application and start of construction by a

- matter of months. It was after the permit for the grocery store was applied for
in 1980, that the adoption of the ‘Comprehensive Plan Map and Zoning Maps -

(January 1, 1981) converted this portion of the site to R1. Following shortly
thereafter (1981) Tax Lot 1600 was annexed, retaining zoning equivalent to
the Washington County zoning, as required by agreement. Despite the
agreement for equivalent zoning, the Bureau of Planning Staff was convinced
(PC File No. 7057A) that Tax Lot 1600 should have been zoned for mulu-
dwellmg remdentxal use.

‘The unfortunate nrmng of'events in 1980 and 1981, resulted in apattem of

Comprehensive Plan map des1gnauons, zoning ¢ and land uses that are poorly
matched. The area with R7 (proposed CN2) zoning is 28 percent of the site

-area and presently vacant (proposed for mixed use), the R1 zoned area is 38

percent of the site area and includes the existing Thriftway store, and the CG
zoned area is 34 percent of the site area and includes parking lots and an
abandoned gas station (proposed to be removed and replaced by a restaurant).
Despite this, the applicant has proposed only redesignation of the vacant.
property that these uses would expand into, Tax Lot 1600. :

A better response to this situation would be for consohdatlon of zoning on
this site, which the applicant clearly recognizes. However, in response to this

situation the applicant states:

"Comprehensive Plan Policy 10.6, requiring provi'sion for -
‘housing at the R1 density makes it impractical for the owner to .
~seek a plan and zone map amendment for this portion of the
_ property. The City should address the inequity of the situation
through its leglslauve zomng rev1ew " (Exhibit A, pg 2)
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" Thereisan opportunity for the City to accomplish just such areview of this

site, the Southwest Community Plan has been initiated and will include this .
site in considerations. While we cannot at this time know what the outcome

of those considerations will be, the staff of the Southwest Community Plan

has responded to this application (Exhibit F-4) and noted that the mixed-
commercial residential designation, would be a better fit for this site than the
proposed neighborhood commercial. ,

- In light of the comments from the Southwest Comniumty Plan staff, and the

recommended 2040 Plan showing this site as a "Main Street" and commumty

‘center, with transit supportmg density, the proposed neighborhood

commercial designation is not sufficiently intense to be compatible with the
planned use and character for this area. The mixed commercial residential
designation w111 be compauble with the planned use and character of this

- area..
Consistent with the Statewide Land Use Planning Goals, and

“The City's Comprehensive Plan has been accepted by the State and thus is

deemed to comply with the Statewide Planning Goals. In complying with the
City's Planning Goals the proposal is also complymg with these Statewide
Planmng Goals.

Consmtent with any adopted apphcable area plans adoptcd as part of the
Comprehensive Plan. -

There are no area plans for this area, adopted as part of the City of Portland

v Comprehensive Plan. Tlns cntenon does not apply.

A "Main Street" designation is indicative of plans to maintain or create an
intense, transit-supportive, pedestrian-oriented, mixed use center. The addition
- of neighborhood commercial in this area would be counter to regional planning.

2. When the requested amendment is from a residential designation to a commercial,
_ employment or industrial designation, or from the urban commercial designation to
another commercial, employment, or industrial designation, the requested designation -
- will not result in anet loss of potennal housmg units. v

Findings: The maximum densuy is 1 units per 7,000 square feet of site area. After ,
dedication of additional right-of-way to Washmgton County, the potenual housing on this
site 1s eight umts ,

C.

Replacement of potcnnal units may be accomplished through any of the -

- followmg rneans

§¢) ' Rezomng and redesignating land off site from a commercial, -

employment, or industrial designation to residential;

| (2) Rezoning and redesignating lower-density residential land off site to

higher-density residential land; =

'(3) Rezoning land on or off site to the CM zone;
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(4) Building residential units on the site or in a commercial or employment
- zone off site. 'When this option is used to mitigate for lost housing
potential in an RX, RH, or R1 zone, only the number of units required
by the minimum denslty regulations of the zone are required to be built .
-to mitigate for the lost housing potenual or A

(5),_ lAny other method that results in no net loss o: e‘fotennal housmg units, -
' ,_ mcludmg units from the housing pool as stat 33.810. 060 below.

d. When housmg units in commercml or employment zones are used to mitigate
~ forlost housing potential, a covenant must be included that guarantees that the
site will remam in housing for the credlted number of units for at least 25 years. -

Fmdmgs The applicant has proposed to bmld 8 apartment units. ThlS requu'ement is met.

The apphcant states that construction of the apartment units will occur at the same time-as
. redevelopment of the shopping center, but no covenant guaranteeing that the site will remainin
housing has been subrmtted Such a covenant is necessary for compliance with this cntenon

The CM, Mixed Conunercml/Remdennal Zone, promotes development that combines
commercial and housing uses-on a single site. Itis intended to allow development on busier.
- streets without fostering a strip commercial appearance. This zoning will support transit use,
. provide a buffer between busy streets and residential neighborhoods, and provide new (or in
this case retained) housing opportunity. The allowed commercial uses include: retail sales
¢ .and service, and office, which would allow the proposed commercial uses. The commercial
uses are limited only in that there must be a one-to-one correlation between commercial floor
area and residential floor area. A greater floor area ratio (1:1) is allowed in the CM Zone than
in the proposed CN2 Zone (0.75:1). Residential and commercial uses may be combined in
- the same structure, typically with.commercial on the ground floor and res1dent1a1 above,
the uses may be in separate structures, as proposed

Additionally, the CN1 zone is more supportive of the recommended 2040 Plan and morein
accord with the comments from the Southwest Community Plan staff, because it provides for
pedestrian-oriented development. and use. The CN2 Zone is defined as an auto-oriented zone.
The proposed development pattern is more pedestrian-oriented than is- the existing development
pattern; however, these criteria apply to demgnauon and zomng, not the development pattem

33.855: Zoning Map Amendments o R .

.33, 855 050 Approval Criteria for Base Zone Changes. An amendment to the
base zone designation on the Official Zoning Maps will be approved if the review body finds
that the apphcant has shown that all of the followmg approval criteria are met

A. Compliance with the Comprehenswe Plan Map The zone: change istoa
corresponding zone of the Comprehensxve Plan Map |

1. . When the Compnehenswe Plan Map des1gnat10n has more than one
~ corresponding zone, it must be shown that the proposed zone is the most
- appropriate, taking into consideration the purposes of each zone and the
: zonmg pattern of surroundmg land. : :
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Findings: The nelghborhood commercial demgnauon sought by the apphcant has two
implementing zones; CN1 and CN2." The proposed CN2 zone is an auto-oriented zone
intended for "less dense" neighborhoods, while the CN1 zone is a pedestrian-oriented zone
- intended for "dense" neighborhoods. The immediate vicinity is characterized by numerous
multi-dwelling uses and significant amounts of multi-dwelling zoning, creating a relatively
"dense" residential character, The CN2 zone intended for "less dense" neighborhoods is not

appropriate and should be denied. Also, glven the regxonal planning effort at Metro, in
which this area has been designated as a "Main Street" area, the pedestrian-oriented CN1

- zone would be the appropnate 1mplementatmn of the neighborhood commercial demgnatxon

2. Where R zoned lands have a C, E, or I des1gnanon with a Buffer overlay, the
zone change will only be approved if it is for the expansion of a use from
abutting nonresidential land. Zone cha.nges for new uses that are not
expansions are prohibited. '

3. When the zone change request is from a hlgher-densny residential 2one toa
. lower-density residential zone, or from the CM zone to the CS zone, then the
- approval criterion in 33 810.050 A.2 must be met.

| Fmdmgs These criteria do not apply

B. Adequate publlc services. Public services for water supply, transportation
system structure and capacity, and police and fire protection are capable of
supporting the uses allowed: by the zone or will be capable by the time development
is complete, and proposed sanitary waste disposal and stormwater disposal systems
are or will be made acceptable to the Bureau of Envuonmental Services. ‘

1. Adequacy of services applies only to the specific zone- change site.

2.  Adequacy of services is based on the projected service. demands of the site
and the ability of the public services to accommodate those demands. Service
demands may be determined based on a specific use or development proposal,”

- if submitted. If a specific proposal is not submitted, determination is based
on City service bureau demand projections for that zone or area which are
then applied to the size of the site. Adequacy of services is determined by the
service bureaus, who apply the demand numbers to the actual and proposed
services to the site and surroundmg area,

Fmdmgs

.« Water Supply. ‘The Water Bureau (Exhlblt F-2) notes that this site has several ex1stmg
- water services and additional water supply is available from City of Portland water
mains. Water supply for fire, commercial and/or residential uses is more than adequate.

~ « Sanitary Sewage and Stormwater Disposal: The Bureau of Environmental
- Services (Exhibit F-8) notes existing adequate sanitary sewer lines available in both S.W.
Garden Home and Oleson Roads; in the absence of a public storm sewer, stormwater,
~ disposal must be to an approved on-site subsurface system or to a public storm sewer
built in conjunction with the intersection and street improvements; and, lastly, warn that -
~ erosion control plan will be necessary, pnor to 1ssuance of a building permxt
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\Tran‘Sportatlo‘n Capabilities (Streets) The Transportation Planning Division:of

the Office of Transportation notes that S.W. Garden Home Road, east of S .W. Oleson
Road is designated a district collector traffic street, minor transit street, bicycle path, and

- pedestrian path. S.W. Oleson, north of S.W. Garden Home Road is a neighborhood

- collector traffic street, minor transit street, bicycle path, and pedestrian path. Washington

County des1gnates these streets, outside of Portland's jurisdiction, as mmor artena.ls

Tri-Met Line No 45, serves tlus area, connectmg downtown Portland with Washmgton
Square. _ :

Washington County has scheduled a complete reconstruction and expansion of both
S.W. Oleson and Garden Home Roads, in the immediate vicinity of their intersection.

" Curbs, sidewalks and additional turn lanes w111 be constructed as well as new

s1gna11zat10n installed.

