












 

 

  

FINAL FINDINGS AND DECISION BY THE DESIGN 
COMMISSION RENDERED ON December 2, 2021 
 

CASE FILE NUMBER: LU 21-012886 DZM GW   
 PC # 20-121512 

    Site Upgrades 
 
BUREAU OF DEVELOPMENT SERVICES STAFF:  Hannah Bryant 503-865-6520 / 
Hannah.Bryant@portlandoregon.gov 
 
The Design Commission has approved a proposal in your neighborhood. This document is only 
a summary of the decision. The reasons for the decision, including the written response to the 
approval criteria and to public comments received on this application, are included in the 
version located on the BDS website http://www.portlandonline.com/bds/index.cfm?c=46429. 
Click on the District Coalition then scroll to the relevant Neighborhood, and case number. If 
you disagree with the decision, you can appeal. Information on how to do so is included at the 
end of this decision. 
 
GENERAL INFORMATION 
 
Owner/Applicant: Kyle Davis | Oregon Public Broadcasting Foundation (OPB) 

7140 South Macadam Ave 
Portland, OR 97219 

 kdavis@opb.org 
 

Contact Person: Read Stapleton| Dowl 
720 SW Washington Street, Suite 750 
Portland, OR 97205 

 
Site Address: 7140 S MACADAM AVE 
 
Legal Description: BLOCK 4 LOT 2&4, SOUTHERN PORTLAND; TL 200 1.24 ACRES, 

SECTION 22 1S 1E 
Tax Account No.: R780200010, R991220380 
State ID No.: 1S1E22A   00800, 1S1E22AC  00200 
Quarter Section: 3729 & 3730 
 
Neighborhood: South Portland NA., contact Leah Fisher at 

leah.fisher@portlandoregon.gov 
Business District: South Portland Business Association, contact 

info@southportlanddba.com. 
District Coalition: In care of Office of Community and Civic Life, contact Leah Fisher at 

leah.fisher@portlandoregon.gov 
Plan District: Macadam 
Other Designations: None 
Zoning: CM2 (MU-C)d g – Commercial Mixed-Use 2 with a Design Overlay and 

Greenway Overlay 

http://www.portlandonline.com/bds/index.cfm?c=46429
mailto:leah.fisher@portlandoregon.gov
mailto:leah.fisher@portlandoregon.gov
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Case Type: DZM GW – Design Review with Modifications and Greenway Review 
Procedure: Type III, with a public hearing before the Design Commission.  The 

decision of the Design Commission can be appealed to City Council. 
 
Proposal: 
The applicant requests approval for a Design Review with Modifications and Greenway Review 
for upgrades to the Oregon Public Broadcasting (OPB) site located at 7140 South Macadam 
Avenue within tax lots 1S1E22AC-00200 and 1S1E22A-00800. These exterior site upgrades 
are proposed to comply with an ‘Option 2’ Nonconforming Development Assessment Covenant 
signed by both OPB and the City of Portland in 2017. Exterior upgrades proposed to the site 
are limited to those necessary to meet the applicant’s obligations identified in the Covenant, 
and include the following: 
 

•  New landscape plantings across the site to meet interior and perimeter parking lot 
landscaping requirements, as well as along the site’s South Macadam Avenue frontage. 

•  New sight-obscuring fencing along the site’s eastern boundary as well as on the north, 
south, and east side of the existing satellite dish and generator area. 

•  Removal of four existing parallel parking spaces along the east side of the existing 
parking structure and replacement with landscape planter beds; and 

•  New landscape planter strip along the site’s southern boundary adjacent to tax lot 
1S1E22AC-00300. 

•     Stormwater treatment planters to mitigate on-site stormwater runoff.  
 

Design Review is required because the site is located in the design overlay and non-exempt 
exterior alterations are proposed.  
 
