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RECOMMENDATION OF THE HEARINGS OFFICER 

I. GENERAL INFORMATION 

File No.:	 LU 12-160096 CP ZC (HO 412002s) 

ApplicanlOwner: 	HaddishTarekegn
 
Pristine Cleaning LLC
 
7325 N Fenwick Avenue
 
Portland, OPt91217
 

Applicant's 
Representative: 	Dave Spitzer, Architect
 

DMS Architects, Inc.
 
2106 NE MLK Jr. Boulevard
 
Portland, OPt97212
 

Hearings Officer: 	Gregory J. Frank 

Bureau of Development Services (BDS) Staff Representative: Sheila Frugoli 

Site Address:	 7 424 N Mississippi Avenue 

Legal Description: 	BLOCK 24 LOT 3-8, FAIRPORT 

Tax Account No.: 	R267g03160 

State ID No.:	 lNlEl5BA 14700 

Quarter Section: 	2329 

Neighborhood: 	Piedmont 

Business District: North-NortheastBusirress Association; North Portland Business 
Association 

District Neighborhood Coalition: North Portland Neighborhood Services 
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Zoning: CG, General Commerical and R5, Single-Dwelling Residential 

Land Use Review: Tlpe III, CP ZC, Comprehensive Plan Map and Zoning Map Amendment
 
Review
 

BDS Staff Recommendation to Hearings Officer: Approval with condition 

Pubtic Hearing: The hearing was opened at 8:59 a.m. on October 29,2012, in the 3'd floor 
hearing room, 1900 SW 4ú Avenue, Portland, Oregon, and was closed at 10: 12 a.m. The record 
was held open until 4:30 p.m. on November I,2012 for new written evidence, and until 4:30 pm. 
on November 8,2012 for Applicant's rebuttal. The record was closed at that time. 

TestifTed at the Hearing: 
Sheila Frugoli, BDS Staff Representative 
David Spitzer, DMS Architects, 2106 NE MLK, Portland, OF.97212 
Fabio de Freitas, Portland Bureau of Transportation (PBOT), 1900 SW 4th Avenue, Portland, OR 
Bren Reis, 848 N Stafford Street, Portland, OF.972l7 
Carl Stewart, 840 N Stafford Street, Portland, OR 91217 

Proposal: Haddish Tarekegrr/Pristine Cleaning, Inc. ("Applicant") is requesting a 

Comprehensive Plan Map and concument Zoning Map Amendment Review to change the current 
designation and zoning on the southern two-thirds of the property (platted lots 5-8) from High 
Density Single-Dwelling Residential, R5 and the remaining one-third of the property (platted lots 
3 and 4) from General Commercial to Mixed Commercial/Residential, CM. The southern 10,000 
square feet of the site contains an existing 3-story building. Formerly the southem portion of the 
site was used for church purposes. The church's sanctuary building was demolished in 2009. 
Lots 3 through and including 8 shall collectively be referred to as the "Subject Propbrty." 

Applicant is requesting the map change so that the existing building may be remodeled and used 
as a commercial building. Commercial zoning would allow a variety of uses including Retail 
Sales and Service and Offrce. The existing concrete pad at the southwest corner of the Subject 
Property will be used as an outdoor patio. Applicant indicated, to BDS staff, that he intends to 
construct a paved parking area with landscaping for accessory parking on the northern portion of 
the Subject Property. 

Relevant Approval Critcria: In order to be approved, this proposal must comply with the 
approval criteria of Title 33, PortlandZoning Code. The applìcable approval criteria are: 

r 	 33.810.050 Comprehensive Plan o 33.855.050 Zoning Map
 
Map Amendment Amendments
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II. ANALYSIS 

Site and Vicinity: The 15,000 square foot Subject Property is currently developed with a three­
story, approximately 9,500 square foot concrete block building. The building served as an 
accessory structure to the former North Baptist Church of Portland. It was constructed, under 
permit, in the early 1950s. Immediately west of the building is a concrete pad and partial 
concrete retaining wall. They are remnants of the previous church building that sat at the 
northeast corner of N Mississippi and N Stafford for approximately 80 years. The church was 
constructed in 1924 and was demolished in 2009. The entrance to the building is oriented to N 
Stafford. North, behind the building is an unpaved open area. The open area abuts a vacant lot 
that has frontage on both N Mississippi and N Lombard. The vacant lot has a large utility-like 
trailer parked on it. At the intersection of N Lombard and N Mississippi is a small strip 
commercial shopping center, an auto parts store, storefront commercial buildings and an 
apartment building. On the same block of the Subject Property, there is a 2-story commercial 
building that appears vacant and a moving truck and trailer rental business. The rental vehicles 
are stored outdoors within a tall chain link fenced area. Stafford is developed with single­
dwelling residences. North Mississippi, except for the commercially-zoned sites at N Lombard, 
is developed with single-dwelling residences. 

Both N Mississippi and N Stafford are fully improved streets with curbs, sidewalks and planter 
strips. The Subject Property is one block east of the I-5 interstate and approximately one block 
west of the signalized intersection of N Albina and N Lombard. 

Zoningz One of the three 5,000 square foot lots is within the CG zone. The two other lots that 
are proposed for change are culrently zoned R5. A description of the existing and proposed 
zones is provided below. 

EXISTING ZONING 

Single-Dwelling Residential5,000 ("R5") zone: The R5 zone allows a density of one 
dwelling unit per 5,000 square feet of site area. The single-dwelling zones are intended to 
preserve land for housing and to provide housing opportunities for individual households. 

General commercial ("cG") zonei The cG zone is intended to allow auto­
accommodating commercial development in areas already predominantly built in this 
manner and in most newer commercial areas. The zone allows a full range of retail and 
service businesses with a local or regional market. Development is expected to be 
generally auto-accommodating, except where the site is adjacent to a transit street or in a 
Pedestrian District. The zone's development standards promote attractive development, 
an open and pleasant street appearance, and compatibility with adjacent residential areas. 
Development is intended to be aesthetically pleasing for motorists, transit users, 
pedestrians, and the businesses themselves. 
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PROPOSED ZONING 

Mixed CommerciaVResidential (r6CM") zone: The CM zone promotes developrnent that 
combines commercial and housing uses on a single site. This zone allows increased development 
on busier streets without fostering a strip commercial appearance. This development type will 
support transit use, provide a buffer between busy streets and residential neighborhoods, and 
provide new housing opportunities in the City. The emphasis of the nonresidential uses is 
primarily on locally oriented retail, service, and office uses. Other uses are allowed to provide a 

variety of uses that may locate in existing buildings. Development is intended to consist 
primarily of businesses on the ground floor with housing on upper stories. Development is 
intended to be pedestrian-oriented with buildings close to and oriented to the sidewalk, especially 
at corners. 

The CM zone allows Retail Sales and Service and Office Uses and imposes a building height 
limit of 45 feet. However, the CM zone would limit the total amount of commercial floor area to 
a maximum of 15,000 square feet on the site. Unlike the CG zone, the CM zone prohibits drive­
through retail and vehicle seruice uses, prohibits Auto Repair uses and does not allow exterior 
display and storage. The CM zone requires one square foot of residential development for every 
square foot of new commercial floor area to achieve a 50-50 balance of mixed use in the zone. 

Land Use History: City records indicate there are prior land use reviews for the Subject 
Property. Previous decisions are surnmarized below: 

' 	 Ordinance No. 864072 In December 1947, the Portland City Council approved an additional 
church building on the Subject Property. 

. 	 CU 024-662 The Planning Bureau approved a request to develop accessory parking for the 
church. 

. 	 PC53C: The Planning Commission approved a double-face sign for the church. 

. 	 LU 08-112758 CU: BDS gave Conditional Use Review approval for the installation of a 

wireless telecommunication facility, with three antennas and two microwave dish antennas to 
be concealed inside faux exhaust stacks on the church's accessory building. 

Summary of Applicant's Statement: The application states: 

"It is the int.ent. of the owner and applicant t.o ut-ilize t.he 
existing support structure for very J-ow impact office, daycare, 
etc uses. Prel-iminary market analysis suggests that a large 
anchor tenant will likety not be available at this site. 
However, smaJ-ler office/mixed use Lenants Lhal- could be rented 
by people J-iving in the adjacent Piedmont Neighborhood do 
appear to be in need and t-herefore that is the current 
direction for development on this site. (Exhibit A.l)" 
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Agency Review: A "Request for Response" was mailed September 4,2012. 

The following bureaus responded with "no concerns" to this proposal: 
. Fire Bureau (Exhibit E.7) 
. Site Development Section of BDS (Exhibit E.7) 

' ¡ 
Life Safety Section of BDS (Exhibit E.6) 
Bureau of Parks-Forestry Division (Exhibit 8.7) 

The following bureaus provided written comments related to this proposal: 

The Bureau of Environmental Services ("BES") responded with comments related to the 
Comprehensive Plan Map and ZoningMap Amendment request as well as a building pennit (12­
156434 CO). The BES response is summanzed as findings under relevant criteria below. 
Exhibit E.l contains the entire BES response. 

The Portland Bureau of Transportation ("PBOT") submitted an extensive response with 
findings related to the Comprehensive Plan transportation policies and to the Zoning Map 
Amendment transportation-related approval criteria (Exhibit E.2). 

The Water Bureau responded with no concerns or objections (Exhibit 8.3). The response is 
identified below under relevant criteria. 

The Police Bureau response is provided below under relevant approval criteria (Exhibit E.a). 

The Bureau of Planning and Sustainability (ú.BPS") submitted a response (Exhibit E.5) and, in 
part, stated: 

"The proposaJ- requests a Comprehensive Plan Map and Zoning Map 
amendment on a portion of the site from the current High Density
Single DweIling pJ-an designation and corresponding R5 zone to the 
Genera-l Commercial pJ-an designation and corresponding CG zone. 
There is an existing buirding on site that was deve]-oped as part
of a former use. Due to the l-ocation of the site and its context,
the Bureau of Pl-anning and SustainabiJ-ity does not. support the 
change as proposed, and recommends.use of an afternaLe plan
designation and zone or specific conditions to limit the poLentiaf
impacts of uses and development. 

The site is J-ocated on N Mississippi Avenue and N Stafford Street 
in the Piedmont neighborhood. The site is currentfy split zoned: 
a portion fronting N Mississippi Street closer to (but not 
fronting on) N Lombard Street is zoned CG, and a portion of the 
site fronting N Stafford Street is zoned R5. The R5 zoned portion
includes an existing buiJ-ding on the easLern portion of the site. 
The properties surrounding the site to the east, west and south 
are zoned R5, and developed with residences. Both N Mississippi 
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Avenue and N Stafford Street are classified as loca] streeLs in 
the Comprehensive Plan. 

Policy 10.4 of the Portland Comprehensive Pfan indicates the 
Genera] Commercial- designation and CG zone is generally intended 
to be used on arterial streets in developing areas and ol-der areas 
which already have an auto-oriented development styJ-e. The 
port-ion of the site for which a map change is requested abuts 
focal- streets, and whil-e the site to the north is zoned CG, the 
surrounding properties are zoned R5 and in residential- uses. The 
CG zone affows a ful-I range of commercial, employment and other 
uses, many of which are auLo oriented and a generous height
alfowance (45') and floor area ratio (3:1). Allowed uses incfude 
Quick Vehicl-e Servicing and Vehicle Repair, and the development
standards of the CG zone allow exterior dispJ-ay, exterior storage,
and drive through facilities in addition to large buildings. The 
uses aIl-owed in the CG zone may pose conflicts with surrounding
residential development, and the Comprehensive Plan indicates that
appÌication of CG zoning fronting on l-ocaf streeLs is general-ly 
not appropriate. Further, Policy 2.23 of the Comprehensive Pl-an 
also caffs for mitigation of impacts through buffering and access 
limit.ations when designations on siLes are changed from 
Residential to Commercial. Finally, as noted in PoÌicy I0,1, the 
proposa-L wiff need to demonstraLe how it addresses l-osL housing
potential, either through rezoning or another method. 

The Cit.y of PorLland is currenLfy undertaking an update of the 
Comprehensive Plan, and is exploring the types of l-and uses and 
Comprehensive Pl-an and Zoning map impJ-ementation tool-s appropriate 
for deveJ-opment of vibrant commercial- centers and corridors and 
the best ways for those activities to interface with adjacent
residential- areas. The question of Ìand use activit.ies and the 
transition in scafe to adjacent residential areas is currently
being considered. It is anticipated that a ne\^/ set of mapping
guidelìnes and implementation tools will emerge from the 
Comprehensive PJ-an UpdaLe process. However, the outcomes are not 
fully known at this time and not. expected until- 2014. 