" Questions have been raised regardmg the adequacy of the proposcd six-foot s1dewalks

‘Six feet does not ensure an unobstructed pathway for pedestrians when bus shelters and

street trees will be placed within that six feet. Ten-foot sidewalks would provide the

unobstructed pathway needed to encourage pedestrian use of the sidewalks. The five

- foot bus shelters will leave at least five feet for pedestrians. Although some testimony
- indicated that 6 feet was desirable to really support pedestrian use, a reduction to five feet

for the one bus shelter will not substantially interfere with the open pathway of a ten-foot
sidewalk. Street trees w111 not significantly obstruct a 10-foot-wide sidewalk.

. Although there may be street furniture placed outs1de the espresso bar on the south end of _ -

the expanded Thriftway store, there is an additional 10 feet of area between the 10-foot
sidewalk and the store. This area can be paved and provided adequate space for. such E

* - furniture so there will be no obstruction of the pubhc s1dewalk

A 15:foot sidewalk is not justified at this site. Although sucha requtrement m1ght

encourage Washington County to consider narrowing the vehicle right-of-way, there is

" no guarantee that such a result would occur, and not substantial evidence to show that

such a result is desirable. A requirement for a wider sidewalk might simply preclude the
proposed design of the site, if Washington County could or would not provide more
right-of-way for the s1dewa1k by narrowing the travel lanes. And the design standards

for the redevelopment of the vehicular right-of-way ‘are really not at issue in this '
proceeding. The proposed design has been found adequate to serve the traffic generated .

‘by the proposed uses. 'I‘hat is all that is necessary for thlS proceeding.

It has also been suggested that the two dnveways into the site should be hned up W1th '
existing roadways and driveways on the other side of Oleson Road and Garden Home
Road. In particular, it was proposed that the dnveway on S.W. Garden Home Road be
lined up with S.W. 74th, and a pedestrian crossmg created at this location. However,
Washington County indicates that pedestrian crossing should be focused at the '

“intersection of Oleson Road and Garden Home Road and that additional crossings are ot

- appropriate. The County has concluded that the driveway should be to the east of 74th to-

create more stacking distance for tummg vehlcles and so as to not create another four- -
way mtcrsecuon at 74th, : .

The County is workmg with the applicant to line up the dnveways on both sides of S.W.
Oleson Road, but will also design the accessways without a pedestrian crossing, again
onentmg pedestnan traffic to the main mtersecuon of Oleson and Garden Home Roads.
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With 10—foot-w1de s1dewalks the transportauon capabllmes will be more than adequate
for the des1gnat10n, zomng and construction proposed.

+ Police and Flre Protection: Both the Police Bureau and the Fxre Bureau indicate that
‘ services are adequate to serve the proposal : :

33.258: NONCONFORMING USES AND DEVELOPMENT

33.258. 075 Determmatlon of Legal Nonconformmg Status Review

kA.

Purpose This review will determine if a use or site has legal nonconforming
situation rights. In addition, it will determine what the current legal use is, based o
on the use categories in Chapter 33.920. \

When this review is required. Determination of Legal Nonconformmg
Status Review is required where a land use review or building permit is

- requested, and the applicant does not provide standard evidence or the Director -

does not find the evidence to be satlsfactory (see 33.258.038). This review also
may be requested by an applicant when it is not required.

Procedure Determination of Legal Nonconforming Status Rev1ews are
processed through a Type II procedure. - ‘

. Approval criteria

1. “The legal status of the nonconformmg situation will be certified if the review
body finds that:

a. The nonconformmg situation would have been allowed when
established; and

b. The nonconforming situation has been maintained over time.
2 The review body will determine, based on the evidence, what the current -

legal use is, using the definitions in Chapter 33 910 and the use categones in
_ Chapter 33 920.

'Fmdmgs “The alleged nonconforming portion of this site is the grocery store. The grocery
store applied for and received a permit for construction in 1980, under Washington County's
retail commercial, C3 zoning, which permitted the proposed grocery store. Later, on January
1, 1981, the City Council adopted the Comprehensive Plan and with it a redesignation and
rezoning of a large portion of this site to a medium-density multi-dwelling residential

- designation and R1 zoning. It was this latter action that creates the present nonconforming
status of this grocery store.

The apphcant has submltted materials (Exlubtt A-2) ahowing continuous use.

The current use is legally a grocery store, included i in the use category Retail Sales and
Service. It is a legal nonconforming use in the R1 zone,

33.258. 080 Approval Criteria. for Nonconformmg Use Revnews
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A. Procedure This review is processed through aType Il procedure because itis
- inanR zone.

B. Approval criteria. The request will be approved if the review body ﬁnds that
the apphcant has shown that all of the followmg approval criteria are met: ‘

1. With mitigation measures, there w111 bea net decrease in overall detnmental
impacts (over the impacts of the previous use or development) on the
surrounding area taking into account factors such as:

a. 'The hours of operauon,

' Fmdmgs The hours of operation are not proposed for change. The store currently
operates from 6 a.m. to 12 a.m. daily and has operated on a 24-hour basis. The hours of
operation will not change Th1s criterion is met. : ,

b. Vehlcle tnps to the s1te and 1tnpact on surroundmg on-street parkmg,

,FmdmgS' Vehlcle tnps to the site will remain the same, however, relocation and reducuon of
the number of dnveways from eight to two will result in more efficient access to and from the

. site, reducing the impact of access on the adjacent streets. On-street parking has not been noted
as a problem, and this redevelopment will not change that situation. Expansion of the store will
resylt in an overall reduction of vehicle miles traveled, by reducing the need for. neighborhood
residents to travel out of the neighborhood to other larger stores. Reconfiguration of the site
will also reduce vehicle travel by providing better on-site circulation, reducing the mc1dence of
velucle travel from one part of the site to another Th1s criterion is met. :

' c. Norse, vibration, dust odor, fumes, glare, and smoke, "

- Findings: The store and parking area produce negligible nmse, vibration, dust fumes,
- glare or smoke. Reconfiguration of the trash area and acquisition of a trash compactor will
furtherredu‘ce any incidental on-site trash or odors. This criterion is met.

d. Potenual for increased htter '

E Fmdmgs Reconfigurauon of the trash area and acqursmon of a trash’ compactor will
, further reduce any incidental on-srte trash or litter. This criterion is met.

' e. The amount, locauon and nature of any outside displays,. storage, or
actmtles, and ,

Findings: Current activities and use of the site include display of plant and produceina
 tent, at times, and a Tualatin Hills Little League equipment storage box at the southeast corner

of the store. Reconfiguration of the site and the addition of wider covered walkways will '

eliminate need for the tent and will allow the Little League equlpment storage box to be

moved out of s1ght This criterion is met.

2K the nonconforming use isin an OS or R zone, and if any changes are
. proposed to the site, the appearance of the new use or development will not
lessen the residential character of the OS- or R-zoned area. This i is. based on
taking into account factors such as:
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" Building scale, placement, and facade;

Findings: The proposed new center, including the store subject to thxs review, w111 have an

 integrated and designed character, whereas the existing structures and conﬁgurauon have no
such design or integration. The existing site has little cohesive orientation, with parking -
occurring in separate areas, including adjacent to the apartments to the east. The proposed
configuration places parking central to the various proposed commercial and residential

- structures which will, in effect, screen the apartments to the east with the store expansion.
The south wall of the store, presently blank, will be extended out near the right-of-way and
proposed sidewalk. The new south wall of the store will have windows and an entrance,
enhancing the appeal and function of the store from the sidewalk and right-of-way. A. large
reader board, currently located in the R1-zoned property, will be replaced by a more attractive
sign on the CG zoned property. This criterion is met.

b Parkmg area placement,

Fmdmgs Parkmg areas will be consolidated in the center of the site and buffered by the
surrounding commercial uses from adjacent residential uses, including the proposed residential
units on the north portion of this property. Currently, parking areas are scattered about the
site, with a significant negative effect on the apartments to the east. This cntenon is met.

c. Buffenng and the potential loss of privacy to abutting res1dent1al uses;

Fmdmgs As noted above, buffenng from the commercial activities and park:ng area will
be improved w1th this reconﬁgurauon This criterion is met. :

d. Lighting and signs; and

Findings: As noted above, the existing reader board, on R1 zoned property will be

replaced by a new sign on the CG zoned property. No additional parking lot lighting will

occur within the R1 zoned area, and lighting south of the store will-be eliminated. This
tenon is met.’

3K the nonconformmg useisina C, E, or I zone, and if any changes are
to the site, the appearance of the new use or development will not
- detract from the desired function and character of the zone. ,

Fmdmgs 'I‘he nonconformmg use is not- located ina C E, orI zone. This cntenon is not |
apphcable ,

- 33.805.040 Adjustment Approval Criteria. Adjustment requests will be approved 1f
“the review body finds that the apphcant has shown that approval criteria A through F stated
below have beenmet. =

This adjustment request is to reduce the required 11-foot setback along the east pnoperty line
to one foot. The existing store is located one foot from this property line, and this proposal
includes expansion of the existing store to the south, continuing the same building wall
location and alignment. The property to the east is developed as multi-dwelling res1dent1al

: ,w1th three structures. located approxnnately 10 feet from the subject property line. -
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A, Grantmg the adJustment will equally or better meet the purpose of the regulatxon to "
be mod1ﬁed, | .

Fmdtngs The purpose of the setbacks xegulauon to be mod1ﬁed mcludes the following:.