A Type III Design Review process is required to consider removal of a condition of approval from 
the site’s original 1987 Type III Design Review approval (DZ 15-87) that required an 
approximately 3-foot landscape strip along the site’s eastern edge. Per 33.730.140, “Requests 
for changes to conditions of approval are processed using the current procedure assigned to the 
land use review and the current approval criteria for the original land use review, unless this 
Title specifies another procedure or set of approval criteria.” 
 
Modifications are requested to three required development standards: 
 
1.  Parking Area Setbacks and Landscaping - 33.266.130.G.2 – to allow a six-foot sight-

obscuring fence on the eastern property boundary in lieu of required landscaping meeting 
the L2 standard. 

2.  Loading Standards – Placement, Setbacks and Landscaping - 33.266.310.E – to allow a six 
foot completely sight-obscuring fence in lieu of minimum landscaping requirements on the 
perimeter of the loading area. 

3.  Fences – Locations and Heights - 33.130.270.C.1.a – to allow a six foot completely sight-
obscuring fence within ten feet of a street lot line in the location of the satellite dish 
enclosure. 
 

Greenway Review is required because the site is located in the river general overlay and exterior 
alterations to existing development are proposed. 
 
Relevant Approval Criteria: 
In order to be approved, this proposal must comply with the approval criteria of Title 33, 
Portland’s Zoning Code. The relevant approval criteria are: 
 
 Macadam Corridor Design Guidelines 
 Greenway Design Guidelines 

 
 33.825.040, Modifications That Will 

Better Meet Design Review 
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 Requirements 
ANALYSIS 
 
Site and Vicinity: The subject property is comprised of two parcels, both bounded by South 
Macadam Avenue on the west side, and a rail right-of-way on the east side. The two parcels are 
divided by South Nevada street, which does not continue to the east of these parcels but ends 
at the rail right of way. To the east of the rail right-of-way is the 26.85-acre Willamette Park, 
located between the train tracks and the Willamette River.  
 
The southern 1.24-acre parcel has a low-rise office building and attached two-level structured 
parking facility. At the eastern edge of this parcel, a surface driveway begins at South Nevada 
street, wraps behind the building, and around the southern edge of the building to exit onto S. 
Macadam Avenue.  
 
The northern parcel is approximately .21-acres (9,255 square foot) and has a surface parking 
area on the western half, and a fenced area housing multiple large radio transmitter satellite 
dishes and associated equipment on the eastern half of the parcel.  
 
The Macadam area has a significant cultural history that serves to inspire current development 
and the design guidelines. For centuries Native Americans, primarily the Kalapuya peoples, 
lived and thrived in this area, using the Willamette River as a transportation corridor. The 
riverfront area that is now Willamette Park was part of a large network of wetlands and a 
popular camping location during the salmon runs. Modern development, including buildings 
located close to the river, removal of native vegetation and use of impermeable building 
materials has degraded the vital resources and adversely affected Tribal customs traditionally 
practiced in this area.  
 
Beginning in the mid-1800s, this area was developed by river- and rail-dependent industries. 
Commercial businesses along the west side of South Macadam supported the industrial uses. 
As a result, the east side of South Macadam Avenue has large, irregular shaped lots, whereas 
the west side of South Macadam has a traditional, well-connected block pattern. Following 
World War II, much of the industry in this area relocated, and the large parcels were 
redeveloped as campus-like office spaces. This further cemented the disconnect between South 
Macadam Avenue and the river and resulted in large surface parking lots and an unwelcoming 
pedestrian environment.  
 
The subject parcel is indicative of these historic development patterns. Numerous parcels 
owned by Oregon Public Broadcasting (OPB) and its affiliates extend for approximately 1000’ 
between South Macadam Avenue and the TriMet rail right-of-way. To the east of the rail right-
of-way is Willamette Park, a 26.85-acre public park with a boat dock, paths, picnic areas, 
sports facilities, and a dog park. To the southeast of the OPB office building, a small residential 
neighborhood is accessed from S. Miles Street, located between the commercial and industrial 
businesses along S. Macadam and the rail right-of-way to the west, and the river to the east. 
Willamette Park provides a lush buffer to the north, and Butterfly Park Naturescape is a 1.07-
acre undeveloped area of Willamette shoreline to the south.  
 