RecomrnendaLions: The Bureau of Pfanning and Sustainability 
reconmends a Comprehensive Plan map and zoning approach thai­
limit.s the potentiaÌ impacts of int.ense commercia-l activity on 
nearby residential- areas and is appropriate for the contexL. We 

recom.mend designations and zoning that limits the broad array of 
uses/ the ext.ensive exterior development aÌl-owances, and the 
maximum height. and floor area ratio al-lowed in the Generaì-
Commercial designation and CG zone. Specificall-y we recommend 
limiting uses in t-he Commerciaf category to al-J-ow only Retail 
Sal-es and Service and Office uses; and prohibiting afI uses in the 
Industrial category. Further, we reconmend prohibiting exterior 
dispÌay and st.orage and drive t.hrough deve-lopment on the portion 
of the site being rezoned, and general-ly lowering the FAR and the 
maximum height from that allowed by CG. BPS recomrnends use of the 
Neighborhood CommerciaÌ plan designation and CN1 zone as a means 
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to accomplish this. Al-ternativeJ-y, the Urban CommerciaJ- pJ-an
designation and CM zone may al-so achieve simiLar goal-s. Either 
woul-d al-l-ow limited commercial- use of the existing buiJ-ding, but 
limit the impacts of future development and uses on the adjacent 
residences. The l-oss of housing potential- is addressed by use of 
Urban CommerciaL (CM zone) approach, and woul"d need to be 
addressed in another way (e.9.housing pooJ-, or oLher) in the 
Neighborhood Commercial- (CN1) approach. Condit.ions of approvaÌ
and a buffer overJ-ay coul-d be placed on a commercial zone such as 
CG, but this is not recornmended due to the ext.ent of conditions 
needed, and the possibiJ-ity that a future pJ-anning approach may 
conf Ìict with this designat.ion. " 

BDS Comments to Hearings Officer (Exhibit H.2): BDS staff, in the Staff Report and 
Recommendation to the Hearings Officer ("BDS Recommendation") stated: 

"On October 4, 2012, after BDS staff identified concerns 
and shared the Bureau of Planning and Sustainability 
response with the applicant, the applicant revised his 
proposaJ-. The mailed pubJ-ic notice describes the revised 
reguest t.o re-designat.e and rezone the entire site from 
R5 and CG zones to the CM zone. " 

Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on October 4, 
2012. No written responses were received from either the notified neighborhood associations or 
notified property owners in response to the proposal prior to the issuance of the BDS 
Recommendation. Two persons appeared and testified at the October 29,2012 hearing. One 
person ("Reis") stated that he was hopeful that development of the Subject Property would be 
pedestrian oriented. The other person ("Stewart") expressed concem about safety risks created by 
on-street parking along N Mississippi in close proximity to N Lombard. Where relevant, the 
Hearings Officer will address these issues in the approval criteria findings below. 

ZONING CODE APPROVAL CRITERIA 

33.810.050 Comprehensive Plan Map Approval Criteria 

A. Quasi-Judicial. Amendments to the Comprehensive Plan Map that are quasi-judicial 
will be approved if the review body finds that the applicant has shown that all of the 
following criteria are met: 

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 
supportive of the Comprehensive Plan as a whole than the old designation; 

Findings: The 15,000 square foot Subject Property is split-zoned with a poftion of the ownership 
designated and zoned R5 and a portion designated and zoned CG. Applicant is requesting a 

Comprehensive Plan Map Amendment and concurent Zone Map Arnendment to change the 
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current designation to Urban Commercial and the zoningto CM, Mixed Commercial/Residential. 
Initially, Applicant proposed to extend the CG designation and zone on the southern portion of 
the R5 zoned lot. However, in response to concerns raised by BPS staff, Applicant revised the 
application. 

For comparison, the Comprehensive Plan Policy 10.4 describes the Urban Commercial and 
General Commercial designations as follows: 

Urban Commercial: This designation is intended for more developed parts of the city near 
relatively dense residential areas. A full range of retail, service, and business uses are allowed 
serving a local and a larger market area. It is intended primarily for areas which are served by 
transit. Development should have a strong orientation to pedestrians. It is also intended to 
allow commercial development in some areas while maintaining housing opportunities. The 
corresponding zones are CM and Storefront Commercial ("CS"). 

General Commercial: This designation allows a full range of commercial uses having a local 
or regional market. Development will mostly have an auto-orientation, but along streets where 
high quality transit-service is available, development will also be oriented to pedestrians, 
bicycles, and transit. It is intended for arterial streets and to be used for developing areas and 
for larger, older areas which already have an auto-oriented development style. The 
corresponding zone is General Commercial ("CG"). 

Even though the Subject Property abuts CG zoned properties and one of the three 5,000 square 
foot lots is presently zoned CG, the extension of the CG zone over the entire Subject Property 
would not be appropriate. The CG zone would allow up to 45,000 square feet of commercial 
development and/or auto-oriented uses such as drive-through vehicle seryice or fast food 
restaurants. BPS staff noted, in Exhibit 8.5, that BPS is exploring, as part of the City 
Comprehensive Plan update, zoning implementation tools that will achieve vibrant commercial 
centers and corridors that interface with adjacent residential areas. BPS recommended the use of 
the Neighborhood Commercial I (CNl) zone because it applies a lower height and floor area 
limit and would prohibit auto-oriented development. However, BPS staff also noted that the CM 
zone would achieve similar goals. 

PBOT, in its response, determined that the transportation system could not adequately support the 
level of intensity (i.e. full build-out) that would be allowed if the entire Subject Property were 
rezoued to the CG zone (Exhibit E.2). In order to not exacerbate the unacceptable level of 
service (capacity) at the N Mississippi and N Lornbard intersection, PBOT determined that the 
use(s) and resulting trip count currently allowed on the Subject Property coulcl not be exceeded 
via the change in zoning. 

Stafl in the BDS Recommendation, expressed support for Applicant's revised request to apply 
the CM zone. BDS staff indicated that the CM zone would provide a transition betwecn the 
commercial development allowed on N Lombard and the adjacent residential neighborhood. The 
CM zone will allow continued usc of an existing non-residential builcling while restricting 
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commercial expansion. The existing building is over 3l feet in height, which is within the 
allowance of the CM zone but exceeds the 30 foot height limit of the CNI zone. The CM zoning 
would create a bridge between the current zoningpattem and the possible changes that will occur 
through the City's Comprehensive Plan Update process. 

Because of the limited capacity of the nearby intersection, PBOT recommended a condition that 
would apply a trip cap and require a traffic analysis iflwhen the Subject Property is redeveloped 
andlor when more than 1,000 square feet of commercial or more than two dwelling units is 
proposed on the site. It should be noted that Zoning Code Section 33.700.110.8.1 requires 
continuation of conditions of approval for Zone Change requests even if the Subject Property is 
remapped through a legislative project. As long as the remapping is to a comparable zone, such 
as commercial to commercial, the condition(s) will continue to apply. 

Based on the findings below, the requested designations will, on balance, be equally supportive of 
the Comprehensive Plan as the existing designation. 

The following Comprehensive Plan Goals and Policies are relevant to this proposal: 

Goal 1: Metropolitan Coordination 
The Comprehensive Plan shall be coordinated with federal and state law and support regional 
goals, obiectives and plans adopted by the Columbia Region Associatíon of Governments and its 
successor, the Metropolitan Service District, to promote a regional planningframework. 

Findings: The Urban Growth Management Functional Plan was approved November 21,1996 
by the Metro Council and became effective February 19,1997. The purpose of the plan is to 
implement the Regional Urban Growth Goals and Objectives (RUGGO), including the 2040 
Growth Concept. Local jurisdictions must address the Functional Plan when Comprehensive 
Plan Map Amendments are proposed through the quasi-judicial or legislative processes. The 
Urban Growth Management Functional Plan is Section 3.07 of the Metro Code. The relevant 
titles in that section are summarized and addressed below. 

Overall, as noted in the discussion below, the request to re-designate and rezone ÍÌom Single-
Dwelling Residential and General Commercial to the Urban Commercial and CM zone will have 
little or no effect on the intent of these titles or these titles will be met through compliance with 
other applicable City regulations. The Hearings Officer believes that this proposal is consistent 
with Metro's regional planning framework, and therefore the requested Comprehensive Plan Map 
Amendment and Zone Change is consistent with Goal l, Metropolitan Coordination, of the City's 
Comprehensive Plan. 

Urban Growtlt Management Functional Plan 

Title 1 - Requirements for Housíng and Employment Accommodation 
This section of the Functional Plan facilitates efficient use of land within the Urban Growth 
Boundary (UGB). Each city and county has determined its capacity for providing housing and 
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employment which serves as their baseline and if a city or county chooses to reduce capacity in 
one location, it must transfer that capacity to another location. Cities and counties must report 
changes in capacity annually to Metro. 

Hearinqs Oflìcer Comments: The proposal includes specific site improvements and remodeling 
the existing building for new commercial tenant spaces. As discussed further below, the 
requested CM zone addresses approval criteria that protect housing development potential for the 
site. The requested change will not create housing or employment capacity conflicts. The 
utilization of an existing, non-residential building for commercial uses will likely create 
additional employment opportunities for North Portland residents. In the future, if additional 
development is proposed on the Subject Property, the CM zone requires a floor area match. For 
each square foot of new commercial floor area, there must be at least I square foot of residential 
floor area constructed. To address the capacity of the transportation system, PBOT recommended 
a condition imposing a vehicle trip cap. This proposal complies with the intent of Title 1. 

Títle 3 - lI/øter Quality and Flood Mønøgement 
The goal of the Stream and Floodplain Protection Plan (Title 3) is to protect the region's health 
and public safety by reducing flood and landslide hazards, controlling soil erosion and reducing 
pollution of the region's waterways. 

Hearings O.{fìcer Comments: Compliance with this title is achieved through the implementation 
of the Stormwater Management Manual and other development regulations at time of Building 
Permit review. BES analyzed Applicant's stormwater report that was submitted as part of the 
building permit currently under review. BES expressed no objections to the proposed stormwater 
management approach, an on-site infiltration planter (Exhibit 8.1). The stormwater management 
regulations can be met. Therefore, the proposal complies with the intent of this Title. 

Title 6 - Centers, Corrìdors, Støtion Communities and Møítt Streets 
The intention of Title 6 is to enhance the Centers designated on the 2040 Growth Concept Map 
by encouraging development in these Centers. This title recommends planning actions such as: 

(1) completing an assessment, (2) developing a plan of action for public investments and (3) 
developing incentives for private investment to achieve mixed-use, pedestrian-friendly, transit­
supportive development that support the 2040 Growth Concept. 

Ilearings O.ffìcer Comments: The Subject Property is located near a Metro-designated Main 
Street-N Lombard Street. Title 6 states that centers, con-idors, station communities and main 
streets need a mix of uses, such as grocery stores and restaurants, schools, medical offices, public 
spaces, as well as a mix of housing types, to be vibrant and walkable. The proposal will allow 
commercial uses to occupy the existing nonresidential building. The CM zone will allow a 

maximum of 15,000 square feet of commercial floor area on the Subject Property. The existing 
building contains 9,500 square feet that would be available for comrnercial use. With new and or 
additional commercial floor area, residential development will be required. The CM zone allows 
uses and development that are consistent with the Metro "Main Street" designation. With a 

conclition that applies a vehicle trip cap, the future redevelopment or expansion will not adversely 
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impact the service perforrnance of the intersections. The proposal does not conflict with this
 
Title.
 

Títle7-HousingChoíce 
The framework plan calls for establishment of voluntary affordable housing production goals to 
be adopted by local governments. 

Hearings O-{ficer Comments: The requested CM zone will address the City's "no-net loss" 
housing policy and approval criterion 33.810.050.4.2. The City's ZoningCode does not regulate 
affordability (costs/rents). However, retaining the potential for additional housing on the Subject 
Property may indirectly affect affordability. Therefore, the proposal supports this title. 

Title I2- Protection of Resídentíal Neighborhoods 
The purpose of this title is to protect the region's existing residential neighborhoods from air and 
water pollution, noise and crime, and to provide adequate levels of public services. 

Hearings Qfficer Comments.' The proposal is subject to review and evaluation against existing 
and future demand on public services, and whether there are adequate levels of same to support 
the proposed re-designation and zoning pattern. To the extent that the proposal meets the criteria 
found at 33.855.050 B, as discussed below, the proposal is consistent with the intent of this title. 

Title 13- Nature in Neighborhoods 
The purposes of this program are to conserve, protect and restore a continuous ecologically viable 
streamside corridor system, from the streams' headwaters to their confluence with other steams 
and rivers and with their floodplains in a manner that is integrated with upland wildlife habitat 
and with the surrounding urban landscape; and to control and prevent water pollution for the 
protection of the public health and safety and to maintain and improve water quality throughout 
the region. 

Hearings OÍlìcer Comments; The Subject Property is not located in an environmental or 
greenway overlay zone, nor is it within a floodplain. Water quality requirements, via the City's 
Stormwater Management Manual requirements will be satisfied, as noted above. The proposal 
complies with the intent of this Title. 

GOAL 2: arban Development 
Maintain Portland's role as the major regional employment, population and cultural center 
through public policies that encourage expanded opportunity.þr housing and jobs, while 
retaining the character of established residential neighborhoods and business centers. 

Findings: The proposal will allow continued use of a 3-story, non-residential building. The 
building, described as a "Sunday School Addition," was constructed in the early 1950s. The 
Subject Property, in the past, had Conditional Use status for a Religious Institution in a residential 
zone; the Conditional Use rights have now expired. Approval of this proposal will allow 

http:opportunity.�r
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commercial occupancy of the building andlor redevelopment of the Subject Property with a mix 
of commercial and residential uses. 

As explained below, the proposal is consistent with the following applicable policies: Potícy 2.1 

Population Growth, Policy 2.2 Urban Diversity, Policy 2.9 Residential Neighborhoods, Policy 
2.1I, Commercial Centers, Policy 2.12 Transit Corridors, Policy 2.13 Auto-Oriented 
Commercial Development, Policy 2.16 Strip Development, Policy 2.l9Infill and Redevelopment, 

Policy 2.20 Utilization of Vacant Land, Policy 2.22 Mixed Use, Policy 2.23 Buffering and Policy 
2.26 Albina Community Plan. Because of the proposal's consistency with these relevant policies, 
the proposal is supportive of Goal 2 Urban Development, of the Comprehensive Plan. 

Polícy 2.1 Populøtíon Growth 
Allow for population growth within the existing city boundary by providing land use 

opportunities that will accommodate the projected increase in city households by the year 2000. 

Policy 2.2 Urbøn Díversíty 
Promote a range of living environments and employment opportunities for Portland residents in 
order to attract and retain a stable and diversified population. 

Policy, 2.9 Residentìal Neíghborhoods 
Allow for a range of housing types to accommodate increased population growth while improving 
and protecting the city's residential neighborhoods. 

Hearinqs O_fficer Comments: The proposal will allow utilization of an existing commercial 

building while maintaining housing potential on the Subject Property. The CM zone will serve as 

a transition between the N Lombard commercial corridor and the residential area. The 

commercial and residential potential provided in the CM zone will offer additional employrnent 
and residential opportunities. If the Subject Properly is ever redeveloped and/or there is an 

expansion of the commercial floor area, the CM zone requires an equal amount of residential 

floor area. To address the limited capacity of nearby intersections, PBOT recommended a trip 
cap limit be imposed as a condition. The condition will apply to future redevelopment and/or 
signifioant expansions of floor area on the Subject Property. 