Ma;ntam light, air, separation for ﬁre protecnon and access for fire ﬁghtmg, v

Maintain the general building scale and placement of buildings;

Promote a reasonable physical relationship between structures; ‘
. Promote options for privacy for neighboring properties; ‘ E
- Front yard requirements are intended to promote open, visually pleasing front yards; and

Provide flexibility in siting of structures to achieve compatibility with the neighborhood

- and topography, and allow for requu'ed outdoer areas and a1ch1tectura1 d1vers1ty

: ‘The setback of the adjacent apartment bmlchng prcv1des light to apartmcnt wmdows, airand

- separation for fire protection. The relationship between buildings remains essentially the
same, the store building will not be increased in height and no structure will be constructed
closer to the apartment buildings than is now the case. The privacy of residents in the

- apartment buildings will be enhanced; expanding the store to the south will eliminatean
existing parking'lot with day and night activity and nighttime lighting. The east wall of the
store does not include windows or other openings to effect the privacy of the apartments
residents. Adjustment of the required setback will provide the needed ﬂex1b111ty to 1mprove

: compaubﬂlty w1th adJacent uses. This cntenon is met. -

B. Ifina residential zone, the proposal will not sxgmﬁcantly detract from the hvablhty
~ or appearance of the residential area, or if in a C, E, or I zone, the proposal will be
consistent with the desired character of the area; ,

| Fmdmgs' The appearance of the store and thJS commerclal center will be. s1gmﬁcantly :
improved with this proposal enhancing the hvablhty of the nearby resxdences This criterion
is met. | , :
C. Ifmore than one adJustment is bemg requested the cumulauve effect ofthe
" adjustments results in a pmject whxch is still conslstent with the overall purpose of
the zone; :
N Fmdmgs Only one adJustment is requested ThlS criterion does not apply
| D C1ty-des1gnated scenic resources are presewed
Fmdings This criterion does not apply, no scemc resources effect tlus s1te ‘
E. Any impacts resultmg fmm the adJustment are mmgated to the extent pracucal and
‘ Fmdmgs. Elimination of the parking lot adjacent to the next door apartment bmldmg will

be significant mitigation, resulting in unproved hvablhty for the residents of the apartment
~ building. Thls criterion is met. -

" F. Kinan env:ronmental zonein the Columbla South Shore Plan Dlstnct, the proposal_ o

~ has as few. mgmficant detrimental envuonmental impacts on the resource and
- resource values as is practxcable , ,
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‘Findings: The site is not effected by environmental zones, nor is it in the Columbla South
~ Shore Plan Dlstnct Tlus cntenon does not apply.

B. PLANS AND POLICIES
: Transportatlon Plannmg Rule

Portions of the State Transportatton Planmng Rule became dlrectly apphcable to land use
decisions and limited land use decisions May 6, 1994. Applicable provisions address pedes-
trian and bicycle facilities, transit improvements, and reduced dependence on the automobile,

- These provisions will apply directly to land use decisions until such time that the City amends
its Planning and Zomng, and Subdivision regulauons to comport with state standards

Requlred Pedestrian and Blcycle Faclhtnes [OAR 660-12-045(3)]

A, Bicycle parking facﬂmes as part of new multt-famﬂy restdenttal developments of
- four units or more, new retail, office and institutional developments, and all u'ansn
 transfer stations and park and ride lots.

Findings: The proposal displays bicycle parking. This regulation is met as long as the
bicycle parkin g complies with the requirements of Chapter 33. 266 Parking and I.bading

‘B . Facilities providing safe and convement pedestrian and bicycle access within and
- from new subdivisions, planned developments, shopping centers and industrial
parks to nearby residential areas, transit stops, and neighborhood activity centers,
‘such as schools parks and shoppmg This shall include:

o 1. 'Sldewalks along artenals and collectors in urban areas;
2. . Bikeways along arterials and major collectors; and

3. Where appropnate, separate bike or pedestrian ways to minimize travel -
e rd1stances within and betWeen the areas and developments listed above.

z- Fmdmgs' Improvements planned for this i intersection by Washmgton County will -
'substantially improve the safety and convenience of pedestrian and bicycle access. There are
no such facilities now. Additionally, this proposal includes a complete on-site pedestrian
circulation system. However, the proposed six-foot sidewalks are not adequate to provide an -

~ unobstructed pedestrian pathway. As previously d1scussed, with 10-foot sidewalks, the '
facﬂmes will be adequate. ‘This regulatmn is met. :

'C. "Safe, convenient and adequate" means bicycle and pedestrian routes, facilities and
' improvements which: ‘ ‘ ' ‘

1. Are reasonably free from hazards, particularly types or levels of automobile
~traffic which would interfere w1th or discourage pedestrian or cycle trave] for
' short trips;

2. Providea dtrect route of travel between desunatlons such as between a transit
stop and a store; and,
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3. Meet travel needs of cychsts and pedestnans cons1dermg destmatlon and
- length of trip.

Findings: The proposed six-foot-wide sidewalks, although ex‘c‘eeding Washington County
standards, are insufficient for the kind of commercial development envisioned for this area.
Commercial areas, served by transit, can generate substantial amounts of pedestrian traffic.
?m-foot sidewalks do not accommodate the potential for mcreased pedestrian traffic in the
future

Additionally, the placement of various fixtures necessary for information, safety, or street

function (telephone poles, light standards, fire hydrants, standpipes, signs, street trees, etc.) .
- within or next to the sidewalk, further impair the ability of these sidewalks to serve an active

ang successful community center, or prowde for a convenient or safe feeling environment for
_pedestrians. '

Additional sidewalk width is needed to provide for safe and convenient pedestrian access. A
six-foot sidewalk, adjacent to an arterial and with no parking lane, places pedestrians
~uncomfortably close to moving automobiles. Washington County designates S.W. Oleson,
south of this intersection, and Garden Home Road, west of this intersection, as minor
arterials. The City of Portland designates S.W. Oleson north of this intersection as-a
neighborhood collector and S.W. Garden Home, east of this intersection as a district
collector. Collector streets are roughly equivalent to minor arterials. Typically accepted .
treatments for sidewalks in commercial districts along arterials include, separation of the
sidewalk from traffic either by a parking lane, with parked cars, or a wider sidewalk with or
without street trees. Where on-street parking is not allowed, a wider sidewalk providesa
greater feeling of safety and convenience, particularly in conjunction with street trees. A
parking strip (landscaping other than just trees) between the curb and sidewalk presents
difficulties for getting in and out of cars, where on-street parking is allowed and is typlcally
~ considered appropriate only for residential areas. ’

The "Best Management Practices, Working Draft" Oregon Department of Transportauon,
August 1992, page 22, notes the followmg

"Additional width is required in areas w1th higher volumes of pedestnan traffic -
commercial areas, downtown CBDs, near schools, higher density residential,
etc., and on collector and arterial streets with higher traffic volumes and speeds "

Th1s document, created to help local Junsdlcnons implement the Transportauon Planmng
Rule, identifies the minimum sidewalk width for a collector street ad_]acent to commercial
activities as 8 feet, and 10 feet for arterials. ‘

To accommodate the existing conditions, a 10-foot-wide sidewalk should be provided. The
‘absence of on-street parking along these frontages places an additional burden on the -
pedestrian enyironment, by the lack of a comfortable separation from traffic on the adjacent
arterial/collector street. These roads have posted speeds of 35 miles per hour, and not -
surprisingly, many cars will exceed the posted speed limit. Addmonal s1dewalk width is
necessary to avoid discouraging pedestrian traffic. .

An additional four feet of sidewalk can be prowded on the pnvate property, through
- easement, or with the permission and cooperation of Washmgton County, may be prov1ded
. for by an expansion of the planned right-of-way.
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D. Provision of internal pedestrian circulation in new office parks and commercial
developments through clustering of buildings, construction of pedestnan ways,
skywa]ks, where appropriate, and s1m11ar techniques.

Findings: The applicant's proposal shows a complete and usable internal pedestrian
system, providing connections between on-site activities and between these activities and the
public s1dewalk This regulation is met.

,Requlred Transit Improvements [OAR 660-12-045 (4) (a) through (e)]
A, Design of transit routes and transit facilities to support transit use through ]provision

of bus stops, pullouts and shelters, optimum road geometry, o n-road parkmg
restrictions and s1m11ar facilities, as appropriate.

Findings: Tri-Met will make a determmatton on whether any transit facilities are requlred
In the absence of such a determination, this criterion is not applicable.

B. New retail, ofﬁce, and institutional bulldmgs at or near existing planned transit -
~ stops to provide preferentlal access to transit through the followmg measures:

1.  Orienting building entrances to the transn stop or stauon, _‘
2.  Clustering bulldmgs around trans1t stops; and,
3. Locatmg buildings as close as poss1b1e to transn stops. |

- Findings: Two bus stops are near this development. One is south of the sne, across S.W.
Garden Home Road, on S.W. Oleson Road. The other is at the east edge of the site on S.W.
Garden Home Road. ‘

There are three structures on this site that must be analyzed under this regulatton (1) existing
~grocery store, to be expanded, 2 proposed restaurant; and (3) proposed multiple tenant,
retail structure

(1) Expansmn of the exlsung gmcery store, on the east side of this property, includes
bringing the exterior wall out to within 15 feet of the S.W. Garden Home right-of-way,
including windows and an entrance, and an on-site sidewalk all along the west front of
the store. With the expansion the building will be closer to the bus stop, and an
entrance will provide access to the public sidewalk. The grocery store building will be
“as close as possible" to the transit stop on the east edge of the site, in light of the fact
that it is an existing building. The building entrances are oriented to this bus stop. A
new entrance will be in the facade closest to the bus stop, and the existing entrance
connects to Garden Home Road via an on-site sidewalk. This building and its
entrances are in accord with this regulation, particularly given that the development is

~ an expansion and not a new building. :

The plans submitted show an area of landscapmg between the building facade and
private sidewalk, and the public sidewalk. This landscaping should be eliminated and
* the private sidewalk should be constructed all the way out to and connected with the
public sidewalk, to provide a continuous pedestrian area. A continuous pedestrian area
w111 create better access and visibility from the store to the adJacent bus stop. ‘
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(2)

The proposed restaurant at the southwest corner of the site will be just across S.W.
Garden Home from the bus stop on S.W. Oleson Road. The building will be as close -

“as possible to that bus stop, and sidewalk/crosswalk facilities will provide convenient.
- access between the restaurant and that bus stop. The sidewalk on Garden Home Road -

will also provide access to the bus stop on the east edge of the site, although that bus -

stop is farther away than the Oleson Road bus stop.