Zoning: The Commercial/Mixed Use 2 (CM2) zone is a medium-scale zone intended for sites in 
a variety of centers, along corridors, and in other mixed-use areas that have frequent transit 
service. The zone allows a wide range and mix of commercial and residential uses, as well as 
employment uses that have limited off-site impacts. Buildings in this zone will generally be up 
to four stories tall unless height and floor area bonuses are used, or plan district provisions 
specify other height limits. Development is intended to be pedestrian-oriented, provide a strong 
relationship between buildings and sidewalks, and complement the scale of surrounding 
residentially zoned areas. 
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The Design Overlay Zone [d] promotes the conservation, enhancement, and continued vitality of 
areas of the City with special scenic, architectural, or cultural value.  This is achieved through 
the creation of design districts and applying the Design Overlay Zone as part of community 
planning projects, development of design guidelines for each district, and by requiring design 
review.  In addition, design review ensures that certain types of infill development will be 
compatible with the neighborhood and enhance the area. 
 
The Greenway Overlay Zones, designated as “g”, “i”, “n”, “q” or “r” are intended to protect, 
conserve, enhance, and maintain the natural, scenic, historical, economic, and recreational 
qualities of lands along Portland's rivers; establish criteria, standards, and procedures for the 
development of land, change of uses, and the intensification of uses within the greenway; 
increase public access to and along the Willamette River for the purpose of increasing 
recreational opportunities, providing emergency vehicle access, assisting in flood protection 
and control, providing connections to other transportation systems, and helping to create a 
pleasant, aesthetically pleasing urban environment; implement the City's Willamette Greenway 
responsibilities as required by ORS 390.310 to 390.368; and implement the water quality 
performance standards of Metro’s Title 3. 

 The River General “g” allows for uses and development which are consistent with the 
base zoning, which allow for public use and enjoyment of the waterfront, and which 
enhance the river's natural and scenic qualities. 
 

The Macadam Plan District implements the Macadam Corridor Study. The plan district 
contains a set of regulations designed to preserve and promote the unique character of the 
Macadam area. In addition to special development standards for the district, the regulations 
restrict auto-oriented uses and development, limit signs, allow for future light rail, and provide 
view corridors to the Willamette River. 
 
Land Use History:  City records indicate that prior land use reviews include: 

• LU 17-203778 DZM GW – Design Review and Greenway Review approvals for exterior 
alterations including three new windows and canopies, new ADA ramp and pedestrian 
stair, five new rooftop HVAC units, landscaping and new garage loading door. Included 
three Modifications to Pedestrian Standards and Special Street Setback. Following this 
review, the associated building permit triggered non-conforming upgrades. The 
applicant chose to sign a covenant (the Option II NCU Covenant), deferring all required 
upgrades for two years from the date of permit issuance. The covenant requires the 
applicant to upgrade all the nonconforming elements from the specific list of 
Development that must be brought into conformance listed in 33.258.070.D. Staff note: 
The covenant requires full compliance or an Adjustment for the standards listed. This 
2021 review is prompted by the applicant seeking Modifications for standards related to 
these non-conforming upgrades.  

• LU 13-189448 DZ – Design Review approval for a new generator on a concrete pad, 
surrounded by stained cedar lap siding screen and chain link fence, and removal of 
three parking spaces.  

• LU 10-126156 DZ – Design Review approval to increase building footprint by 81 square 
feet to add an internal stair.  