Policy 2.11 Contmercial Centers 
Expand the role of major established commercial centers which are well seled by transit. 

Strengthen these centers with retail, office service and labor-intensive industrial activities which 
are compatible with the surrounding area. Encourage the retention of existing medium and high­
density aparlment zoning adjacent to these centers. 
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Policy 2.12 Transìt Coruidors 
Provide a mixture of activities along Major Transit Priority Streets, Transit Access Streets, and 
Main Streets to support the use of transit. Encourage development of commercial uses and allow 
labor-intensive industrial activities which are compatible with the surrounding area. Increase 
residential densities on residentially zoned lands within one-quarter mile of existing and planned 
transit routes to transit-supportive levels. Require development along transit routes to relate to 
the transit line and pedestrians and to provide on-site pedestrian connections. 

Policy 2. I 3 Auto-Oríented Commercíøl Development 
Allow auto-oriented commercial development to locate on streets designated as Major City 
Traffic Streets by the Transportation Element. Also, allow neighborhood level auto-oriented 
commercial development to locate on District Collector Streets or Neighborhood Collector 
Streets near neighborhood areas where allowed densities will not support development oriented to 
transit or pedestrians. Where neighborhood commercial uses are located on designated transit 
streets, support pedestrian movement and the use of transit by locating buildings and their 
entrances conveniently to transit users, pedestrians, and bicyclists and providing on-site 
pedestrian circulation to adjacent streets and development. 

Policy 2.16 Strip Development 
Discourage the development of new strip commercial areas and focus future activity in such areas 
to create a more clustered pattern of commercial development 

Hearings Ofrcer Comments: Because the Subject Property, and nearby sites are best described as 
a "Main Street" corridor rather than a major center, Policy 2.1 I Commercial Centers does not 
apply. The CM zone prohibits auto-oriented uses such as Quick Vehicle Services (a.k.a. gas 
stations) and other drive-through facilities. Furthermore, if the Subject Property was proposed for 
redevelopment, the CM zone will not allow commercial strip development because the 
development standards require buildings that are pedestrian oriented and housing is a key 
requirement. Therefore, the proposal is consistent with Policy 2.16. 

Even though the Subject Property is located near a frequent service transit line and the proposed 
CM zone would allow signifrcantly higher density than the current R5 zone, PBOT staff 
recommended a condition that limits development potential based upon the anticipated vehicle 
trips. The recomrnended condition may restrict full realization of Poli cy 2.12; however as 

explained above, the CM zone's development standards are intended to achieve pedestrian­
oriented development. Therefore, the proposal is consistent with these policies. 

Policy 2. I 9 Infill and Redevelopment 
Encourage infill and redevelopment as a way to implement the Livable City growth principles and 
accommodate expected increases in population and ernployment. Encourage infill and 
redevelopment in the Central City, at transit stations, along Main Streets, and as neighborhood 
infìll in existing residential, commercial and industrial areas. 
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Policy 2.20 Utilization of Vacant Land 
Provide for full utilization of existing vacant land except in those areas designated as open space. 

Policy 2.22 Mixed Use 

Continue a mechanism that will allow for the continuation and enhancement of areas of mixed 
use character where such areas act as buffers and where opportunities exist for creation of nodes 
or centers of mixed commercial, light industrial and apartment development. 

Hearinqs O.flìcer Comments: These policies are supported because the proposal will allow 
continued use of a non-residential building and will provide opportunities for additional mixed­
use development. PBOT staff recommended a condition that allows a modest increase in 
commercial and residential development. The condition, however, would require a traffic 
analysis be submitted to document that the proposed expansion will not result in the trip cap 
being exceeded. Redevelopment of the Subject Property would be allowed to achieve its full 
mixed-use potential if the mix of commercial and residential units is found to stay within the 
limitations of a trip cap. 

Policy 2.23 Bufferíng 
When residential zoned lands are changed to commercial, emplo¡anent or industrial zones, ensure 
that impacts from nonresidential uses on residential areas are mitigated through the use of 
buffering and access lirnitations. Where R-zoned lands have a C, E, or I designation, and the 
designation includes a future Buffer overlay zone, zone changes will be granted only for the 
purpose of expanding the site of an abutting nonresidential use. 

Hearings Olfìcer Comments: As explained above, the CM zone applies use restrictions and 
development standards that prohibit commercial development that could negatively impact the 
livability of a residential area. The CM zone requires (for new development) a match of 
residential floor area for every square foot of commercial floor area. Applicant submitted to BDS 
a building pennit application that includes plans to renovate the oxisting building and improve the 
accessory parking lot. The plans show that Applicant intends to install perirneter parking lot 
landscaping. For these reasons, BDS staff did not recommend one or more conditions requiring 
additional buffering. The Hearings Officer concurs with BDS' analysis and conclusion that 
additional conditions, related to landscape buffering, are unnecessary. Applicant's specific 
developrnent proposal will support the intent of this policy. 

Policy 2.26 Albina Community Plan 
Promote the economic vitality, historic character and livability of inner north and inner northeast 
Porlland by including the Albina Community Plan as a part of this Comprehensive Plan. 

I{earings Officer Comments: The policy analysis, below, under Policy 3.6 and 3.8, shows that 
the proposal is consistent with this policy and the other relevant policies of the Albina 
Community Plan and Piedmont Neighborhood Plan. 
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GOAL 3: Neíglrborhoods 
Preserve and reinþrce the stability and diversity of the City's neighborhoods while allowing þr
increased density in order to attract and retain long-term residents and businesses and insure the 
City's residential quality and economic vitality. 

Findings: The proposal is consistent with Policy 3.5 Neighborhood Involvemen¡. The Hearings 
Officer frnds that the proposal supports all of the relevant policies and objectives of the adopted 
Albina Community Plan and Piedmont Neighborhood Plan and therefore is consistent with Policy 
3.6 Neighborhood Plan. Relevant plan policies and objectives are identified below. 

Policy 3. 5 Neighborhood Involvement 
Provide for the involvement of neighborhood residents and businesses in decisions affecting their 
neighborhood. 

Hearings Q{rtcer Comments: Notice of the hearing on the proposed amendments was sent by the 
City to the appropriate neighborhood associations and to property owners within 400 feet of the 
Subject Property. The Subject Property was posted with information pertaining to the application 
and hearing schedule. According to the application, Applicant attended two Piedmont 
Neighborhood Association meetings. This review process supports this Policy. 

Policy 3.6 Neighborhood Plan 
Maintain and enforce neighborhood plans that are consistent with the Comprehensive Plan and 
that have been adopted by City Council. 

Policy 3.8 Albina Communìty PIan Neighborhoods 
Include as part of the Comprehensive Plan neighborhood plans developed as part of the Albina 
Community Plan. Neighborhood plans developed as part of the Albina Community Plan are 
those for Arbor Lodge, Boise, Concordia, Eliot, Humboldt, Irvington, Kenton, King, Piedmont, 
Sabin and Woodlawn. 

Objective L 

Reinforce Piedmont as one of Portland's premier residential neighborhoods. Protect the 
neighborhood's heritage of historic structures and sites. Improve the neighborhood's livability 
while fostering the diversity of its residents. Use the Piedmont Neighborhood Plan to guide 
decisions on land use, capital improvement projects, urban renewal and community 
development activities within Piedmont. 

Hearings Qfficer Comments: The Subject Property lies within the plan area of the Albina 
Community Plan and the Piedmont Neighborhood Plan, both were adopted by City Council in 
July 1993. The following Comrnunity Plan and Neighborhood Plan policies and objectives are 
relevant to this proposal. 
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Albína Community Pløn 

Policy I.A: General Land Use 

Encourage residential, recreational, economic and institutional developments that reinforce Plan 
Area neighborhoods; increase the attractiveness of Albina to residents, institutions, businesses 
and visitors; and create a land use pattern that will reduce a dependence on the automobile. 

Polic.v I.B: Livable Neighborhoods
 
Protect and improve the livability of the residential neighborhoods within the Albina Community.
 
Direct new development activity to those areas that have experienced or are experiencing a loss
 

of housing. Ensure the compatibility of new development with nearby housing. Foster the
 
development of complete neighborhoods that have service and retail businesses located within or
 
conveniently near to them. Promote increases in residential density without creating economic
 
pressure for the clearance ofsound housing.
 

Policv l.D Economic Development 
Foster development of distinct, well-anchored commercial, institutional and industrial nodes and 
centers that serve the needs of the community, attract shoppers from throughout the region and 
take advantage of the close proximity of the district to the Central City, Oregon Convention 
Center and Columbia Corridor. Ensure that institutions have opportunities for growth that meet 
their needs. Support the expanding and new industrial firms that provide family wage jobs to 
Albina Community residents. Protect residential neighborhoods from negative impacts 
associated with commercial, institutional and/or industrial growth. 

Obiectives 
l. Reduce conflicts between residential uses and commercial, industrial and institutional 

activities. 
2. Ensure that sites are available in adequate size, depth, location and zoning to attract 

market driven business, institutional and housing developers within the Albina 
Community. 

3. Recognize and reinforce concentrations of commercial and emplo5anent businesses 
within the district and encourage the formation of clear identity for these areas. 

5. Foster the establishment of new small businesses and housing developments, 
particularly on land that is vacant or underutilized. 

Polic.v E: Transit Supportive Land Use 

Focus new development on locations along tlansportation corridors that offer opportunities for 
transit supportive developments and foster the creation of good envirorunents for pedestrians in 
these areas. 

Objcctive 5 

Encourage the developrnent of mixed-use projects in comrnercial areas that include both ground 
level business uses and upper story residential units. 
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Policy 2 Transportation 
Take full advantage of the Albina Community's location by improving its connections to the 
region. Emphasize light rail transit as the major transportation investment while improving access 
to freeways to serve industrial and employment centers. Protect neighborhood livability and the 
viability of commercial areas when making transportation improvements. Provide safe and 
attractive routes for bicyclists and pedestrians. 

Ob.iectives: 
4. Protect residential areas from impacts of through-traffic and the traffic of commercial,
 

employment and institutional districts.
 

7. Concentrate new residential developments and commercial investment near transit
 
corridors.
 

Policv 3.8 Business Growth ønd Development 
Recruit, retain, and encourage expansion of economic activities and institutions which enhance 
neighborhood livability. Conserve community assets and resources. Use public programs and 
resources to encourage more efficient design and utilization in the Albina Community's 
commercial, institutional and industrial centers. 

Objectives 
6. Encourage rehabilitation and reuse of older non-residential building stock within Albina
 

commercial, institutional and employment centers and nodes to provide affordable
 
business locations, induce private capital investment and attract business growth.
 

7. Encourage new construction on vacant infill and underutilized lots within Albina 
commercial, institutional, and employment centers and nodes to create more attractive 
and viable markets for area businesses and service providers. 

8. Encourage multiuse and mixed-use development designed to create safe and attractive 
centers of activity, commerce and employment. 

Poliqt 5: Housine
 
Increase housing opportunities for current and future residents of the Albina Community by
 
preserving and rehabilitating the existing housing stock, constructing appropriate infill housing in
 
residential neighborhoods and building higher density housing near business centers and major
 
transit routes. Stirnulate new housing investment by emphasizing the Albina Community's
 
central location, established public services, and quality housing stock.
 

Objecilne 6
 
Discourage speculation that deters construction of housing on vacant land.
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P ìe dm o nt Ne íshb or ho o d Plan 

Polic.y: Housing
 
Promote and enhance Piedmont as a residential neighborhood consisting predominantly of single­
family, owner-occupied homes whose residents represent a cross-section of the City's population,
 
ethnically and economically.
 

Políqt 6: Business Growth and Development
 
Stimulate business growth in the Piedmont Neighborhood that provides services and job
 
opportunities for neighborhood residents with minimum impacts on the Residential Core area of
 
Piedmont. Concentrate this development along Martin Luther King Jr. Boulevard and the North
 
Industrial Area.
 

Ohiective 4
 
Reduce the negative impacts of all business growth and development on the Residential
 
Core. Guard against these land uses encroaching into residential areas.
 

llearinqs O.{fìcer Comments: BDS Staff identified no conflicts with the relevant Neighborhood
 
Plan and Community Plan policies and objectives. The Hearings Officer concurs with BDS'
 
analysis and conclusions. To address capacity issues of nearby intersections, PBOT staff
 
recommended that a condition be included, if the application were approved, requiring a vehicle
 
trip cap to apply to redevelopment and or major expansions on the Subject Property. Specifically,
 
the recommended condition will result in a project that satisf,res the intended results of
 
Community Plan Policy 2: Transportation and Piedmont Policy 6: Business Growth and
 

Development.
 

GOAL 4: Housing
 
Enhance Portland's vitality as a community at the center of the region's housing market by
 

providing housing of dffirent types, tenures, density, sizes, costs, and locations that
 
accommoda'te the needs, preferences, andfinancial capabilities of current andfuture households.
 

Findings: The Hearings Officer finds that the proposal is consistent with Policy 4.1 Housing 
Availability, Policy 4.2 Maintain Housing Potential, Policy 4.3 SusÍainable Housing, Policy 4.7 
Balanced Communities, Policy 4.10 Housing Diversity, Policy 4.1I Housing Affordability and 
4 . I 4 Neighborhood Stability. Because of the proposal's consistency with these policies, it is 
supportive of Goal 4 Housing, of the Comprehensive Plan. An analysis of the applicable policy 
follows, below. 

Policv 4.1 Housing Availabilitlt 
Ensure that an adequate supply of housing is available to meet the needs, prefereuces, and 

financial capabilities of Porlland's households now and in the future. 
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Polic.v 4.2 Maintain Housing Potential
 
Retain housing potential by requiring no net loss of land reserved for, or committed to,
 
residential, or mixed-use. When considering requests for amendments to the Comprehensive
 
Plan map, require that any loss of potential housing units be replaced.
 