The site plan shows the entrance to this restaurant on the north side of- the bulldmg,
facing away from both bus stops. A representative of the national restaurant franchise
provided several reasons for the location of the door. ‘The representative pointed out -

- that: 1) it faces and will be visible to the largest volume of traffic; 2) the building

design is set as a Shari's Restaurant and rotating the building will put the service drive

~ in a location that would result in trucks blocking drive lanes within the parking lot; 3)
this orientation places the handicapped parking spaces within easy access of thedoor; -

- and 4) the site slopes downward towards Garden Home Road and orienting the doorto -
the south would be more difficult from a design and construction standpoint. The .
franchise representative also pointed out that there are sidewalks within the site that will

connect the restaurant to Lamb's Thriftway. Also, the difference in distance to the
Oleson Road bus stop is only between 10 and 20 feet, and the dtstance to the other bus' :

~stop is only about 40-50 feet more.

This entrance orientation does, however, result in an entrance that is most removed

_~from and less visible to the bus stops.: It also only faces one direction of traffic.

Locating the entrance so that it faces south towards Garden Home Road would make it
closer to both bus stops and visible to traffic on both Oleson and Garden Home Roads.
The traffic on S.W. Oleson Road is in large part commuter traffic or shopper traffic
going and coming from Washington Square. In either case, the individual vehicles

" typically travel both ways on S.W. Oleson Road. In the ‘majority of cases, drivers will

see the entrance whether it is oriented north or south. Thereis also argument that the.

o larger volume of traffic turns from Garden Home Road onto Oleson Road heading -

south. This traffic would not see the entrance if it is oriented to the north towards -

Oleson Road. A southerly orientation also places the entrance nearest S.W. Garden
Home Road where it is visible from that street and the public sidewalk that leads to the

. ~ bus stops to the east. Although the applicant has explained why the plans show the

entrance oriented to the north, those reasons do not justify failure to comply. with the
requirement for orienting the entrance to the transit stops. None of the reasons given
preclude changing the orientation of the door. It may be more diffi cult,and more =
expensive, but the evidence indicates the sottherly orientation will actually make the
entrance visible to more drivers and pedestrians and more easily accessed from both
transit stops. Changing the orientation of the entrance will better serve the stated -

' purpose of the franchise and satisfy the requuements of the Transportation Rule.

(3 The proposed new retail building on the northern portion of this site is located at the back =

of the site in relation to the bus stops. The building itself is removed almost as much as-

_possible from the nearest bus stops. ‘It is located adjacent to S.W. Oleson Road, which'

will have a public sidewalk linking to the intersection and crosswalk to the bus stops on

- S.W. Oleson Road, but it is not oriented to S.W. Oleson Road. Itis orientedand
- connected to the on-site sidewalk system, in turn connecting it to'both S.W. Oleson and

Garden Home Roads and the bus stops, mdlrectly Despite these connecuons, the

orientation for t}us structure and its entrances is essentlally to the parking lot.
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However, the reahty of this site is that not every building w1thm the site can be located
adjacent to the bus stops. The site must be treated as a cluster, with the location and

_ orientation of the buildings taken as a whole in relation to the bus stops. The site is
clearly integrated, the structures are connected each to the other and to the public «
sidewalks, and parking is shared.. The residential building is located away from from the
transit stops, so the commercial buildings can better meet the requirements of this rule.
‘While the retail building is located more than 400 feet from either bus stop, the grocery
store and the proposed restaurant are located "as close as possible” to the nearby bus

~ stops; the grocery store being adjacent to the nearest bus stop, and the restaurant just
across the street from the nearest bus stop. By far, the majority of commercial floor area.
in this cluster is located close to the S.W. Garden Home Road frontage

~ Omeofthe prominent features of a typical "Main Street" such as is the proposed future
vision for this area, is a wall of development, creating an enclosure or definition of the
public right-of-way, including pedestrian areas such as sidewalks or entrance plazas.
-This cluster does not provide either the physical reality of that enclosure or, in design
* terms, the "sense" of such a wall. It could. There is sufficient frontage along S.W.
Garden Home Road to include the retail shops. However, this would require the
parking to be adjacent to the residential units. As proposed, the retail structure will
provide a buffer between the commercial parking lot and the residential units. In
addition, there is also room along the Garden Home Road frontage for development at
some later date. As an integrated whole, the proposed development will be clustened
around the two nearby bus stops.

C. New industrial and commerclal developments to prov1de preferenual parkmg for
carpools and vanpools :

Findings: The employment generated by the proposed uses is not sufficient to warrant
designated carpool or vanpool parking. This regulauon does not apply

D. An opportumty for existin g development to redevelop a portion of existing parkmg .
- areas for: transit oriented uses, including bus stops and pullouts, bus shelters, park and
ride statmns, trans1t oriented developments, and similar facilities, where appropnate

Findings: Redevelopment of the site includes both public sidewalks and an on-site
pedestrian circulation system that will significantly enhance its transit/pedestrian friendliness.
The nearest bus stop, at the southeast corner of this site, will be specifically enhanced by the
construction of a private sidewalk area in conjunction with the public sidewalk. Moving that
bus stop closer to the site will create a better connection, and allow for other pedestrian-
oriented activities, such as sidewalk dining, or street furniture. The pedestrian friendliness of

~ the area will also be enhanced by the provision of wmdows in this facade of the store This "
regulation is met.

E. Road systems for new development which can be adequately served by trans1t,
including provision of pedestrian access to existing and identified future transit
routes. This shall include, where appropnate separate blcycle and pedesman ways
to minimize travel distances.

Findings: Tn-Met will make a determination on whether any transit facilities are requued
In the absence of such determmatlon this criterion must be consxdered not apphcable
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Reduce Reliance on Automobile [DAR 660-12-045 (5) ()]
~D. Require all major industrial, institutional, retail and office developments to provide
 either a transit stop on site or connection to a transit stop along a transit trunk route
when the transit operator requires such an 1mpmvement.

. Fmdmgs ‘The proposed site configuration prov1des for connecuon to the nearest bus
stops. This regulatlon is met. ,

II1. CONCLUSIONS

NATION. Theproposed
Nelghborhood Commercial de51gnat10n is equally or more supportive of the Comprehensive
'Plan goals and policies than is the existing Medium-Density Single-Dwelling Residential
designation, but only if implemented through the CN1, pedestrian-oriented neighborhood
commercial zone, rather than the CN2, auto-oriented nelghborhood commercial zoneas

- proposed This proposal does prov1de mitigation for the loss of all eight potential dwelling
‘units.. However, the proposal does not assure the development and continuation of the
proposed dwelling units. The apphcant needs to prov1de a convenant guaranteemg the
continuance of the housing. ,

The applicant has justified the requested 170 parking spaces in that the parkmg lot receives
use from other than just shoppers, including overflow from the community center across
S.W. Oleson, and other activities. The proposed 170 spaces is also a more than 10 percent
reducuon from the ex1stmg 190 spaces. ,

: IAP. The roposed CN2 zone is an auto-oriented zone
mtended for "less dense" nelghborhoods, wh11e the CN1 zone is a pedestrian-oriented zone
intended for "dense" neighborhoods, The immediate vicinity is characterized by numerous

' existing multi-dwelling uses and significant amounts of multi-dwelling zoning, creatinga -

- "dense" residential character. The CN2 zone, intended for "less dense" neighborhoods, is
‘not appropriate. ‘Also, although the Metro 2040 Plan may not be mandatory approval criteria,
this area has been designated as a "Main Street" area. The pedestrian-oriented CN1 zone
" would be the appropriate implementation of the neighborhood commercial desi gnauon under
both the City. Comprehenswe Plan and the Metro regmnal planning. ‘

,Wlth the addmon of 10-foot sidewalks, public services are adequate for the proposed uses, ;
or other uses allowed by the CN1,CN2 or CM zones. :

: The grocery store is a legal nonconforming
use. The building permit for construction of the store was issued prior to this site receivinga
mulu-dwelhng res1denua.1 des1gnauon The store has been in contmuous use since that time.

~ The proposed store expansmn meets the approval criteria for expansion of nonconformmg uses
. by reducing the impacts of parking and parking lot activity on the adjacent apartment building,

- and by the relocation of the trash receptacle and the Little League's storage box. The new
building facade will be an improvement over the existing. It will orient more directly to the |
adjacent sidewalk and bus stop, it will have an entrance at the street, and it will have ground

~ floor windows. Signage now occurring in the R1-zoned area will be redone and located in the
CG zone. Parkmg is consohdated and prov1ded with better separatlon from surroundmg uses.
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The housmg potential of thJS portxon of the site is not lost by the continued existence of the
nonconforming use. The potential remains although it is not realized while the site is in a
nonconforming use. The code does not requlre replacement of housing units not developed
ona nonconformmg site.

To promiote the pedestrian environment, the propo sed landscaping between the south facade .

of the proposed grocery store and the public sidewalk should be eliminated. Providing a

continuation of the public pedestrian facilities, as would be required of development inthe =

CN1, CO1, CM and CG zones (Secuon 33.130.240, Pedestrian Standards), will make

access and visual recognition easier and more convenient. It will also create an opportumty
for "sidewalk" activity, further promoting the pedestnan env1ronment. :

ADIU_SIMENI_BEMEW The adjustment requested, in combination with the other changes
proposed, equally or better meets the purpose of the required setback. The negative impacts
- of this commercial center on the apartments to the east, including those impacts from the .
. parking lot, parking lot activity and trash storage, will be eliminated by this proposal The
adjustment request meets the apphcable criteria.

RA R Addmonal width for the public
s1dewalks is necessary ") comply w1th these regulattons Six-foot sidewalks do not assurea °
pedestrian system that meets the travel needs of pedestrians in a commercial district.
Sidewalks under these circumstances.should be a minimum of 10 feet wide.

Building and entrance orientation to bus stops is achieved through placing 84 percent of the
retail/commercial floor area close to S.W. Garden Home Road, providing a complete and -
convenient pedestrian circulation system integrating the activities of the site, and with
multiple connections to the public sidewalk. This conﬁguranon creates a cluster of

‘ development located in between two bus stops.

The configuration of this site also leaves open the option of future development along the
S.W. Garden Home Road right-of-way, if and as market conditions warrant.

The entrance to the restaurant must be re-oriented to meet the State Transportation Planning
Rule. The entrance must be oriented to the south, facing S.W. Garden Home Road, or the
intersection of both Garden Home Road and Oleson Roads. This will bring the entrance
closer to both bus stops and orient the entrance to those bus stops. Although this may create
more design challenges for the franchise, the evidence indicates such an orientation is
reasonable, and that sidewalk, parking and loading can reasonably be accommodated with
such an orientation. In fact, changing the orientation of the entrance will probably better meet
the goal of the franchise to orient the entrance to the largest traffic volume.

~ Tri-Met will be moving the bus stop on S.W. Gardén Home Road to the west edge of the
proposed Thriftway expansion. Tri-Met has provided drawings of the required "clear zone"
needed for operation of the new bus stop. Tri-Met has also recommended a road edge
landscaping, and system of awnings for the protection of pedesmans and transit riders from
inclement weather.

Several concerns were also raised regarding the kinds of trees 0 be placed on the site and
within the right-of-way, the lighting of the site, the bike racks. These issues are resolved
through design review and building permit processes. The concerned citizens, the City and
'County, and the applicant are encouraged to work together on these issues through those
processes. ,
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RECOMMENDATION

Approval of the Oomprehenswe Plan map amendment, for Tax Lot 1600, from medium-
density smgle-famﬂy residential to pedestnan-onented nelghborhood commercial; :

Denial of the CN2, auto-oriented nelghborhood commetclal, zone for Tax Lot 1600,
Approval of the CN1, pedestrian-oriented neighborhood coinmercial zone for Tax Lot 1600;

Approval of the proposed expansion of the nonconformmg grocery store, as detaﬂed in
Exhibits A-1 and D-1, attached to this report and

’ Approval of the requested adjustment to reduce the east s1de yard setback from 11 feét to 1 foot.

All the above approvals are subJect to.the followmg condmons

A,

. Eight dwelling units will be constructed to ]xeserve the housmg potenual of Tax Lot

1600. Permits for construction of the dwelling units must be applied for prior'to

‘ 1ssuance of an occupancy permit for the retail structure on Tax Lot 1600

A covenant, in accord with PCC 33.700. 060 must be submitted and accepted prior to
the issuance of bmldmg permits, guaranteeing that at least eight residential dwelhng
units will remain on Tax Lot 1600 for at least 25 years.

. The public 51dewalks adJacent to this site will be constructed to be at least 10 feet wide.

Either easements assuring public access or additional dedication to the street rights-of-
way will be an acceptable means of providmg for the construction of the additional four
feet of sidewalk required herein. - |

: Landscapmg between the south facade of the grocery store and the pubhc s1dewa.lk will

be limited to required street trees plus no more than 100 square feet of additional
permanent landscaping. Any. landscaping beyond the 100 square feet of permanent
landscaping must be temporary in nature, such as in planters. This area will be treated
as a continuation of the public sidewalk and constructed of a hard surfaced material,

compatible with the public sxdewalk Street furniture is allowed in this area.

The total number of parking spaces will be limited to no more than 170 spaces.

A customer entrance to the restaurant proposed for the corner of S.W. Garden Home
and Oleson Roads must be located on the south side of the structure, orienting to S W,
Garden Home Road. :

A 29-foot by 8-foot clear zone must be pmv1ded for transit operations, as 1dent1fied on

the attachment to Exhibit I-4, "Bus Stop Landmg Pad Standards".
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* Recommendation mailed this 22nd day of December, 1994.

Eh;é%th A. Normand

Heanngs Ofﬁcer

-City Council Hearing. The City Code requires the City Councﬂ to hold a public hearing on
this case and you will have the opportunity to testify. The hearing will be scheduled by the City
Auditor upon receipt of the Hearings Officer's Recommendation. You will be notified of the time
and date of the hearing before City Council. If you wish to speak at the Council hearing, you are
Ztlcouraged to submit written matenals upon which your testlmony will be based, to the City
uditor.

If you have any questmns contact the Bureau of Planmng Representauve hsted on the Summary
Sheet of this Recommendanon (823- 7700) '
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EXHIB ITS -
NOT ATTACHED UNLESS INDICATED

Apphcant s Statement -
1. Narrative for Lamb's Thnftway Apphcauon (attached)
2. Proof of Continuous Use

3 Transponauon Impact Analysis

—m

LA#UJNH
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. Zomng Maps (attached)

1. - Existing Zoning
2. "Proposed Zoning

. Land Use Map (not available)
. Plans -

Site Plan (attached)

.~ Landscape Site Plan. .
Perspective
“Grocery Elevations :

." Retail Building Elevations
Restaurant Elevations
Existing Conditions
Notification information

. Posting letter sent to applicant
.. Notice to be posted -

. Applicant's statement. cemfymg postmg
. Mailed notice -

Mailing list

. Agency Responses

. - Bureau of Buildings -
‘Water Bureau
Bureau of Environmental Sewwes (10/27/94) : =
Community Planning Section of the Bureau of Planmng
Bureau of Transportation Engineering
Bureau of Traffic Management -
Transportation Planning Section of the Ofﬁce of Transpmtatton
.. Bureau of Environmental Services (11/9/94)

. Letters

1. Washington County, Department of Land Use and Transportauon ‘
2. CPO#3

3. Brown
. (Exhibit Letter Not Used)

Documents Received Before the Hearing

1. Klotz Letter -

2. Washington County Letter (Lapo)

-3, Stroud Letter

4. Tri-Met Letter (page 4 attached)

- Documents Submitted at the Hearing

5. Bureau of Planning Supplemental Reoommendauon
6. Lamb Letter with Attachments - o

7. Metro (Moore) Letter with Attachment

8. Plan Showmg Locauon of Shari’ s Restauram
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NARRATIVE FOR LA’MB’S THRIFTWAY APPLICATION

MIXED USE DEVELOPMENT AT SW GARDEN HOME
AND OLESON ROADS

1 SummaryofProposal“ ' LURQA UO?SBNU%

Planned street 1mprovements by Washmgton County and changlng
market demands force a redevelopment of the Lamb’s Thriftway and
shopping center at SW Garden Home and Oleson Roads. This resulting
~mixed use project requires a Comprehensive Plan Map change from Medium
Density Single-Dwelling to Neighborhood Commercial and a Zone Map
change from R7 to CN2 to accommodate eight new multiple family dwelling
‘units and relocated retail shops; a Nonconforming Situation Review to allow
‘expansion of the existing grocery store; and an Adjustment for yard setback
for the grocery expansion. :

2. Exlstmg Condltlons
2.1 Land Uses ‘

; Lamb’s Thnftway has been a family grocery business since 1932 and
has operated at this intersection for over 35 years. When a portion of the .
property was annexed to the City in 1970, the grocery store was in what is now
the hardware store. In 1980 and 1981, the current store was built and the
_former store became additional retail space, joining the other shops, the
- restaurant and the service station on Tax Lot 1301 and a portion of Tax Lot
1100. The current commercial uses are on Tax Lots 1000, 1100, 1301 and 1400
comprising a total of 3.75 acres. The 1.46 acre balance of the site, Tax Lot 1600,
is vacant. Due to grade differences it has no practical access except through
the adjacent commercial property to the south. The grocery store is
approximately 27,000 square feet and the restaurant, retail and service
commercial space combined, exclusive of the gas station, are approximately
19,000 square feet. -

“The intersection of SW Garden Home and Oleson Roads serves as a
neighborhood center with commercial uses on three corners and a Tualatin
Valley Park and Recreation District Community Center in the former school
on the fourth. Additional commercial uses are nearby to the east on Garden
Home. There are apartments adjacent to many of the commercial uses, -
including the abutting property east of the grocery store. The balance of the
neighborhood is primarily low density single family residential. Immediately
north of Tax Lot 1600 and separating it from single and multiple family
residential property is the former Oregon Electric RR ROW.

2.2 Zoning
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When Tax Lots 1000, 1100, 1301 and 1400 were annexed to the Clty in
11970 they were zoned C2 commercial along with additional land to the east - 7
" . and the two south quadrants of the mtersectlon -Tax: Lot 1600 was annexed at

‘a later date and zone R7

‘In November 1980;Lamb’s received a bulldlng permit for the new

f store and parking located on Tax Lots 1000, 1400 and a portion of 1100 and

began construction. The building permit and the occupancy permit that was

“issued December 16, 1981, both recite the: zoning as C2. Unknown to Lamb’s, -
- in'October, 1980 the City Council adopted-the City’s Comprehensive Plan and
*rezoned Tax Lot 1000, 1400 and a portion of 1100 to R1, effective January 1, '
- 1981. The zoning district lines split property lines; leaving in the C2 (now CG)

zone only the original commercial buildings and their parking fronting on

- Garden Home. The Existing Conditions Site Plan included with-this

application shows the current zoning in relation to the site and existing
improvements. Lamb’s first learned of the change when they contaeted the

' - City to dlscuss the present redevelopment ,

Asa result of the rezoning, the grocery store expansion can only
occur as a change to a nonconforming use on property zoned R1. In fact, the
current store had become a nonconformmg use before it opened for business.
Comprehensive Plan Policy 10.6 requiring provision for housing at the R1
density makes it impractical for the owner to seek a Plan and Zone map
amendment for this portion of the property.. The Cxty should address the -

o mequlty of the situation through its 1eglslat1ve zomng review.