Objective A
 
Allow the replacement of housing potential to be accomplished by such means as: l) rezoning
 
(and redesignating) existing commercial, employment, or industrial land to residential; 2)
 
rezoning (and redesignating) lower density residential land to higher density residential land;
 
and 3) rezoning to the CM zone; or 4) building residential units on the site or in a commercial
 
or employment zone if there is a long term guarantee that housing will remain on the site.
 

Hearings Qffìcer Comments: The proposal is consistent with Policy 4.1 and Policy 4.2 because 
Applicant is requesting to change the designation and to rezone the property to the CM zone. The 
Hearings OfÍicer finds that upon redevelopment and/or expansions, the Subject Property will 
meet or exceed its current housing potential. 

Poliqt 4.3 Sustainable Housing 
Encourage housíng that supports sustainable development patterns by promoting the fficient use 
of land, conservation of natural resources, easy access to public transit and other efficient modes 
of transportatíon, easy access to services and parks, resource fficient design and construction,
 
and the use of renewable energy resources.
 

Polic:¡ 4.7 Balanced Communities 
Strive for livable mixed-income neighborhoods throughout Portland that collectively reflect the 
diversity of housing types, tenures (rental and ownership) and income levels of the region. 

Políqt 4.I0 Housing Diversit-v
 
Promote creation of a range of housing types, prices, and rents to I ) create culturally and
 
economically diverse neighborhoods; and 2) allow those whose housing needs change to find
 
housing that meets their needs within their existing community.
 

Policv 4.1I Housing Afordabilit:¡
 
Promote the development and preservation of quality housing that is affordable across the full
 
spectrum of household incomes.
 

Hearings O-Ûìcer Comments.' The proposal is consistent with these policies because the CM zone 
will maintain housing potential and will ensure that any future commercial floor area expansions 
will have to include a residential component. Maintaining an adequate supply of housing, both 
actual and potential, will help to address affordability for Portland residents. 

Polic:¡ 4. I 4 Neighborhood Stabilitv
 
Stabilize neighborhoods by promoting: l) a variety of homeownership and rental housing options;
 
2) security of housing tenure; and 3) opporlunities for community interaction.
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Hearinqs Qlfìcer Comments: For approximately 80 years, the church that operated on the 15,000 
square foot Subject Property provided stability to the surrounding neighborhood. After the 
demolition of the church sanctuary building in 2009, the building improvement on the Subject 
Property has been vacant. BDS staff concurred with Applicant's statement that the proposed 
renovation could be considered an investment in the neighborhood. BDS staff also agreed with 
Applicant that renovation of the existing building creates "a potential small commercial hub 
where an abandoned, graffittied building currently sits." The building improvements will provide 
spaces for office and retail uses that can serve the surrounding residential neighborhood and that 
can spur additional investment to adjacent commercially zoned sites. The proposal is consistent 
with this policy. 

GOAL 5: Economic Development 
Foster a strong and diverse economy which provides afull range of employment and economic 
choices for individuals andfamilies in all parts of the city. 

Findings: The Hearings Officer finds that the proposal is consistent with Policy 5.1 Urban 
Deuelopment and Revitalization, Polícy 5.2 Business Development, Policy 5.6 Area Character 
and ldentity within Designated Commercial Areas, and.Policy 5.7 Business Environment within 
Designated Commercial Areas. Because of the proposal's consistency with these policies, the 
proposal is supportive of Goal 5 Economic Development, of the Comprehensive Plan. The policy 
analysis follows, below. 

Policv 5.1 Urban Development and Revitalizatíon 
Encourage investment in the development, redevelopment, rehabilitation and adaptive reuse of 
urban land and buildings for employment and housing opportunities. 

Polícv 5.2 Business Development
 
Sustain and support business development activities to retain, expand and recluit businesses.
 

Poliqt 5.6 Area Character and Identitlt within Designated Commercial Areas
 
Promote and enhance the special character and identity of Portland's designated commercial
 
areas. 

5.7 Business Environment within Desíqnated Commercial Areas 
Promote a business environment within designated commercial areas that is conclucive to the 
fonnation, retention and expansion of commercial businesses. 

Oþiective C 
Sustain the role of designated commercial areas in providing shopping and employment 
opportunities for city residents. 

Ohiective F 
Encourage the retention and developrnent of higher density housing and mixed use development 
within commercial areas. 
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Hearings Qflìcer Comments: If approved, the proposal will enable Applicant to utilize an 
existing, viable commercial building. The CM zone will provide opportunities for locally serving 
businesses and opportunities for housing development, achieving a mixed-use project adjacent to 
a Metro designated "Main Street." Therefore, the proposal is consistent with these policies and 
objectives. 

GOAL 6: Transportation 
Develop a balanced, equítable, and eficient transportation system that provides a range of 
transportation choíces; reinþrces the livability of neighborhoods; supports a strong and diverse 
economy; reduces air, noise, and water pollution; and lessens reliance on the automobile while 
main taining access i b i I i ty. 

Findings: Comprehensive Plan Map Amendments must be reviewed against relevant 
Transportation Policies in the Comprehensive Plan. PBOT reviewed the application for its
 
potential impacts regarding the public rightof-way, traffrc impacts and conformance with
 
adopted policies, street designations, Title 33, Title l7 and for potential impacts upon
 
transportation services and found the proposal to change from a residential to a commercial
 
designation is, on balance, equally or more supportive of the relevant policies of Goal 6, as
 
follows:
 

Polic.v 6. I Coordination 
Coordinate with affected state and federal agencies, local governments, special districts, and 
providers of transportation services when planning for and funding transportation facilities and 
services. 

Poliqt 6.2 Public Involvement 
Carry out a public involvement process that provides information about transportation issues, 
projects, and processes to citizens, businesses and other stakeholders, especially to those 
traditionally underserved by transportation services, and that solicits and considers feedback 
when making decisions out transportation. 

Hearings Of-lìcer Comments; Policies 6.I and 6.2 aremet by the land use review notice 
requirements which include sending a notice of the proposed amendment to state and local 
agencies, and to property owners within a radius of 400 feet of the Subject Property. 

Policies 6.4.6.5.6.6,6.7,6.8.6.9,6.10. and 6.ll Classi-fìcation Descriptions 
Policy 6.4 states that the Street classification descriptions and designations describe the types of 
motor vehicle, transit, bicycle, pedestrian, truck and emergency vehicle movement that should be 
emphasized on each street. Policies 6.5 through 6.I I detail the intended character and use of 
streets for each transportation mode. 

Hearings O.{ficer Comments.' At this location, N Mississippi and N Stafford are classified as 
Local Service streets for all transportation modes in the City's Transportation System Plan. The 
street grid systern in the area surrounding the Subject Property provides a transportation system 

http:6.4.6.5.6.6,6.7,6.8.6.9,6.10
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that serves all modes. The proposed Comprehensive Plan Amendment is consistent with the 
Local Service street classification (for all modes) for the abutting N Mississippi Avenue and N 
Stafford Street. The proposal supports these policies. 

Polic.y 6.I2 Reqional and Citv Travel Patterns 
Support the use of the street system consistent with its state, regional, and city classifications and 
its classifi cation descriptions. 

Hearinqs O.fficer Comments: The Subject Property has nearby access to N Lombard and to 
Interstate-5, both State of Oregon facilities. The proposed Comprehensive Plan Amendment will 
not result in changes to interregional trips onto the City's local transportation system. The 
surrounding grid system that serves the immediate neighborhood will be capable of supporting 
Subject Property related trips expected to be generated in relation to the proposed land use action. 
The proposal is consistent with this policy. 

Polícv 6.13 Tra.ffìc Calminq 
Manage traffic on Neighborhood Collectors and Local Service Traffic Streets, along main streets, 
and in centers consistent with their street classifications, classification descriptions, and desired 
land uses. 

Hearinqs Oflìcer Comments; The proposed Plan Map and Zone Change to Urban Commercial 
and Mixed Residential/Commercial zone will not warrant traffrc calming measures (such as speed 
bumps, curb extensions, etc.) since, as identified in the submitted Traffic Impact Study (TIS), 
Applicant's traffic consultant determined that the proposed Comprehensive Plan Map and Zone 
Change will result in traffic continually being managed consistent with the land uses they serve 
and preserving and enhancing neighborhood livability. The proposal is consistent with this 
policy. 

Policy 6.16 Access Manaqement 
Promote an efficient and safe street system, and provide adequate accessibility to planned land 
USES. 

Hearinqs O-ffìcer Comments: Since no new development is currently proposed in relation to the 
requested Comprehensive Plan Map and Zone Chanqe, an in depth access analysis was not 
provided. It should be noted that the Subject Property is situated in close proximity to, but not 
directly on, N Lombard and Interstate-S. Both N Lombard and Interstate-5 are State of Oregon 
facilities. PBOT indicated that it did not anticipate that the State would further restrict access 
onto either N Lombard or Interstate-S in the event the proposed Cornprehensive Plan Map and 
Zone Change would be approved. The proposal cloes not conflict with this policy. 

Polic.v 6.I7 Coordinate Land Use and Transportation 
Implernent the Comprehensive Plarr Map and the 2040 Growth Concept through long-range 
transpoftation and land use planning and the developrnent of efficient and effective transportation 
projects and programs. 
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Hearings O-ffìcer Comments: This policy is met through the requirements of the quasi-judicial 
process for notification of the land use proposal and the requirement for analysis of the proposal 
in respect to the relevant policies and objectives of the Comprehensive Plan. 

Polic.v 6.18 Adequac,v qf Transportation Facilities 
Ensure that amendments to the Comprehensive Plan (including goal exceptions and map 
Amendments), zone changes, conditional uses, master plans, impact mitigation plans, and land 
use regulations that change allowed land uses are consistent with the identified function and 
capacity of and adopted performance measures for, affected transportation facilities. 

Hearings QÛìcer Comments: This policy reflects a requirement in the Transportation Planning 
Rule (Oregon Administrative Rule 660-012, hereafter the "TPR") to ensure that certain land use 
changes will not have an unacceptable impact on transportation facilities. Title 33, Planning and 
Zoning, contains approval criteria language that implements this policy. 

Performance Standards 
The most recent amendments to the TPR went into effect at the beginning of this year. Oregon 
Administrative Rule 660-012-0060(l) states that "if an amendment to a functional plan, an 
acknowledged comprehensive plan, or a land use regulation (including a zoning map) would 
signifrcantly affect an existing or planned transportation facility, then the local government must 
put in place measures as provided in section (2) of this rule, unless the amendment is allowed 
under section (3), (9) or (10) of this rule." Acceptable level-of-service for signalized intersections 
that are under City of Portland authority is LOS "D" or better. Acceptable level-oÊservice for un­
signalized intersections that are under City of Portland authority is LOS "E" or better. 

Applicant provided a TIS prepared by Greenlight Engineering. The TIS was prepared to address 
transportation impacts associated with the proposed Comprehensive Plan Amendment and Zone 
Change. The TIS compares the reasonable worst-case scenario for the existing site zoning with 
the reasonable worst-case scenario for the (originally) proposed CG zoning. ln summary, the 
results of the TIS indicate that the transportation system, with specific conditions of approval 
limiting future building arealvehicle trips, will have adequate level-oÊservice to support the 
proposed Comprehensive Plan Map and Zone Change. The proposal is consistent with this 
policy. 

PolicJ¡ 6.19 Transit Oriented Development 
Reinforce the link between transit and land use by encouraging transit-oriented development and 
supporting increased residential and employrnent densities along transit streets, at existing and 
planned light rail transit stations, and at other major activity centers. 

Hearings O.Ûìcer Comments.' A stated objective of this policy "requires commercial and 
rnultifamily development to orient to and provide pedestrian and bicycle connections to transit 
streets and, for major developments, provides transit facilities on a site or adjacent to a transit 
stop." TriMet bus route #4 serves the Subject Property nearby along N Lombard and N Albina. 
The proposed Comprehensive Plan Map and Zone Change will result in a potential development 
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on the Subject Property to support the use of the above referenced frequent transit line. The 
proposal supports this policy. 

Po lic.v 6. 20 Connectívitv 
Support development of an interconnected, multi-modal transportation system to serve mixed-use 
areas, residential neighborhoods, and other activity centers. 

Hearinqs Otìcer Comments; The Subject Property is located within a typical 200-foot to 350­
foot spaced street grid system (depending on orientation) that meets or exceeds the pedestrian and 
street connection spacing goals. The prescribed goals are 33O-foot maximum for pedestrian 
connection spacing and 530-foot maximum for street connection spacing. This policy is met. 

Políc.v 6. 2 I Right-of-Wa.v Opportunities 
Preserve existing rights-of-way unless there is no existing or future need for them, established 
street patterns will not be significantly intemrpted, and the functional purpose of nearby streets 
wìll be maintained. 

Hearings Offìcer Comments: No established street pattems will be intemrpted and the functional 
purpose of nearby streets will be maintained. The proposal supports this policy. 

Polícy 6. 2 2 Pedestrian Transportation 
Plan and complete a pedestrian network that increases the opporlunities for walking to shopping 
and services, schools and parks, employment and transit. 

Hearinqs Officer Comments: According to City database sources, N Mississippi is improved 
with 28-feet of paving and an "8-6-2" sidewalk corridor configuration within a 60-foot public 
right-of-way. North Stafford is improved with 30-feet of paving and a *3-6-1" sidewalk corridor. 
The N Mississippi frontage currently exceeds City standards while the existing 3-6-1 sidewalk 
corridor along N Stafford does not satisfu City standards (an I l-foot wide sidewalk corridor is 
necessary). In the event of future development on the Subject Property, a property dedication of 
1-foot and reconstruction of the existing sidewalk corridor will be necessary. The map 
amendment request does not conflict with the policy. 

Poliqt 6. 2 3 Bicvcle Transportation 
Make the bicycle an integral part of daily life in Portland, particularly for trips of less than fìve 
miles, by implernenting a bikeway network, providing end-of-trip facilities, improving 
bicycle/transit integration, encouraging bicycle use, and making bicycling safer. 

Hearings Qffìcer Comments: According to City database sources, N Mississippi is improvcd 
with 28-feet of paving and an *8-6-2" sidewalk comidor configuration within a 60-foot right-oÊ 
way. North Stafford is improved with 3O-feet of paving and a "3-6-l" sidewalk corridor. The 
local street system provides adequate bicycle facilities. The proposal supports this policy. 
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Policlt 6.25 Parking Management
 
Manage the parking supply to achieve transportation policy objectives for neighborhood and
 
business district vitality, auto trip reduction, and improved air quality.
 

Palic.v 6.26 On-street Porking Management 
Manage the supply, operations, and Demand for parking and loading in the public right-of-way to 
encourage economic vitality, safety for all modes, and livability of residential neighborhoods. 

Polic:t 6.27 Q[f Street Parking
 
Regulate off-street parking to promote good urban form and the vitality of commercial and
 
employment areas.
 

Hearings O.[fìcer Comments.' There is an existing parking area on the northern l/3 of the Subject 
Property which is proposed to be retained (and improved) in relation to a current redevelopment 
proposal on the Subject Property. Applicant's plans indicate that parking can be accommodated 
on the Subject Property to serve currenlfuture uses which places less demand on the on-street 
parking in the public righroÊway. With more parking on-site, additional parking spaces can be 
anticipated to be available for other uses in close proximity to the Subject Property. The proposal 
is consistent with these policies. 

GOAL 7: Energt 
Promote a sustainable energy future by increasing energy eficiency in all sectors of the city by 
ten percent by the year 2000. 

Findings: In general, Goal 7 policies and objectives are directed toward local jurisdictions in 
implementing energy related strategies, and not the applicant. However, the Hearings Officer 
finds that this proposal is consistent with this goal because the request will allow re-use of an 
existing structure for commercial uses that can serve the immediate area. 

GOAL 8: Envíronment 
Maintain and improve the quality of Portland's air, water and land resources and protect 
neighborhoods and business centers from detrimental noise pollution. 

Findings: The Hearings Officer finds this proposal will not adversely impact the City's air, 
water or land resources. If approved, future commercial uses will be subject to the Zoning 
Code's off-site impacts regulations (Chapter 33.262) and must comply with the City's Title l8 
noise regulations that protect neighborhoods from detrimental noise levels. 

GOAL 9: CìtÍzen Involvement 
Improve the method þr citizen involvement in the on-going land use decision-making process 
and provide opportunities for citizen particípation in the implementation, review and amendment 
of the adopted Comprehensive Plan. 
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Findings: The Hearings Officer finds this proposal is consistent with relevant policies 9.1, 
Citizen Involvement Coordination and 9.3, Comprehensive'Plan Map Amendment and therefore 
is consistent with Goal 9 Citizen Involvement. A detailed analysis of the applicable policies 
follows, below. 

Policv 9.1 Citizen Involvement Coordination 
Encourage citizen involvement in land use planning projects by actively coordinating the 
planning process with relevant community organizations. 

Hearinqs Oflicer Comments: According to the application, Applicant attended two Piedmont 
Neighboihood Association meetings and reported that no objections were raised. The City 
provided notice of the proposed Comprehensive Plan Map Amendment andZone Change to 
surrounding property owners within 400 feet of the Subject Property, to the Piedmont 
Neighborhood Association, and to the Kenton and Arbor Neighborhood Associations in order to 
inform them of their opportunity to comment on the application both in writing and at the public 
hearings on this application. In addition, the Subject Property was posted per the requirements of 
the PortlandZoning Code for Type III Land Use Reviews. The requested land use review 
supports this policy. 

Polic.v 9.3 Comprehensíve Plan Amendment 
Allow for the review and amendment of the adopted Cornprehensive Plan which insures citizen 
involvement opportunities for the city's residents, businesses and organizations. 

Hearings Officer Comments: The land use review process provides for citizen involvement 
tluough mailed requests for responses, posting of the Subject Property, mailed notifications of 
public hearing, and public hearings before the Hearings Officer and City Council. Citizen 
involvement efforts related to this case are detailed in response to Policy 9. l, above. This policy 
has been met. 

GOAL l0: Pløn Review and AdmínistratÍon 
Portland's Comprehensive Plan will undergo periodíc review to assure that it remains an up-to­
date and workable frameworlcfor land use development. The Plan will be implemented in 
accordance with State law and the Goals, Policies and Comprehensive Plan Map contained in 
the adopted Comprehensive Plan. 

Findings: The Hearings Officer finds this proposal is consistent with relevant Policies 10.7 and 
10.8 and therefore is supportive of Goal 10. A detailed analysis of the applicable policies 
follows, below. 

Polic.v 10.7 Amendments to the Comprehensive Plan Map 
The Planning Commission must review and make recommendations to the City Council on all 
legislative amendments to the Comprehensive Plan Map. Quasi-judicial amendments to the 
Comprehensive Plan Map will be reviewed by the Hearings Officer prior to City Council action, 



Recommendation of the Hearings Offìcer
 
LU t2-t60096 CP ZC (HO 4 I 20025)
 
Page 27
 

using procedures stated in the zoning code. For quasi-judicial amendments, the burden of proof 
for the amendment is on the applicant. The applicant must show that the requested change is: 
(l) Consistent and supportive of the appropriate Comprehensive Plan Goals and Policies 

Hearings QÛìcer Comments: The preceding analysis and findings demonstrate that the proposed 
Plan Map Amendment is, on balance, supportive of and consistent with the relevant goals and 
policies of the Comprehensive Plan. 

(2) Compatible with the land use pattern established by the Comprehensive Plan Map 

Hearings Oflìcer Comments: The requested Plan designation and zoning for the Subject Property 
is compatible with the general land use pattem established by the Comprehensive Plan for the 
surrounding area. Although not abutting other sites designated Urban Commercial, the Urban 
Commercial designation and CS, Storefront Commercial zone is applied to three lots that are 
located on the north side of N Lombard, within approximately 150 feet of the Subject Property. 
The zone will allow utilization of a 3-story non-residential building that was constructed in the 
early 1950s. Because this request will extend commercial zoning another 100 feet into a 
designated single-dwelling residential area, the proposed CM zone is appropriate. The CM zone 
limits the total amount of commercial development to a I to I Floor Area Ratio ("FAR") which 
equates to 15,000 square feet for the Subject Property. The zone prohibits auto-oriented uses and 
drive-through facilities. Further, the zone does not allow exterior display and storage. 

(3) Consistent with the Statewide Land Use Planning Goals 

Hearings QÛìcer Comments: The State of Oregon Land Conservation and Development 
Commission ("LCDC") has acknowledged the Comprehensive Plan for the City of Portland. The 
goals mentioned in "LCDC and Comprehensive Plan Considerations" are comparable to the 
statewide plaruring goals in that City Goal I is the equivalent of State Goal 2 (Land Use 
Planning); City Goal 2 addresses the issues of State Goal 14 (Urbanization); and City Goal 3 

deals with the local issues of neighborhoods. The following city and state goals are similar: City 
Goal4, State Goal l0 (Housing); City Goal 5, State Goal 9 (Economic Development); City Goal 
6, State Goal 12 (Transportation); City Goal T , State Goal 13 (Energy Conservation); City Goal 8, 
State Goals 5, 6 and 7 (Environmental Impacts); and City Goal 9, State Goal I (Citizen 
Involvement). City Goal 10 addresses city plan amendments and rezoning; and City Goal I 1 is 
similar to State Goal I I (Public Facilities and Services). Other statewide goals relate to 
agricultural, forestry and coastal areas, etc., and therefore do not specifically apply to this 
application. 

For quasi-judicial plan amendments, compliance with the City's plan goals, as discussed here, 
show compliance with applicable state goals. The discussion below indicates that overall, the 
City goals and policies are supported by the proposal. Consequently, the proposal is consistent 
with all applicable statewide goals. 

(4) Consistent with any adopted applicable area plans adopted as part of the Comprehensive Plan 
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Hearinqs Qflìcer Comments: As previously discussed above, the proposal is consistent with the 
adopted Albina Community Plan and the Piedmont Neighborhood Plan. 

Polic.v 10.8 Zone Chanqes 
Base zone changes within a Comprehensive Plan Map designation must be to the corresponding 
zone stated in the designation. When a designation has more than one comesponding zone, the 
most appropriate zone will be applied based on the purpose of the zone and the zoning and 
general land uses of surrounding lands. Zone changes must be granted when it is found that 
public services are presently capable of supporting the uses allowed by the zone, or can be made 
capable prior to issuing a ceftificate of occupancy. The adequacy of services is based on the 
proposed use and development. If a specific use and development proposal is not submitted, 
services must be able to support the range of uses and development allowed by the zone. For the 
purposes of this requirement, services include water supply, sanitary sewage disposal, stormwater 
disposal, transportation capabilities, and police and fire protection. 

Hearinqs Offìcer Comments: The Urban Commercial designation has two corresponding zones: 
the Mixed Commercial/Residential zone and the Storefront Commercial zone that implement the 
designation. As explained above, under Policy 10.7, the CM zone is the most appropriate zone 
given the surrounding uses and map pattern. 

Applicant is requesting a Comprehensive Plan Map and concurrent Zoning Map Amendment 
Review to change the current designation and zoning on the southem two-thirds of the property 
(platted lots 5-8) from High Density Single-Dwelling Residential, R5 and the remaining one-third 
of the property (platted lots 3 and 4) from General Commercial to Mixed 
Commercial/Residential, CM. The proposed change is illustrated on the attached Proposed 
Zoning Map, ExhibitB.2. This policy is addressed through this land use review, specifically 
addressed in findings for conformance with the approval criteria for the proposed Zone Map 
Amendment, 33.855.050.4-D, following this section on the proposed Comprehensive Plan.Map 
Amendment. To the extent that applicable approval criteria of 33.855.050.4-D are met, as 

described above, these policies and objectives are met. 

GOAL Il A: Publíc Facìlìties 
Provide a tímely, orderly and fficient arrangement of publicfacilities and services that support 
existing and planned land use patterns and densities. 

Findings: The proposal is consistent with Goal 11 and Policy ll.2 as explained below. Agency 
responses to this proposal indicate that either adequate public facilities and seruices exist or can 
be reasonably made available as discussed under approval criterion 33.855.050.8, below and in 
Exliibits 8.1 through E.T . 

Policy I L2, Orderly Land Development 
Urban developrnent should occur only where urban public facilities and services exist or can be 
reasonably made availabl e. 
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Hearings QÍìcer Comment: The adequacy of public facilities is discussed in detail below in this 
recommendation under the criterion 33.855.050 B. The Hearings Officer frnds that the proposal 
is consistent with this policy. 

GOAL 12: Urban Desígn 
Enhance Portland as a livable city, attractive in its setting and dynamic in its urban character by 
preserving its history and building a substantial legacy of quality private developments and 
pub lic improvements þr future generations. 

Findings: The proposal is consistent with Goal l2 and its policies, which is intended to enhance
 
Portland's identity as a livable city with attractive amenities creating a dynamic urban
 
environment through quality projects. A detailed analysis of the applicable policies follows,
 
below.
 

Policy 12.2 Enhancing Variety
 
Promote the development of areas of special identity and urban character. Portland is a city built
 
from the aggregation of formerly independent settlements. The City's residential, commercial,
 
and industrial areas should have attractive identities that enhance the urbanity of the City.
 

Objectíve C. Foster the development of an attractive urban character along Portland's
 
commercial streets and in its commercial districts. Accommodating pedestrians as shoppers and
 
visitors in commercial areas is a major priority of development projects. Commercial areas
 
should allow the development of a mixture of uses, including residential uses. Add new building
 
types to establish areas with care and respect for the context that past generations of builders have
 
provided. 

I 2.6 Preserve Neighborhoods 
Preserve and support the qualities of individual neighborhoods that help to make them attractive 
places. Encourage neighborhoods to express their design values in neighborhood and community 
planning projects. Seek ways to respect and strengthen neighborhood values in new development 
projects that implement the Comprehensive Plan. 

Objective B. Respect the fabric of established neighborhoods when undertaking infrll 
development projects. 

Hearings Qffìcer Comment; The existing "Post-World War 2" building and the fonner church 
building created a buffer between the single-dwelling residences and the auto-oriented uses 
located on the adjacent CG-zoned sites that front N Lombard. The CM and CG zone are similar 
in the allowed scale of buildings. Both have a height limit of 45 feet. However, the zones differ 
in that the commercial floor area is limited in the CM zone, housing will be required with 
commercial expansion and no exterior display and storage or drive-through vehicle areas is 
allowed in the CM zone. The urban character of the zone will continue to buffer the residences 
from the more intense commercial activities found on N Lombard. For these reasons, the 
proposal supports these policies. 
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33.810.050 Comprehensive Plan Map Approval Criteria 

A.2. 	When the requested amendment is: 

. 	 From a residential Comprehensive Plan Map designation to a commercial, emplolanent, 
industrial, or institutional campus Comprehensive Plan Map designation; or 

o 	 From the urban commercial Comprehensive Plan Map designation with CM zoning to 
another commercial, employnent, industrial, or institutional campus Comprehensive 
Plan Map designation1' 

the requested change will not result in a net loss of potential housing units. The number of 
potential housing units lost may not be greater than the potential housing units gained. The 
method for calculating potential housing units is specified in subparagraph A.Z.a, below; potential 
housing units may be gained as specified in subparagraph A.2.b, below. 

a. 	Calculating potential housing units. To calculate potential housing units, the 
maximum density allowed by the zone is used. In zones where density is 
regulated by floor area ratios, a standard of900 square feet per unit is used in 
the calculation and the maximum floor area ratio is used. Exceptions are: 

(l) 	In the RX zone, 20 percent of allowed floor area is not included; 

(2) In the R3, R2, and Rl zones, the amenity bonus provisions are not 
included; and 

(3) 	In the CM zone, one half of the maximum FAR is used. 