3. Proposal

Washmgton County has desrgned and is ready to begm construction of

~major improvements to SW Garden Home and SW Oleson Roads adjacent.to =
 the site. Among other effects of the improvements is. the removal of the gas -~
- station and the County’s desire to eliminate the curb cuts to the existing T

" restaurant and ¢commercial shops at the intersection. In its current condition,
customers of the grocery store cannot reach the shops and restaurant by car

without driving onto the adjoining streets and there is no convenient

- pedestrian access between the uses,

At the same time that the County and the nelghborhood plannmg
orgamzatlon ‘CPO 3, were working with Lamb’s to resolve potential conflicts

~between the existing shopping center and the road 1mprovements, Lamb's
‘was becoming increasingly aware of a need to expand the grocery store to
~ meet the shopping needs of its current customers. While the customers

continued to shop at Lamb’s, they were making additional trips outside of the

7 nelghborhood to larger stores in Ralelgh Hills, Trgard and Beaverton: that
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" offer more fish, produce and bakery products and a pharmacy, as well as-a ‘
‘ larger variety of other groceries. :

These concerns were substantiated by a market study. A map from that
study is attached to this narrative that graphically.illustrates the unique
~location of Lamb’s Thriftway to serve the Garden Home community. The

closest grocery stores are out of the neighborhood at least one and one-half

~miles in any direction. Lamb’s concluded that it could only expand the store
to meet the neighborhood needs by relocatmg the shops and redesigning the
restaurant. ‘Fortunately, by doing so, it is also able to meet the County’s and '
_neighborhood’s needs for street improvements unencumbered by ’
inappropriate curb cuts at the intersection. The expansion area to the north
on Tax Lot 1600 is larger than needed for the shops and provides an
opportunity to provide all of the potentlal R7 housmg within the
development. -

‘ The result of these consxderanons is a mixed use development de51gned
around the existing grocery store with the following elements. . The gas
station is eliminated. The grocery store will expand to approximately. 50,000
square feet. A new Shari’s family restaurant will locate at the intersection
with pedestrian access from the new sidewalks and the transit stops. The

‘commercial shops will be replaced by a new bulldmg on Oleson Road. Eight
apartments will be adjacent to the old RR ROW and access through the
development. All elements of the development will be connected by
pedestrian walks, including a route to nearby apartments to the northeast
with no direct auto access. The curb cuts will be reduced from eight including

‘those at the intersection to two, located well away from the intersection on
Garden Home and Oleson |

- Among the features that the new development will bring to the
.‘commumty are the following. The enhancements to the grocery products
available in the neighborhood described above will reduce out .of
neighborhood auto trips. The first 24 hour family oriented and affordable
restaurant will come to the area. Additional affordable housmg steps away
from shopping and transit will be developed. The land at the east end of Tax
Lot 1600 will have birdhouses and feeders to encourage native birds to the
area. There will be a weather forecaster on the grocery building as a focal
point for the neighborhood commercial center. Services currently offered by
Lamb’s will be improved, including barbecue facilities used by area service -
clubs, monthly recycling for hard to dispose of plastic products, bus ticket and
~ stamp sales and US West pay station and the pedestrian connectlon to
resxdentlal property across the RR ROW.

. To achieve these results the Plan and Zone Map desxgnatlons of Tax Lot
~ 1600 will change from R7 to C2. This will accommodate the new retail shops
'building, a small extension of the grocery store, and the number of housmg
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units potentxally available on the parcel. The majority of the grocery store

~expansion will occur on the south and west sides of the existing store on land :
. zoned R1, pursuant to a Nonconformmg Situation Review. The new ’

restaurant is a permitted use in the. CG zoned property at the intersection.
The existing store has a one foot setback on the east property line.” Extension
of this face of the building south will require an adjustment from the Rl

~ setback requirement. :

4. Plan Map Amendment
41 Comprehensive Plan Policies |

The proposed Neighborhood Commercial designation for Tax Lot
11600 is.equally or more supportive of the Comprehensive Plan as a whole
than the Medium Density Single-Dwelling designation based on an
evaluation of the following relevant Plan: pohcxes

41.1. 14 - Intergovernmental Coordination

, The Metropolitan Coordination Goal is primarily a process
goal not generally applicable to a quasi-judicial application. However, this -
apphcatlon demonstrates the best of intergovernmental coordination in the
manner in which the City and Washington County have dealt with the
proposed County road improvements, City planning jurisdiction and the
needs of the applicant. The plan amendment is a key element in reahzmg the
benefits of this coordmatlon

412, 29 - Residential Nelghborhoods

The property has no practical access except through the
 existing shopping center and is too small to effectively buffer low density
housing from the adjacent street and commercial enterprise. The change to
neighborhood commercial permits a mixed use development and a unique
opportunity for affordable housing steps away from shopping and transit. It
will be an ideal location for families without cars and for people employed in
‘the ad]acent stores :

413. 211 - Commercial Centers

- Although the Garden Home commerecial center is not a
major center in the context of greater Portland, it is the only such center in

‘the Garden Home neighborhood. This proposal will significantly strengthen

the center while remammg compatlble with surrounding residential uses.

41.4. 2.12- Transit Corrldors
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- Not only will this proposal prov1de residential development ona parcel that
- would probably remain vacant under its existing designation, but it does soin
a location that provides shopping opportunmes next to Tri-Met Route #45 on
the ad)acent streets.

4.1.5. 2.13 - Auto-Oriented Commercial Development

While the project enhances pedestrian shopping
opportunities, it is located in a generally low density residential
neighborhood largely dependent on auto transportation. SW Garden Home
Road, east of Oleson is a District Collector traffic street. SW Oleson Road,

- north of Garden Home is a Neighborhood Collector traffic street. The
Washington County designations to the west and south are comparable. The
proposal is consistent with the policy by allowing neighborhood commercial
- in this setting where densities w1ll not support: development solely oriented
to pedestrians.

416, 216 - Strip Development

Although the existing development. is relatively focused,
rather than strip in nature, this proposal will expand the existing center and
‘thus reduce pressure for strip commercial elsewhere in the community.

4,1.7. 2.18 - Utilization of Vacant Land

The land is curfen’tly {"acant As nOted above, it is: unlikely
to develop under its current designation. This proposal is definitely
supportive of the full utilization of vacant land.

4.1.8. - 2.20- Mlxed Use

This proposed change allows use of the Nelghborhood
Commercial designation as a mechanism to foster mixed use development
that both acts a buffer to lower density residential use and allows the
' contlnuatlon and growth of a commercial node.

419. 221- Buffenng

This policy applies in the current situation where a
residential designation will be changed to commercial. Access will be limited .
to two curb cuts through the existing commercial property and the planned
residential uses as well as the RR ROW provide buffering, thereby fully
implementing the policy. ;

4.1.10. 3.5 - Neighborhood Involvement

.
!

Exl\ /\—

‘ Page 5 - NARRATIVE FOR LAMB S THRIFTWAY APPLICATION



The policies of the Nelghborhoods Goal are program
policies carried out through the planning process. However, this application -
 demonstrates how that process can operate at its best. Lamb’s has long been
actively involved in the neighborhood planning organization. From the
outset of planning the redevelopment of the shopping center, Lamb’s sought -
" the input of the organization and shaped its plan to follow as nearly as
j possrble the consensus desires of the organization. The success of the process

is evident from the unanimous endorsement of the _project by the
‘ organlzatxon ~

: 4., 11. 4. 4 Housmg Choxce and Nexghborhood Stablhty

By maklng possnble a mlxed use development with -
multlple family housing as an integral part of a commercial development,
this proposal increases the number of housmg alternatives for renters.

4 L 12 4. 8 Mamtam Housmg Potentlal

By fac1lltat1ng development of the housmg called for by the
‘exlstmg desxgnatxon, thls proposal meets the policy requirement.

- 4.1.13. 5.1 - Busmess Retehtlon and Recruttment

Lamb’s Thriftway has been a famlly owned business in
Portland since 1932 and in this location for over 35 yéars. Due to a
combination of the unfortunate down zoning of property. under commercral
development and the housing policies of the City, this amendment is '
necessary to allow the business to continue to. operate and to grow in this
“location. ' ‘

'4.1.14.. 52 - Ec‘onomic Environment '

'The key location of thls commercnal center to serve the
Garden Home community is demonstrated onthe ‘map of grocery outlets
noted above. Opportunities for commercial expansion in other locations in
*the community are both unavailable and undesirable to the residents, while
~ they heartlly endorse expansion in this location, Acceptance of this proposal
by the City is consistent with a policy to enhance Portland’s economic
environment by ensuring that sufftcnent land exists for private development. .

4.1.15. 5 13- Area Character and Identlty
” : ~ The cmzens, through thelr nelghborhood association, have
spoken clearly their view of their neighborhood identity and the fact that this

_ projectis supportlve of it. The demgnahon change 1s necessary to promote
' and enhance that 1dent1ty ~

R »xt\;,t\n
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4116, 514-LandUse

, - For all of the reasons noted above, this proposal is both-
consistent with and necessary to achieve the Land Use policy.

| 4.1.17. 5.15 - Transportation

The redevelopment of the ex1st1ng shopping center made
possible by this change supports the Transportation policy by removing curb
cuts near the intersection of the soon to be improved streets, creates
convenient patron parking that allows access to all parts of the center without
additional vehicle trips onto the streets to reach parts of the center, provides -
bicycle access and parking, increases the shopping opportunities in an existing
commercial area, facilitates the planned street improvements and reduces
pedestrian-auto conflict by providing perimeter and internal pedestrian
circulation routes.

- 4,1.18. 5.16 - Business Environment

- The.redevelopment of the existing shoppmg center made
_ possxble by this change supports the Business Environment policy by
permitting an existing business to remain and grow at its present locatlon In
the City. :

‘4.1.19. 6.4 -"L'and Use/ Transportation |

This Plan Map Amendment and Zone Change applies the
Transportation Goal and Policies 6.1 through 6.25 where relevant, the District
Policies, the Classification Descrlptlons and the Maps as mandatory approval
criteria where such provisions use mandatory language.

. "4,1’.20. '6.6 - Urban Form

The proposed Map change permlts a new mixed use
development of an existing center served by District and Neighborhood
Collector streets. In addition, the development will be connected by
' pedestrlan access to nearby multnple family development.

4.1. 21 6.7 - Trans1t First
By permitting expansnon of retall commercial, employment
and residential activity on an existing transit route, this proposal supports the

“ Transit First policy.