(4) Where a residentially zoned area is being used by an institution and the 
zone change is to the Institutional Residenti al zone, the area in use as part 
of the institution is not included. 

(5) Where a residentially zoned area is controlled by an institution and the 
zone change is to the Institutional Residential zone the area excluded by 
this provision also includes those areas within the boundaries of an 
approved current conditional use pennit or master plan, 

b. 	Gaining potential housing units. Potential housing units may be gained through 
any of the following rneans: 

(l) 	Rezoning and redesignating land off site from a commercial, employment, 
or industrial designation to residential; 
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(2) Rezoning and redesignating lower-density residential land off site to 
hi gher-density residential land; 

(3) Rezoning land on or off site to the CM zone; 

(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 Rl zone, only the number of units required by 
the minimum density regulations of the zone are required to be built to 
mitigate for the lost housing potential; or 

(5) Any other method that results in no net loss of potential housing units, 
including units from the housing pool as stated in 33.810.060 below. 

(ó) In commercial and employment zones, residential units that are required, 
such as by a housing requirement of a plan district, are not credited as 

mitigating for the loss of potential units. 

(1) When housing units in commercial or employment zones are used to 
mitigate for lost housing potential, a covenant must be included that 
guarantees that the site will remain in housing for the credited number of 
units for at least 25 years. 

Findings: The proposal includes a requested amendment from a residential to a commercial 
designation. Therefore, this criteria is applicable. The Subject Property is comprised of three 
5,000 square foot lots. Two of the lots are zoned R5 and each is respectively 5,000 square feet in 
size. The R5 zone allows a density of one dwelling unit per 5,000 square feet. Consequently, the 
housing unit potential of the Subject Property is two units. The proposal to apply the CM zone on 
the entire Subject Property fulfills this requirement. 

The Hearings Officer frnds that the proposal supports all of the relevant goals, policies and 
objectives and therefore, on balance, is equally or more supportive of the Comprehensive Plan, as 

a whole. 

33.855.050 Approval Criteria for Base Zone Changes 
An amendment to the base zone designation on the Official ZoningMaps will be approved (either 
quasi-judicial or legislative) if the review body finds that the applicant has shown that all of the 
following approval criteria are met: 

A. Compliance with the Comprehensive PIan Map. The zone change is to a
 

correspondingzone of the Comprehensive Plan Map.
 

l. When the Comprehensive Plan Map designation 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 zoning pattern of sumounding land, 
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Findings: The proposed Comprehensive Plan Map designation is Urban Commercial. This 
designation has two corresponding zones CM, Mixed Commercial/Residential and CS, StoreÍiont 
Commercial. As explained earlier in this recommendation, the Mixed CommercialiResidential 
zone is the most appropriate zone to apply because it will allow utilization of the existing 
building but limits the amount of commercial floor area to one-third the amount that is allowed in 
the CS zone (as well as the CG zone). The Hearings Officer finds that this approval criterion is 
met. 

2. Where R zoned lands have a C, E, or I designation 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 changes for new uses that are not expansions are prohibited. 

Findings: Part of the Subject Property is currently zoned R5, Single-Dwelling Residential 5,000, 
but does not have a commercial designation with a Buffer overlay on the Subject Property. 
Therefore, the Hearings Officer finds that this approval criterion is not applicable. 

3. When the zone change request is from a higher-density residential zone to a lower­
density residential zone, or from the CM zone to the CS zone, then the approval 
criterion in 33.810.050 A2 must be met. 

Findings: The Subject Property is currently zoned R5 and CG and the proposal is to change to 
the CM zone. Therefore, the Hearings Officer finds that this approval criterion is not applicable. 

B. Adequate public services. 
1. Adequacy of services applies only to the specific zone change site. 

2. Adequacy of services is detetmined based on performance standards established by the 
service bureaus. The burden of proof is on the applicant to provide the necessary 
analysis. Factors to consider include the projected service demands of the site, the 
ability of the existing and proposed public services to accommodate those demand 
numbers, and the characteristics of the site and development proposal, if any. 

a.	 Public services for water supply, and capacity, and police and fìre protection are 
capable of supporting the uses allowed by the zone or will be capable by the time 
development is complete. 

b.	 Proposed sanitary waste disposal and stormwater disposal systems are or will be 
made acceptable to the Bureau of Environmental Services. Performance 
standards must be applied to the specific site design. Limitations on 
development level, mitigation measures or discharge restrictions may be 
necessary in order to assure these services are adequate. 

c.	 Public services for transportation system facilities are capable of supporting the 
uses allowed by the zolte or will be capable by the tirne development is 



Recommendation of the Heatings Offrcer
 
LU l 2- l 6009 6 CP ZC (HO 4 I 2002s)
 
Page 33
 

complete. Transportation capacity must be capable of supporting the uses 
allowed by the zone by the time development is complete, and in the planning 
period defined by the Oregon Transportation Rule, which is 20 years from the 
date the Transportation System Plan was adopted. Limitations on development 
level or mitigation measures may be necessary in order to assure transportation 
services are adequate. 

Findings: The Hearings Officer finds that public services are adequate and with a recommended 
condition related to transportation impacts, public services will continue to be adequate, as 

explained below. 

BES expressed no objection to approval of Applicant's proposed Comprehensive Plan Map 
Amendment with concurrent Zoneli4ap Amendment. (Exhibit E.l) Note that this land use 
application does not alter BES requirements as identifred under building permit application #12­
156434-CO, which is currently under review. The BES response, in Exhibit E.l, states in 
relevant part the following: 

\ìSÀNrrÀRy SERvrcE 
1. 	 Existing Sanitary Infrastructure: 

a. 	 There is an B-inch concrete pubJ-ic combined gravity sewer 
l-ocated in N Mississippi Avenue (BES project # 0422) . 

b. 	 There is a 12-inch vitrified clay public combined gravity
sev/er located in N Stafford Street (BES project # 0814).

2. 	 Combined Sewer: The combined sewer system currently surcharges
under cerLain conditions. BES will all_ow sanitary
connections, but. stormwater discharges will- be restricted. 
See t.he Stormwater Management secLion, bel-ow, for a discussion 
of the impact this may have on the deveJ-opment, s stormwater 
management pJ-an. NOTE: BES Engineering Asset Systems
Management assessed the capacity of the combined se\^/er system
available to this sit.e and determined that the system has 
capacity Lo serve the proposed change in zoning. BES prefers
discharges be directed to the 12-inch combined sewer in N 
Sl-af ford Street. 

S ToRì,ÍFIÀTER MANÀGEI.dENT 

3. 	 Existinq Stormwater Infrastructure: 
a. There is no public storm-only sewer available to this 

property.
b. 	 There is a pubfic underground injection control (UIC) 

syst.em located in the vicinity of this site that receives 
stormwater runoff from the public right-of-way:
1) In N Mississippi Aveneu (south of N Stafford Street)

there is a UIC consisting of 3 inlets, 1 sedimentation 
manhol-e, and 1 inf iltration sump.

4. 	 Generaf Stormwater Management Requirements: All development
and redevelopment proposaJ-s are subject to the requirements of 
the City of Portfand Stormwater Management Manua_l (SWMM) . The 
SWMM is periodicaÌly updated,' projects must compJ-y with the 
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version that is adopted when permit appl-ications are 
submitted. The 2008 SWMM may be obt.ained at the City of 
Portfand DevelopmenL Services CenLer (1900 SW 4th Ave) and from 
the BES website (www.port.landonline.com/bes/200BSWMM) . 

Development projects are eval-uated using the criteria 
described in Section 1.3 of Lhe SWMM. The Stormwater 
Hierarchy guides the appl-icant. in determining where st.ormwat.er 
runoff shoul-d be conveyed (i.e. infil-trated on-site or 
discharged off-site). The highest technically feasibl-e 
category must be used. RegardÌess of the discharge point,
vegetated surface facilit.ies are required to the maximum 
extent feasibfe Lo meet SWMM poll-ution reduction and fl_ow 
control- requirements.

5. 	 On-Site Stormwatêr Management Comments: BES reviews stormwat.er 
management facilities on private property for the feasibility 
of infiltration, poflution reduction, ffow control, and off­
site discharges. The Site Development Section of BDS 
det.ermines if sl-ormwater infiftration on private property is 
feasibl-e when slopes on or near the site present -l-andside or 
erosion rel-ated concerns, or where proximit.y to buildings
might cause structural probJ-ems. 
a. 	 BES has reviewed t.he stormwater report. submitted under 

building permit ++I2-I56434-CO for redeveloped impervious
area in the parking lot area. The report incl-udes 
Simplified Approach infiÌtration Lest resul-ts of 6B inches 
per hour. The applicant proposes on-site infilLration by
meâns of an infiltral-ion planter for t.he proposed
redeveloped area in t.he parking lot.. BES has no objections
to the proposed st.ormwater management. approach.

6. 	 PubJ,ic Right-of-Way Stormwater Iulanagement Comments: BES 
reviews stormwater managemenL facil-ities in the public right­
of-way for compliance with SVüMM requirements such as
InfiÌtration and Discharge, Pol-lution Reduction, and Ffow 
Control. The f of l-owing coÍtment.s apply to t.his pro j ect, as 
required by the City of Portl-and Bureau of Transportation 
(PBOr). 
a. 	 PBOT requires new sidewaÌk construction in a pedestrian

corridor where a curb and paved street already exist. 
Constructing the sidewafk so that it slopes toward a 
vegetated area and/or planting street Lrees may be a viabl_e 
al-Lernative to consl-ructing stormwater management
facil-ities, and wil-I be reviewed wiLh the pubÌic works 
permit- Refer to PBOT's response and the City of Portfand 
Pubfic Vùorks Permitting website for more information. 

7. 	 NonconforÍrinq Parkinq Lot and Landscape Requjrements: If this 
project wifÌ bring existing parking areas into compJ-iance with 
current landscaping requirements per Chapter 33.258.070, then 
Sect.ion 1.5 of the SI{MM requires Lhat new J-andscaped areas 
must also be utilized as vegetated stormwater facilities where
feasibÌe. Section 1. 5 incl-udes examples of criteria that will 
be considered to det-ermine f easibility. Note that- if a 
stormwater facility is determined feasibfe the facility must 
be sized using the appropriate methodology from Chapter: 2 of 

http:stormwat.er
http:st.ormwat.er
www.port.landonline.com/bes/200BSWMM
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the S!{MM, and shoul-d t.herefore be incl-uded in the required 
stormwater report. Plans submj-tt.ed f or l_and use review must 
be revised to show alf required parking lot l-andscaping
upgrades. 

CoNDITIoNS oF' APPRoVÀT 
BES has no recommended conditions of l-and use review approval. " 

The Water Bureau stated, in Exhibit E.3, that it: 

"...has no objections t.o the requested Comprehensive Plan Map and 
Zoning Map Amendment Review, for the property l-ocated at 7424 N
Mississippi Ave. There is an existing 1" metered service (Serial
#87113538, Account #2958404300) which suppJ-ies this locatj-on wit.h 
rnraLer f rom the exist.ing B" CI wat.er main in N Staf ford St. The 
estimat.ed static water pressure range for this J-ocation is 51 psi
to 64 psi at the exist.ing service el-evation of I22 fL." 

The Fire Bureau responded that it had no concerns. (Exhibit E.7) 

The Police Bureau stated, in Exhibit E.4,that "it has been determined that the Portland Police 
Bureau is capable of serving the proposed change at this time." 

PBOT responded that transportation staff reviewed information provided by Applicant that 
addressed Goal 6 policies. (Exhibit 8.2) PBOT indicated that it concurred with the evidence and 
conclusions provided by Applicant and concluded that the requested Comprehensive Map 
Amendment was consistent with adopted Goal 6 Policies. The PBOT response (Exhibit 8.2) 
states, in part, the following: 

"The appficant has provided a Transportation Impact Study (TIS)
prepared by Greenj-iqht Engineering. The study was prepared to
 
address transportation impacts associated with the proposed

Comprehensive Pl-an Amendment and Zone Change.
 

As a point of cl-arification, Lhe appJ-icant.'s traffic consuÌtant 
prepared his analyses with direction from the applicant that the 
site was originally proposed to be rezoned from R5 to CG. After 
receiving input f rom City st.af f early during the revie\^/ process /
the applicant modified the proposed Zone Change to Lhe current 
request to change the zoning from R5 to CM (across the entire 
site). Though the TIS has not been amended to address the change
in scope of the Zone Change request, PBOT wiff be abl_e Lo 
extrapolate from the submitted TIS and demonstrate that the 
resufts from the change from CG to CM wil_l_ be at least equal, if 
noL more favorabl-e with reqard to potentiaJ- impact.s on adequacy of 
services. 

As required by PBOT, the study area for Lhis application incl-udes 
the intersecLions of N Lombard/N Mississippi and N Mississippi /¡¡
Stafford. N. Stafford and N Mississippi are under the 

http:estimat.ed
http:submj-tt.ed
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jurisdicl-ion of the City of Portl-and and are cl-assified as Local 
service streets for a.l-l- modes in the city's Transport.alion system
Pl-an (TSP) . According to City GIS, at this location N Stafford is 
improved with 30-ft of paving and a 3-6-1 sidewal-k corridor within 
a 50-f t wide right-of -v¡ay (r . o. w. ) . The street is a two-J-ane,
Lwo-way roadway with parking aflowed on both sides of Lhe st.reet. 
N Mississippi is improved with 2B-fL of paving width and an 8-6-2 

sidewalk corridor wit.hin a 60-ft wide r.o.w. The street is a two­
lane, two-way roadway, with parking aflowed on both sides of the 
street. N. Lombard (us-30 Bypass) is under the jurisdiction of 
the City of Portfand and the Oregon Department of Transportation.
Lombard is cfassified as a District Collector, Major Transit 
Priority sLreet, City Bikeway, City WaJ-kway and a Community
Corridor in the City's TSP. N Lombard/US-30 Bypass is classified 
as a District Highway by ODOT. N Lombard is improved with 50-ft 
of paving and 15-ft. wide sidewafk corridors within an B0-ft wide 
r.o.r^/. The street is a four-lane, two-way roadway and parking is 
not afl-owed. Tri-Met bus lines #4, 6, and 75 serve Lombard St at 
stops l-ocated just east and west. of Mississippi Ave. 