' 4 1.22, 6.9 - Transit- Onented Development

" Page?7 - NARRATIVE FOR LAMB'S THRIFFWAY APPLICATION B(\r\ A"\
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SW Garden Home and SW Oleson Roads are Minor Transnt -
streets. This mixed use development with transit stops at the property and '
internal pedestrian ways connecting all parts of the development w1th the
stops is supportlve of the pohcy : /

4.1. 23 610 - Barner-Free Desrgn

" All facilities in the new development will be constructed in
accordance wrth the Americans With Disabilities Act of 1990 as appllcable ‘

4 1. 24 '6.11 - Pedestrian Network

The Washmgton County project to rebulld SW Garden

- Home and SW Oleson Roads will include sidewalks and bikeways. All parts -

of the project are connected internally and to the perimeter sidewalks with
pedestrian facilities. The project has a pedestrian connection to the

o resrdentlal property to the northwest for which there is no direct street access.

4 1.25. 6. 12- Blcycle Network

- Bicycle parklng fac:htles are included in the new
development and will meet the requirements of Chapter 33 266

- 4.1.26. 6 16 - Off-Street Parking

Mrmmum off-street parkmg requirements pursuant to :
Chapter 33.266 are 8 for the residential units, 122 for the retail commercial and ~
16 for the restaurant, The site plan provides 8 for the residential and 162 for

‘the combined retail commercial and restaurant use, The 24 spaces over ther

- minimum requirement is not excessive and is necessary in part to

~ - accommodate overflow event parking from the THPRD Community Center

- across Oleson Road which Lamb’s Thriftway has historically permitted as well
as the frequent commumty events and recyclmg programs conducted on the

~ property. _
| 4.1.27. 6.18- Clean Air and Energy Eff1c1ency

, . The development is located on transit streets and has
adjacent transit. stops Pedestrian connections to nearby residential

g neighborhoods are provided. As a mixed use development, on site

~ residential encourages pedestrian trips for shopping and discourages off-site
vehicle trips. All of these uses of modes of travel other than individual auto
\ contrlbute to clean air and energy efficiency. -

41.28. SW Dlstrlct Policies

Page 8 - NARRATIVE FOR LAMB'S THRIFTWAY APPLICATION By 'A.s \
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Pohcy No. 1 emphasxzes lmproved pedestrlan and blcycle
access by incorporating pedestrian facilities and bicycle corridors in new
transportation projects.  The Washington County project to improve SW
Garden Home and SW O]eson Roads addresses these ob]ectlves

4.1.29. Transportatlon Plannmg Rule

As a threshold issue, the TPR requires a plan or zone
amendment to address the adequacy of any transportation facilities adversely
affected by the proposed change and that will operate below an acceptable
level of service. The Transportation Impact Analysis (TIA) prepared by . \
~ Kittleson & Associates notes that the Garden Home/Oleson intersection ‘
presently operates at a minimally acceptable service level of D but has no
unused available capacity. However, the TIA also notes that the
improvements soon to be constructed by Washington County will
. dramatically improve traffic operations. The volume to capacity ratio will
change from 1.02 to .84. The TIA also concludes that the new mixed use
development will produce exactly the same peak hour trips as the current
- development on the property and that the reduced number and relocated

driveways will operate more eff1c1ently This supports the conclusion that

the development permitted by the plan and zone amendments will improve

rather than worsen conditions, and coupled with the street improvements,
~service levels will be more than acceptable -

" The interim requlrements under the TPR that are
.appllcable to this project focus on the provision of internal and external
pedestrian and bicycle improvements and transit facilities. All of these are
- provided for in the combined plans of Washington County and Lamb’
Thnftway

The pattern of development regulatlon can reduce the
number and length of vehicle trips, thereby reducing pollution, energy
consumption and demand for more and wider roads. The current proposal
provides a unique opportunity to meet all of these objectives. Lamb’s
experience supported by their market analysis shows that a significant
“number of neighborhood residents are making out of nelghborhood trips of a
mile and a half or longer to find grocery products not available in the existing
“store. The only way to satisfy this unmet demand is to expand the store size.
Doing so will keep the neighborhood shoppers in the neighborhood,
eliminating multiple auto trips and reducmg the length of trips. The
neighborhood planning: organization recognizes the value of such planning
and unammous]y endorses the proposed redevelopment. °* City planning also
recognizes the value of neighborhood centers located to reduce the length and.
number of vehicle trlps Adoption of the map changes that w1ll facilitate thls
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mixed use: prolect will make a notable contribution to achlevmg the goal of
the TPR to reduce vehlcle miles traveled.

 4.1.30. 7.4 - Energy Efficiency through Land Use Regulatlons
| See the preceding paragraph.
" 4131 8.3 - Air Qua]ity Main’tenance Strategiesv
- ~ See the next preceding p‘aragraph'.'
4132, 817 - Wildlife |

The land at the east end of Tax Lot 1600 will have .
blrdhouses and feeders to encourage native birds to the area.

k The foregoing evaluation of relevant Plan pohcnes and other
applicable plans and documents demonstrates that the proposed Plan Map
"Amendment is in all instances at least equally, and in most instances more,
supportive of the prov151ons than the existing designation.

42 Preservatlon of Potential Housmg Umts '

_ The Medmm Densny Single Dwelhng property proposed to change

" to Neighborhood Commercial is 1.46 acres in size and is zoned R7. Assuming
a reduction of 20% for streets, the net developable area is 50,878 square feet.
Dividing by the minimum lot size of 7,000 square feet produces a potential for
~7.27 housing units on the property under the R7 zoning. Lamb’s Thriftway
will construct 8 multi-family units. Construction of the housing will be o
assured by domg the work concurrent with redevelopment of the shopplng
center :

5. Zone Map Amendment

. The proposal is to change the Zone Map designation for Tax Lot 1600

from R7 to CN2 at the same time that the Plan Map designation for the
property is changed from Medium Density-Single Dwelling to Nelghborhood
~ Commercial. There are two criteria for Zone Map changes

5. 1 Comphance with the Comprehensnve Plan Map
The Nelghborhood Commercml Plan desngnatlon is 1mplemented
by either the CN1 or the CN2 zone designation. The CN2 designation is the

most appropriate taking into account the purposes of each zone and the
~ zoning pattern of surrounding land

‘ Page 10 NARRATIVE FOR LAMB’S THRIFT WAY APPLICATION Ex\\ A_
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’ The CN] zone is mtended for sues in or near denSe res1dent1al
~ neighborhoods. Development is intended to be pedestrian-oriented. In
contrast, the CN2 zone is intended for sites in or near less dense residential

~ neighborhoods. Development is expected to be predominantly auto-

' acco’mmodatmg The Garden Home area is generally fully developed with a
zoning and development patterri of low density single family housing.
" Although there is multi-family housing near the site and the development
proposal enhances opportunity for pedestrian trips, the majority of the visits-
to the site will be by auto from the surrounding single family neighborhoods.
- The CN2 zone is best suited to implement the new Plan designation.

5.2, 'Adequat.e Public Services

. Adequacy of public services is determined by the service bureaus in
the context of the development plans submitted by the applicant. Initial
responses indicate that all services are available and adequate. The road
system is under the jurisdiction of Washington County. The TIA by Kittleson
& Associates demonstrates that the road system is adequate and will be -
enhanced by improvements to be constructed by Washington County at or
prior to redevelopment of the property. A letter from the project manager for
the Washington County street improvements is attached describing the road |
and related improvements.

6. Noneonforming Situation Review

The existing grocery store and its associated parking are on property
‘zoned R1 and are therefore nonconforming. The grocery store expansion,
with the exception of a small segment at the north end of the store, will all
take place within the R1 area. To allow the expansion, the applicant must
document the nonconforming situation and satisfy the criteria for a
nonconformlng situation review.

6.1, Documentmg the Nonconformlng Situation

When Tax Lots 1000, 1100, 1301 and 1400 were. annexed to the Clty in
1970 they were zoned C2 commercial along with additional land to the east
_and the two south quadrants of the intersection. In November, 1980 Lamb’s
received a building permit for the new store and parking located on Tax Lots
1000, 1400 and a portion of 1100 and began construction. The building permit
and the occupancy permit that was issued December 16, 1981, both recite the -
‘zonmg as C2. Unknown to Lamb’s, in October, 1980 the City Council adopted
the City’s Comprehensive Plan and rezoned Tax Lot 1000, 1400 and a portion
~of 1100 to R1 effective January 1, 1981. The zoning district lines split property
lines, leaving in the C2 (now CG) zone only the original commercial
buildings and their parking fronting on Garden Home. The Existing /
- Conditions Site Plan included with thls appllcatlon shows the current zoning

Ex\ A-"
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in relahon to the site and ex1st1ng lmprovements Lamb’s first learned of the

" change when they contacted the City to drscuss the present redevelopment

Included w1th this apphcatlon is a copy of the bulldmg permlt and the
occupancy. permit for the new store and various documents from each -
subsequent year to the present showing the contmued and unbroken i

-mamtenance of. the nonconformmg use.

| 6,.’2' Area of Expansmn‘

Sectlon 33.258.050 C. imposes llmltatlons on the area in whicha
nonconformmg use may expand pursuant to a nonconformmg situation

~ review. All of the area within Tax Lots 1000, 1100 and 1400 zoned R1 have

been used- for the grocery store and parking use since the store construction

‘began in 1980. 'All of these areas are proposed to continue in grocery store and
~ parking use followmg the review. - \

63 Conformance with Development Standards

Sectron 33.258.070 D.2.b. requires that under certain c1rcumstances

the alteration of a nonconforming development must conform with certain

development standards. The proposed redeveIOpment wnll comply w1th the,

" r llsted standards

6.4 Approval Criteria

With the rmtlgatxon measures mcorporated into the development:
plans there will be a net decrease in overall detrimental impacts on the
surrounding area. In nearly all instances the redevelopment will reduce the

~ impacts and in no instance will it increase them. The plan presented.in this

application is the result of extensive work with the neighborhood planning
organization and specific neighbors. During that work many changes and
improvements were made with the result that the plan has the unanimous -
approval of the nelghborhood planning orgamzatlon Specxfxc con&derahons* T

follow.

“The hours of operation for the grocery store w1ll not change It has

been staffed throughout a 24 hour penod and will contmue to be so operated

This has not created any problems.