The intersection of N Lom-bard StlN Mississippi is controlfed wiLh 
stop signs on the N Mississippi approaches t.o N Lombard. 
Eastbound and west.bound l-eft turns occur from the through lanes of 
N Lombard St. There are no dedicated left turn l-anes on N r,ombard
St. The intersection of Stafford St/N Mississippi is an 

. uncontrofl-ed intersection. There are no stop signs or yield signs
at. the intersect.ion. Drivers entering the int.ersecLion must yield
to drivers simuftaneously approaching on their right per Oregon
law (oRS BII.215) . 

In that- the subject fand use review proposes a change in zoning,
an estimate of long-term traffic operations is required. A 
planning horizon of 2035 was used for the analysis. City of 
Portland staff provided 2008 and 2035 Regional Transportation Plan 
model traffic volumes. Based upon t.his informatJ-on, a growth rate 
was derived for the study area. GeneraÌly, the area is 
ant.icipated to experience a growth rate of 15% over the 27 year
study period. fn past. project.s, low annuaf growth raLes, often 
less than one percent per year, have been derived within the City
of Portland. 

The submitt.ed TIS contains a capaciLy analysis which was conducted 
under 2012 existing conditions and 2035 background conditions to 
determine the existing and future adequacy of t.he transportation
system. The study was conducted using acceptable industry
unsignalized intersection analysis methodologies in the 2000 
HIGHWAY CAPACITY MANUAL (HCM) published by the TransporlaLion 
Research Board. Levef of Service (LOS) can range from A, which 
indicat.es littfe or no deJ-ay, to F, which indicates a significant 
amounl of congestion and deJ-ay. City of Port_Iand operational
standards require LOS E or bet.ter at unsignalized intersecLions. 
ODOT operatj-onaÌ standards for the US-30 Bypass are a v/c ratto of 
0.99 for the first and second peak hours of the transportation 
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system. In order to gauge the amount of capacity remaining at the
intersection, the vol-ume-Lo-capacity ratio, or v/c rat.io, is also
cai-cuÌat.ed and reported. A v/c ratio of f ess than 1.0 indicates 
that the intersection is operating within capacity. At 
unsj-gnalized intersections, the v/c ratio is not dependent on the 
dei-ay that a driver experiences whil-e waiting for a suitable gap
in traffic, but rather, the number of avaiÌabl-e gaps and the 
demand on the side street.. 

The intersection of N Stafford /N Mississippi Ave is uncontrol-1ed 
by stop or yieJ-d signs. The Highway Capacity Manual does not 
províde a methodoJ-ogy for the anaJ-ysis of such intersections. They 
are typically very i-ow volume and are typical-J"y well under 
capacit.y. However, for the purposes of the proposed Zone Change,j-t was assumed that N staf f ord is control,J-ed by stop signs. This 
is a conservative assumption for t.he basis of anaÌyzing the 
intersection. For both l-evel- of service and v/c ratio, the 
reported resul-ts apply to the stop-control-led movements from the 
side streets. These movements generaJ-J-y experience the J-ongest
delays. 

The resul-ts of the capacity analysis show that the intersection of 
N Stafford/N Mississippi Ave currently operaLes at an acceptabJ-e
level- of service during both the weekday morning and evening peak
hours. In the background 2035 scenario, the capacity of the 
intersection will remain adequate. 

The resul-ts of the capacity analysis show that the intersecLion of 
N Lombard/N Mississippi Ave currently operates at an unacceptabJ-e
l-evel- of service (Los F) during the weekday morning peak hour and 
an acceptabl-e l-evel- of service (Los E) during the weekday evening
peak hour. Cal-cui-ations indicate that in the background future 
2035 scenario, leveÌs of service at the intersection wil-l 
deteriorat.e to F and F for the weekday morning and evening peak
hours respectively under the existing zoning. 

However, with Lhe impJ-ementation of a trip cap, discussed beJ-ow,
the proposed Zone Change wilÌ not further degrade the levef of 
service at the intersection of N Lombard/N Mississippì-, thereby
complying with the State Transportation planning Rule and the 
applicab]-e cit.y of Portf and approvaJ- criteria. The proposed trip
cap will ensure that trip generation refated to future deveJ-opment.
on the site will not exceed thaL which is al-fowed under current 
zoning. 

Because a change in zoning is proposed, it is typical-J-y necessary
to compare the reasonabl-e worst-case deveJ-opment scenario under 
the existing zoning to the reasonable worst-case development
scenario under the proposed zoning. The net increase in trips
associated wit.h these tr^¡o scenarios det.ermines the amount of 
impacl- that the proposed zone change coul-d have on the ad¡ acent 
transportation system. However, a trip cap is proposed as part of 
this appJ-ication, which essentially Ìimits the amount and type of 
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development that can occur on the propert.y to that. which can occuï 
under the existing zoning. This trip cap will affow the property 
to devel-op flexibly alJ-owing some of the development that woul"d
normaÌJ-y be affowed to occur on the CG port.ion of the site to 
deve-lop on the portion of the property subject to the zone change
without impacting the transportation system. With the 
impJ-ementat.ion of a trip cap, there wilJ- no net increase in trips
from the existing zoning to the proposed zoning for the property.
Accordingly, in this case/ a comparison of the trips associated 
with the existing zoning to the proposed zoning is not necessary. 

In order to determine the trip cap, a reasonabl-e worse-case trip
generatj-on estimate for the property under the existing zoning was 
cal-culated. The existing R5 single-dweJ_ling residential zoning
designation al-l-ows single-family residences to be constructed on 
the southern 10,000 sf of subject parceJ_, whiJ_e the existing CG 
zoning all-ows several fi-oors of retail- and office uses to be 
constructed on the norLhern 5,000 sf portion of t.he site. While 
retail- uses typicaJ-1y generate more vehicl-e trips than office 
uses, it was agreed (between the applicant and City staff) that 
more retail- uses beyond the ground fl-oor area (of a proposed
building) were an ull.r'easonab,Ie assumption. 

To estimate the number of trips that coul-d be generated under the 
existing zoning, t.rip rates from the manua-I TRIP GENERATION,
Eighth Edition, pubJ-ished by the Institute of Transportation
Engineers (ITE), were used. The resul-ts of the trip generat.ion
analysis quantify the existing zoning reasonabfe worse-case trip
generation and effectively establ-ish the trip cap for the 
property. Based on the submitted TIS' reasonable worse-case trip
generation analysis for a mixed use building on the existing CG 
portion of the site and 2 single-family detached residential- homes 
on the existing R5 portion of the site, it. was determined that the 
site coufd reasonabÌy generate 444 weekday AM and 327 weekday pM 

peak hour trips. With the provj-sion of a t.rip cap, the site will 
not be al-l-owed to exceed Lhese referenced num-ber of l-rips during
Lhe weekday AM and weekday PM peak hour with the approval of the 
proposed zone change. With each future phase of deveJ-opment on 
the property, it will be necessary for st.aff and the applicant (or
future appl-icants) to conduct a trip generation assessment to 
confirm that the exist.ing uses and proposed uses on site aren't 
and won't. exceed the trip cap. A condil-ion of approval rel_aLed to 
impJ-ementing the trip cap is warranted and recommended. 

Additional information 
It is PBOT' s understanding that the appJ-icant has agreed to a 
recommendatj-on by BDS staff to modify the proposal to request the 
Urban Commercial Comprehensive PJ-an Map designation and the CM,
Mixed Residential/Commercia-I zone be applied to b,oth the CG 
porLion and R5 portion of the 15, 000 sf , sptit zoned site. I/üith
the CM zo\et a maximum al-Iowed 15,000 sf of commercial development
could conceivably be constructed on the site. Given the Zoning
Code's requiremenLs for CM zoned J-ots, the maximum commercial 
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deveJ-opment on the site woul-d need to be mat.ched by an equaì­
amount (fl-oor area dedicated) of residentia.I development. Again,
based on the Zoning Code's requirements, said residential­
deveJ-opment woufd be maximized at 16 units. The variety of 
residential- deveJ-opment coufd include mid-rise apartments, rental­
townhomes or high-rise condominiums. These types of residentia]
developmenL are identified as l-and use categories in the 
aforementioned rrE TRrP GENERATT)N manuaf for the purposes of 
estimating trip generation. Accordingly, and based on the various 
rates for these residential- development. types, the resul-ting AM 
and PM peak hour trip generation cou]d be between 6-12 vehicte 
trips. This represents an increase of 4-10 trips generated by
residential- type development over what is all-owed on the current 
R5 portion of the site. 

This increase as a resu.l-t of the additionaf residentiaf 
devel-opment on the site is off-set however, by the number of 
vehicl-e trips that. coul-d have been generated by uses all-owed in 
the previousJ-y proposed CG zone district, which are not al-l-owed on 
t.he site with currentl-y proposed CM zoning. For examp_le, a 
vehici-e-related use that is al]owed in t.he CG zone and not all-owed 
in the CM zone is 'quick vehicl-e service. , Such a use woul-d 
generate 15 A¡4/PM peak hour vehicl-e trips on the site if it were 
rezoned (entirely) cc, as original-1y proposed. The cM zone l-imits 
certain, and does not alfow numerous vehicl-e-relat.ed uses that. 
cou.Ld otherwise be al-l-owed in the cG zone. The resulting lower
(or no) trip generation al-l-owed by CM type uses is a more 
conservat.ive impact on the transportation system t.han the number 
of trips cal-cuLated under t.he worse devel-opment scenario with the 
current zoning on the site. pBOT suggests t.herefore, that by
modifying t.he proposa-I to change the zoning (and associated 
comprehensive Plan Map) to t.he cM designat.ion, that the resuJ-ting
impact.s on the transportation system wil-l be Less than those 
re-IaLed to the current zoning on Lhe site. And as anaÌyzed
previously in this response, the trip cap that is proposed is 
refated to the deveÌopment potential with the site, s current 
zoning,' accordingly, the estimated trip generation by the 
potential combination of uses rel-ated to the (now) proposed cM 
zone will be fess than that associated with the proposed trip cap.
PBor is therefore supportive of the trip cap and wirl recommend 
implementation of said cap as a condition of approval for future 
development of the site. For timing purposes, and to aÌÌow a 
reasonable amounL of deveJ-opment prior to triggering any traffic 
ana.rysis, BDS and PBor staff have agreed to the affowance of 1,000
sf of commercial- development or up to 2 residential- unit.s on the 
site can be developed. when site development exceeds 1,000 sf of 
commercial- devel"opment or greater than 2 residentiai- units, said 
development will- Lrigger compJ-iance with the condition to conduct. 
and submit the required traffj-c analysìs. 

The recentl"y amended TransporLation pJ-anning Rule (effective
January I, 2012) generalJ-y requires a local qovernment to 
deLermine whether certain reguJ-atory amendment.s will 
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'significantly affect an existing or planned transportation
facility.' The l-and use actions that trigger compliance with this 
requirement. are amendments to a functionaJ- plan, comprehensive
pJ-an, or a fand use reguJ-ation (including a Zoning Map Amendment). 
(OAR 660-012-0060 (1)) If t.he foca-l government finds an amendment 
has a significant effect., it must take one or more specifically
identified steps Lo address and remedy this conflict. (OAR 660­
0r2-0060 (2 ) ) 

A plan or land use regufatiôn amendment significantly affects a 
transportation facility if it woul-d: 
(c) Result in any of the effects listed in paragraphs (A) through
(C) of this subsection based on projected conditions measured at 
the end of the planning period identified in the adopted TSP. As 
part of eval-uating projected conditions, the amount of traffic 
projected to be generated within the area of the amendment may be 
reduced if the amendment incl-udes an enforceable, ongoing
requirement that woul-d demonstrably l-imit traffic generation,
including, but not limited to, transportation demand management.
Thj-s reduction may diminish or compJ-etely ei-iminate the 
significant effect of the amendment. 
(C) Degrade the performance of an existing or planned
transportation facility that is otherwise projected to not meet 
the performance standards identified in the TSP or comprehensive
pIan. 

In this case/ as was previously identified, the intersection of N 

Lombard/N Mississippi is projected to not meet the City's 
performance standards, with or without the proposed Comprehensive
Map/Zoning Map Changes. With the imposition of a condition of 
approval Lo l-imit future development. to t.he equivalent number of 
vehicl-e trips cal-cu.l-ated to be generated by development on the 
site under current zoning, the above referenced approval criterion 
is saLisfied. 

Based. on the above referenced. anaTysis, PBOT has f.ound. that t}re
applicant has de'¡.onstrated cou¡>Tianee wíth Xhe applicable
transportatíon-reJ.aXed. approwal criteria. PBOT is tl¡erefore
supportiwe of the proposed Zone Change (and Comprehensiwe l"lap 
Amenrl,nent) . 

TÌTLE 17 REQUTREMENTS
 
Transportation System DeveJ-opment Charges (Chapter 17. 15)
 
System Development Charges ('SDCs') may be assessed for this
 
development. The applicant can receive an estimate of the SDC
 
amount, prior to submission of building permits by contact-ing Rich
 
Eisenhauer at (503) 823-6108.
 

Driweways and Curb Cuts (SecÈion L7.28)

Curb cuts and driveway construction must meet t.he requirements in
 
Title 71. The Title 17 driveway requirements will be enforced
 
during the review of building permits.
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Street Improvements (Section 17.88)
According to City database, the site, s N Mississippi frontage
currently exceeds City sLandards whil-e the existing 3-6-1 sidewalk 
corridor al"ong N Staf ford does not satisfy City st.andards (an 11­
ft wide sidewal-k corridor is necessary). The applicant is advised 
that in the event of future devel-opment on the sit.e, a property
dedicat.ion of 1-ft and reconstruct.ion of the existing sidewafk 
corridor will- be necessary. 

RECOMMENDATION 
PBOT has no objections to the proposed Comprehensive Map Amendment 
or Zone Change, subject to t.he fol_i_owing condition of approval: 

1. 	 Uses on the site are limited to a total of 444 weekday Alvl and 
32'l weekday PM peak hour trips. !ùhen the site is redevetoped 
or when more than 1,000 square feet of additionaf commercial­
floor area and/or 3 or more new residential un-its are proposed,
the applicant must submit sufficient traffic analysis prepared
by a professional traffic consul_tant to confirm that t.he 
maximum number of vehicl-e t.rips associated wit.h t.he deveJ-opment
project (s) wilf not be exceeded. This trip cap appJ-ies to the 
combined three l-ots identified as the site. A traffic anal-ysis
is not required for fl-oor area expansions that resul-t. in ]ess
than a cumul-ative total- of 1,000 square feet of additional
commerciaÌ f-loor area and,/or 2 or l-ess new residential units on 
the site. " 

The Oregon Department of Transportation ("ODOT") did not submit a formal written response. 
However, ODOT staff was in contact with Applicant and PBOT and reviewed the proposal. 

Stewart, a nearby property owner, testified at the October 29, 2012 hearing that a relatively recent 
commercial development at the corner of Lombard/Mississippi has created more traffic and on­
street parking demand on Mississippi. Stewart expressed his opinion that vehicles parked along 
Mississippi, in close proximity to N Lombard, create safety risks to vehicles and pedestrians. 

BDS staff, in an open-record period submission, responded to the comments made by Stewart at 
the October 29,2012 hearing. (Exhibit H.5) BDS staff srates, in Exhibit H.5, the following: 

"There was discussion of on-st.reet parking impacts during the 
public hearing that stemmed from testimony by an interested 
neighbor. In response/ PBOT staff indicated that future parking
analyses coul-d be provided for review as the site redevelops.
Upon further consideration. it may be difficult. for future 
development proposafs to adequatel-y address such a requirement.
for on-street parking analysis. Given the proximity of the 
sub;ect site to N Lombard, a street with frequent transit 
service, the Zoning Code exempts any requirement for on-sit.e 
parking spaces. Further, the proposed CM zone allows development
to occur without. on*siLe parking. To require the applicant (or
future potent-iaI devefopers,/tenants/businesses) to submit 
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professiona-I1y prepared parking analyses for future uses on a 
site thaL doesn't' require and is exempt from providing on-site
parking, would likely resul-t in information that suggests that 
there wifl be no available on-street parking (sj-nce most. parking
is anticipated to occur along the street anyway). As indicated 
at the hearing, the submiLted traffic study associated with the 
subject CP ZC incl-uded a brief parking analysis which indicated 
that there is sufficienL on-street parking to serve the users in 
the area. Although there has been new recent devei-opment across 
the st.reet from the subject site at the southwest corner of N 
Mississippi/N Lombard, the development does inc-Iude surface 
parking on-sj-te. There is currentl-y substantial uninterrupted
curb l-ength al-ong the subject site's Lwo frontages to accommodate 
5-6 parked vehicl-es along each sLreet. Contrary to the responses
provided at the public hearíng, PBOT staff sugqests that future 
development on the subject site should be limited to the 
previously ident.ified trip cap onJ-y, and not on additional­
parking anaÌyses. " 

The Hearings Officer concurs generally with the above-quoted BDS staff comments. The Hearings 
Officer takes note that on-site parking is not required at the Subject Property location. The Hearings 
Officer finds that it would be inconsistent with the PCC (provisions not requiring on-site parking) to 
impose a condition of approval in this case that requires, in the future, on-street parking analyses. 
The Hearings Officer finds credible the evidence provided by Applicant that there is currently an 
adequate supply of on-street parking in the immediate vicinity. 

The Hearings Officer finds, with the imposition of the PBOT recommended condition of approval 
related to the imposition of a vehicle trip cap, that the above-referenced public services are adequate. 
The Hearings Officer finds that this approval criterion is met. 

3. Services to a site that is requesting rezoning to IR Institutional Residential, will be 
considered adequate if the development proposed is mitigated through an approved 
impact mitigation plan or conditional use master plan for the institution. 

Findings: The proposal does not involve IR zoning. The Hearings Officer finds that this approval 
critedon is not applicable. 

C. When the requested zone is IR, Institutional Residential. In addition to the criteria 
listed in subsections A. and B. of this Section, a site being rezoned to IR, Institutional 
Residential must be under the control of an institution that is a participant in an approved 
impact mitigation plan or conditional use master plan that includes the site. A site will 
be considered under an institution's control when it is owned by the institution or when 
the institution holds a lease for use of the site that covers the neÍt 20 years or tnore. 

Findings: The request does not include the Institutiorral Residential zone. The Hearings Officer 
finds that this approval criterion is not applicable. 
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D. Location. The site must be within the City's boundary of incorporation. See Section 
33.85s.080. 

Findings: The Subject Property is within the City of Portland. The Hearings Offrcer finds that 
this approval criterion is met. 

Development Standards 
Unless specifically required in the approval criteria listed above, this proposal does not have to 
meet the development standards in order to be approved during this review process. The plans 
submitted for a building or zoning permit must demonstrate that all development standards of 
Title 33 can be met, or have received an Adjustment or Modification via a land use review prior 
to the approval of a building or zoning permit. 

III. CONCLUSIONS 

Applicant is requesting a Comprehensive Plan Map Amendment and concurrent Zone Map 
Amendment to change the current designations and zoning on a split-zoned property. Since the 
1920s, the site, currently zoned R5 and CG housed a religious institution with a sanctuary 
building, support building and accessory parking. Since 2009, after the church sanctuary building 
was demolished, the existing support building remained vacant. Applicant requested the Urban 
Commercial Comprehensive Plan designation and the CM zone designation be applied to the 
Subject Property. Applicant has indicated that it desires to renovate the existing 9,500 square 
foot building for commercial use and improve the small parking lot to serve the building's uses. 

The BPS staff response noted a current legislative planning project intended to update the City's 
Comprehensive Plan. Possibly within two years, this planning effort could result in changes to 
the City's zoning map pattern and/or to the Zoning Code regulations. However, at this early 
stage, without specific changes developed, the current designations, adopted policies and the 
Metro 2040 Main Street designation on N Lombard sets the framework for this request. 

PBOT recommended the inclusion of a condition of approval that would be triggered in the event 
an application were submitted that would result in 10,500 square feet of more of commercial 
floor area and/or three or more new residential units. The recommended PBOT condition would 
require a professionally prepared traffic analysis to assure that the additional development on the 
Subject Property did not exceed a certain number of peak hour traffic trips. The Hearings Officer 
found that the PBOT recommended condition is reasonable and necessary if this application is to 
be approved. 

The Hearings Offìcer found that the requested comprehensive plan map amendment and zone 
map changes meet all relevant approval criteria. The Hearings Officer notes that the CM zone 
provides housing potential if any future expansions and/or redevelopment of the Subject Property 
are requested. 
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IV. RECOMMENDATION 

Approval of a Comprehensive Plan Map AmendmentandZoning Map Amendment from the 
High Density Single-Dwelling designation and the Residential 5,000 (R5) zone to the Urban 
Commercial designation and Mixed Commercial/Residential (CM) zone for Lots 5-8, Block 24, 
Fairport; and 

Approval of a Comprehensive Plan Map AmendmentandZoning Map Amendment from the 
General Commercial (CG) designation and zone to the Urban Commercial designation and Mixed 
Commercial/Residential (CM) zone for Lots 3 and 4, Block Z4,Fairport, subject to the following 
condition: 

A. Uses on the Subject Property are limited to a total of 444 weekday AM and 327 weekday PM 
peak hour trips. 

1.	 If the Subject Property is separated andlor divided into separate lots, the trip cap applies to 
the cumulative development/uses on the original 15,000 square foot site described as Lots 
3 -8, Block 24, F airport. 

2.	 When the Subject Property is redeveloped or when additional commercial floor area is 
proposed on the Subject Property that will result in 10,500 square feet or more of 
commercial floor area andlor three or more new residential units, Applicant must submit a 

traffic analysis prepared by a professional traffic consultant. The analysis must confirm 
that the maximum number of vehicle trips associated with the development project(s), 
plus the existing uses on the Subject Property, will not exceed the 444 weekday AM and 
327 weekday PM peak hour trip cap. The traffic analysis must be submitted as part of the 
Building Permit application for PBOT review. 

Gregory J. Frank, !{earingð Offrcer 

t7/ç ,z 
Date 

Application Determined Complete: August 28,2072 
Report to Hearings Officcr: October 18,2012 
Recommendation Mailed : December 6,2012 

Conditions of Approval. This project may be subject to a number of specific conditions, listed 
above. Cornpliance with the applicable conditions of approval must be docurnented in all 
related perrnit applications. Plans and drawings subrnitted during the permitting process must 
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illustrate how applicable conditions of approval are met. Any project elements that are 
specifically required by conditions of approval must be shown on the plans, and labeled as such. 

These conditions of approval run with the land, unless modified by future land use reviews. As 
used in the conditions, the term "applicant" includes the applicant for this land use review, any 
person undertaking development pursuant to this land use review, the proprietor of the use or 
development approved by this land use review, and the current owner and future owners of the 
property subject to this land use review. 

City Council Hearing. The City Code requires the City Council to hold a public hearing on this 
case and you will have the opportunity to testi$r. 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 encouraged to submit written materials upon which your testimony will be based, to the City 
Auditor. 

If you have any questions contact the Bureau of Development Services representative listed in 
this Recommendation (503-823-7700). 

The decision of City Council, and any conditions of approval associated with it, is final. The 
decísíon møy be appeøled to the Oregon Land (Jse Board of Appeals (LUBA), øs specìfied ín 
the Oregon Revised Statute (ORS) 197.830. Among other things, ORS 197.830 requíres that: 

an appellant before LUBA must have presented testimony (orally or in writing) as part of the 
local hearings process before the Hearings Officer and/or City Council; and 

a notice of intent to appeal be filed with LUBA within 2l days after City Council's decision 
becomes final. 

Please contact LUBA at I -503-373-1265 for further information on filing an appeal. 

Recording the final decision.
 
If this Land Use Review is approved the final decision must be recorded with the Multnomah
 
County Recorder. A few days prior to the last day to appeal, the City will mail instructions to the
 
applicant for recording the documents associated with their final land use decision.
 
o 	A building or zoning permit will be issued only after the final decision is recorded. 

The applicant, builder, or a representative may record the fìnal decision as follows: 

o 	By Mail: Send the two recording sheets (sent. in separate mailing) and the final Land Use 
Review decision with a check made payable to the Multnomah County Recorder to: 
Multnomah County Recorder, P.O. Box 5007, Portland OR 97208. The recording fee is 
identified on the recording sheet. Please include a self-addressed, stamped envelope. 
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o 	In Person: Bring the two recording sheets (sent in separate mailing) and the final Land Use 
Review decision with a check made payable to the Multnomah County Recorder to the 
County Recorder's office located at 501 SE Hawthorne Boulevard,#158, Portland OR 
97214. The recording fee is identified on the recording sheet. 

For further information on recording, please call the County Recorder at 503-988-3034 
For further information on your recording documents please call the Bureau of Development 
Services Land Use Services Division at 503-823-0625. 

Expiration of approval. ZoneChange and Comprehensive Plan Map Amendment approvals do 
not expire. 

Applying for your permits. A building permit, occupancy permit, or development permit may 
be required before carrying out an approved project. At the time they apply for a permit, 
permittees must demonstrate compliance with: 

. All conditions imposed herein; 

. All applicable development standards, unless specifically exempted as part of this land use 
review; 

. All requirements of the building code; and 

. All provisions of the Municipal Code of the City of Portland, and all other applicable 
ordinances, provisions and regulations of the City. 
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EXHIBITS
 
NOT ATTACHED UNLESS INDICATED
 

A. Applicant'sStatement 
1. Revised Narrative and Response to Approval Criteria, submitted Aug.22,2012
2. OriginalNarrative 
3. Traffrc Impact Study, prepared by Greenlight pngineering 
4. Infiltration Test, prepared by Alder Geotechnical Services 

B. ZoningMap(attached) 
1. Existing Zoning 
2. Proposed Zoning

C. Plans and Drawings 
l. Site Plan (attached) 

D. Notification information 
l. Request for Response 
2. Posting Letter Sent to Applicant 
3. Notice to be Posted 
4. Applicant's Statement Certifoing Posting

5 Mailing List
 
6. Mailed Notice 

E. Agency Responses 
l. Bureau of Environmental Services 
2. Bureau of Transportation Engineering and Development Review 
3. Water Bureau 
4. Police Bureau 
5. Bureau of Planning and Sustainability
6. Life Safety Plan Review Section of BDS 
7. Response of "No Concerns" in TRACS from Fire Bureau, Site Development Review 

Section of Bureau of Development Services, and Bureau of Parks, Forestry Division 
F. Letters: NONE 
G. Other 

1. Original LUR Application 
2. Incomplete Application Letter to Applicant
3. Pre-Application Conference Report
4. Site Land Use Review History 
5. Notice of Proposed Amendment to Department of Land Conservation and Development

H. Received in the Hearings Office 
1. Notice of Public Hearing - Frugoli, Sheila 
2. Staff Report - Frugoli, Sheila 
3. PowerPoint presentation printout - Frugoli, Sheila 
4. Record Closing Information - Hearings Offrce 
5. 10/31/12 Memo - Frugoli, Sheila 
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