‘The Klttleson TIA shows that overall peak hour vehlcle trlps to the

- site will be exactly the same before and after the redevelopment. However, )
the impact of the trips will be reduced because the number of driveways will

be reduced from 8 to 2 and they will function more eff1c1ently The peak hour

trips will include a greater number to the grocery store than in past (offset by
: reductlons for other uses so that there is no net gam) *As explained above,

E—:xl\ A-"
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these trips will represent a reduction of total vehicle miles traveled in the
community because they will largely replace-out of neighborhood trips to

- other grocery stores in other neighborhoods. On street parking has not been a
problem and will not be with the redevelopment ‘Vehicle trips in and out of
the property will be reduced because in the present configuration vehicles
must enter the street to travel between the grocery parkmg and the
restaurant/ service statlon/ shops parklng

" The store and parkmg area do not produce noise, vibration, dust
fumes glare or smoke and will not do so with the expansion. At present, the
garbage container is not sealed and does produce some odor. -The expansion
will include a sealed garbage compactor that will eliminate odor. The
expansion will not produce any potential for increased litter, and by
providing for a garbage compactor, will actually reduce the potential for loose
paper and other lltter on the site.

‘ ~ The minimal 1mpact of present outside storage and dlsplays will be
lessened. At present a tent is used for display of plants and produce. The

- expanded store will have wider covered walkways where these products can
be displayed without the tent. Lamb’s allows the Tualatin Hills Little League
to store its equipment in a large container at no charge at the southeast corner
of the store.- With the expansion there will be room to move the container to
a location where it is not visible. The south wall of the store is now blank.

The expanded store will move that wall to the street on Garden Home and
will include wmdows for seasonal and communlty displays. :

The extstlng center grew over the years without a cohesive design
or plan. As the site plan and perspective and elevation drawings show, the
new center will have a pleasing and integrated design with distinct |

“architectural character. It will blend well with the new apartments Lamb’s
will build on the property Parking and the major act1v1ty areas will be
‘oriented toward Oleson and Garden Home which is'away from the adjacent

. apartments to the east. At present those apartments are impacted by the-
parking area south of the grocery store. By extending the store south to-
Garden Home, any disruption and loss of privacy from the parking area will

be eliminated. All parking will be buffered from the apartments by the
expanded store-and by landscaping to the north and south. The new
apartments on the property and the RR ROW to the north will thoroughly
buffer all other nearby residential areas. No additional parking lot lighting

~ will occur within the R1 area and the hghtmg south of the existing store will

be eliminated. The large reader board sign on the R1 property will be
removed and replaced with a more attractlve sngn on the CG property

7. Setback Ad]ustment

7.1. Request :

Exk A
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The existing grocery store is located one foot from the east property
line of Tax Lot 1000 on property zoned R1. The adjacent property, also zoned
R1, supports an apartment building set back some distance from the common
line and extending south beyond the southerly wall of the store to Garden
Home Road. The area west of the apartment building on Tax Lot 1000 and

south of the existing store wall is presently store parking. The proposal is to

extend the east wall of the store at the same one foot set back to a point. 13" 6”
from the south property line and eliminate the parking.

The required side yard setback in the R1 zone varies between 5’ and -

14’ and is a function of the area of the plane of the building wall facing the -
-~ side yard. In this case the extended wall will have a plane area of under 2800

square feet so the required setback is 11’ and the requested péﬂ'f is 10", o e / '

¥ 1 e oL reluct s sethact,
The wall of the store will also be- extended at the north end on Tax :

Lot 1600. Although there will be ample setback measured perpendicularly

from the wall in this location, at some points the wall will be less than the

required setback from the closest point on the adjoining property. If.

necessary, the adjustment will also 1nclude this portion of the expanded

grocery store. ~ :

7.2. Approval C‘riteria‘\

' The requested adjustment satisfies the approval criteria of Sections

33.805.040 A. through E.

..~ A. Granting the adjustment will equally or better meet the
purposes of the sideyard setback set forth in Section 33.120.220 A.

Adequate light and air is provided by the setback on the

'adlacent property and has not been a problem where the apartment building

and the existing store wall face each other. Building Code compliance will
assure there is no fire hazard created and the ex1stmg apartment setback

provides ample access for fire fighting. .

Extension of the grocery store to the south is consistent with
the existing relationship of the store and the apartment building and will
continue the same bulldmg scale of the store. Since only one of the structures
is a residence, there is no physical relationship between residences to
promote

Extension of the store as a replacement for the parking lot will .
enhance the privacy of the apartment building. There will be no windows or
other penetrations in the east face of the store wall. Maintaining a greater

- setback would do nothing to enhance the privacy of the apartment building.

—’
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" Since this is a side yard, the statement of purpose regardmg front yard setbacks"
is not applicable. Under the present circumstances the setback requirement
- does not provide the needed ﬂex1b1hty S

B. The proposed side yard reduction will not 51gmf1cant]y detract
from the hvablhty or appearance of the residential area. The only affected
property is the apartment property to the east. As explained above, the
apartment has not been negatively impacted by the existing store and
extension of that wall to the south will enhance the privacy of the
apartments.

C.  Only one ad]ustment is being requested although it may apply
at both ends of the building. If an adjustment is needed for the extension to
the north, it should be noted that there will be substantlally greater separation
between the store and the. apartment bulldmg in that location than to the
, south | |

'D.  There are no City-designated scenic resources in the area.

: - E. There are no negative impacts from the adjustment to
mitigate. Extension of the store and elimination of the adjacent parking lot
- will enhance the privacy and quiet for the apartment building. B

8. Development Standards'

Except for the side yard ad]ustment described above, the apphcatlon
materials demonstrate that all applicable development standards have been
met by the proposed development plan or that it is feasible for the plan to -
meet the standards. Detailed development review will occur in connection
with submlssmn of plans for building permxts

Exh A—\
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ORDINANCENO. 168508

* Amend the Comprehensive Plan Map and change the zone of property at 7410 S.W. Oleson

Road from R1, Residential, to CN1, Commercial. (Ordinance; LUR 94-00766 CP
ZCNU AD)

The City of Portland ordains:

Section 1. The Council finds:

1.

The applicants, Garden Home Enterprises, Inc., R. L. and M. J. Hayzlett, and
Lamb's, Inc., seek a Comprehensive Plan Map Amendment from medium-density
single-dwelling residential to neighborhood commercial, in order to allow expansion
of an existing grocery store, relocation of shops, addition of new residential units
and a restaurant use on Tax Lots 1000, 1100, 1300, 1400, and 1600, Section 24,
1S, 1W, (Washington County), located at 7410 S.W. Oleson Road.

. An application complying in all respects with all requirements of Title 33, Planning

and Zoning, of the Code of the City of Portland and seeking such a Comprehensive
Plan Map Amendment and Zoning Map Amendment has been received.

. Applicants have paid the proper fee for the filing of such application.
. The City's Hearings Officer by Report and Recommendation dated December 22,

1994 (Planning Commission File No. LUR 94-00766 CP ZC NU AD), after and as
aresult of a duly authorized and conducted public hearing held December 5, 1994,
on said property, has recommended approval of the CN1, pedestrian-oriented
neighborhood commercial, zone for Tax Lot 1600, with conditions.

. The notice requirements for public hearings were fulfilled according to law.

This rezoning constitutes an amendment of the City's Comprehensive Plan Map.
Based upon the facts and findings and conclusions of the Hearings Officer's Report
and Recommendation, this amendment of the Comprehensive Plan Map from R1 to
CN1 is found to be in accordance with the Comprehensive Plan.

. This rezoning is in conformance with the Comprehensive Plan for the City, is in

accordance with generally accepted land use planning standards and with
applicable City and State legislative enactments as indicated in the Report of the
Hearings Officer.

NOW, THEREFORE, the Council directs:

a.

That the facts, findings, conclusions and recommendation of the Hearings Officer
in P.C. File No. LUR 94-00766 CP ZC NU AD are adopted by City Council.

. The zone of Tax Lot 1600, Section 24, 1S, 1W, (Washington County) is changed

to CN1 and the Comprehensive Plan Map is amended to conform thereto.
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c. This Zone Map amendment is granted under the following conditions:

1) Eight dwelling units will be constructed to preserve the housing potential of Tax
Lot 1600. Permits for construction of the dwelling units must be applied for
prior to issuance of an occupancy permit for the retail structure on Tax Lot 1600.

2) A covenant, in accord with PCC 33.700.060, must be submitted and accepted
prior to the issuance of building permits, guaranteeing that at least eight
residential dwelling units will remain on Tax Lot 1600 for at least 25 years.

3) The public sidewalks adjacent to this site will be constructed to be at least 10
feet wide. Either easements assuring public access or additional dedication to
the street rights-of-way will be an acceptable means of providing for the
construction of the additional four feet of sidewalk required herein.

4) Landscaping between the south facade of the grocery store and the public
sidewalk will be limited to required street trees plus no more than 100 square
feet of additional permanent landscaping. Any landscaping beyond the 100
square feet of permanent landscaping must be temporary in nature, such as in
planters. This area will be treated as a continuation of the public sidewalk and
constructed of a hard surfaced material, compatible with the public sidewalk.
Street furniture is allowed in this area.

5) The total number of parking spaces will be limited to no more than 170 spaces.

6) A customer entrance to the restaurant proposed for the corner of S.W. Garden
Home and Oleson Roads must be located on the south side of the structure,
orienting to S.W. Garden Home Road.

7) A 29-foot by 8-foot clear zone must be provided for transit operations, as
identified on the attachment to Exhibit I-4, "Bus Stop Landing Pad Standards".

d. No change shall be made to the zoning maps until the effective date of this ordinance.

Section 2. The Council declares an emergency exists because there should be no delay in the
beneficial use of the above-described property; therefore this ordinance shall be in force
and effect from and after is passage by the Council.

Passed by the Council, FEB 0 8 1995 . BARBARA CLARK
‘Commissioner Hales Auditor of the City of Portland

December 22, 1994 ' By B)’%\_O'QMV\— Deputy

E.A. Normand/ja