• LU 87-004406/87-004405 – Land Use Review approval for a new three-story building. 
This City-Council approval included numerous conditions of approval, including one for 
‘a landscaped strip approximately three feet wide shall be installed along the eastern 
edge of the site, except where loading accommodations require paving to the property 
line.’ Staff note: Because this initial approval was a Type III procedure, and the applicant 
seeks to remove the landscaping Condition of Approval attached to the original approval, 
this 2021 review is required to be a Type III review.  
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Agency Review:  A “Notice of proposal in Your Neighborhood” was mailed September 2, 2021.  
The following Bureaus have responded with no issue or concerns: 
 
•  Life Safety (exhibit E.1) 
•  Urban Forestry (exhibit E.2) 
•  Site Development Section of BDS 
•  Fire Bureau 
•  Water Bureau 
•  Portland Bureau of Transportation 
•  Bureau of Environmental Services (exhibits E.3 and E.4) 
 
Neighborhood Review:  A Notice of Proposal in Your Neighborhood was mailed on September 
2, 2021.   
Multiple written responses have been received from a single notified property owner in 
response to the proposal. 
• Mike Dowd – multiple dates beginning February 17, 2021. This neighbor has numerous 

concerns with existing site conditions including possible zoning violations and non-
conforming upgrades. This neighbor is concerned that there may be other existing, non-
conforming situations on the site that are not related to non-conforming upgrades, that 
may need to be investigated and resolved through Code Compliance. Mr. Dowd’s concerns 
include but are not limited to whether the building footprint complies with the 1988 
approval; measurements of existing landscape areas; existing fencing; location of existing 
paving; trash screening; interior parking lot landscaping; rooftop mechanical, and lighting.  

 
Staff Response: Staff appreciates the specificity of the neighbor’s communication and has 
worked with the neighbor to better understand their top priorities related to this site, and to 
clarify what elements may be reviewed as part of this review and what possible zoning violations 
will require further investigation through BDS’ Code Compliance Division. Staff has worked with 
the applicant to address most of the neighbor concerns in the proposal and has noted additional 
elements that must be resolved at permitting in the Development Standards section. All 
correspondence is exhibited in the F. Exhibits and in TRIM 
(https://efiles.portlandoregon.gov/Record/14617105/).  
 
PROCEDURAL HISTORY 
 
An application for this proposal was submitted on February 9, 2021. The application was 
deemed incomplete on March 11, 2021.  The applicant requested the application to be deemed 
complete on August 5, 2021.  The first hearing was originally scheduled for September 30, 
2021 (within 56 days of being deemed complete) but was postponed to November 4, 2021 at the 
applicant’s request. At the first hearing on November 4, 2021, Mike Dowd requested that the 
record be left open, prompting a mandatory 21-day extension before the Design Commission 
may vote on the proposal.  
 

• During the first (7) seven days of the extension the applicant submitted an updated 
narrative and updated drawings.  The new drawings included a revision to the 
originally proposed barbed wire atop the fence around the satellite dishes, as 
requested by the Design Commission. Mr. Dowd submitted six letters.  

 
• During the second (7) seven-days of the extension, Mr. Dowd submitted an additional 

letter responding to the applicant’s updated submittal.  
 

• Neither party submitted additional information during the third (7) seven-day period. 
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The Design Commission reconvened on December 2, 2021 with a closed record. Staff presented 
the limited changes to the previous submittal, and the Commission voted unanimously to 
approve the Design Review, Greenway Review and Modification Reviews.  
 
ZONING CODE APPROVAL CRITERIA 
 
1. DESIGN REVIEW (33.825) 
 
33.825.010 Purpose 
Design Review ensures: 
• That development conserves and enhances the recognized special design values of a site or 
area. 
• The conservation, enhancement, and continued vitality of the identified scenic, 
architectural, and cultural values of each design district. 
• That certain types of infill development will be compatible with the neighborhood and 
enhance the area; and 
• High design quality of public and private projects. 
 
33.825.055 Design Review Approval Criteria 
A design review application will be approved if the review body finds the applicant to have 
shown that the proposal complies with the design guidelines for the area. 
 
It is important to emphasize that design review goes beyond minimal design standards and is 
viewed as an opportunity for applicants to propose new and innovative designs.  The design 
guidelines are not intended to be inflexible requirements.  Their mission is to aid project 
designers in understanding the principal expectations of the city concerning urban design. 
 
The review body conducting design review may waive individual guidelines for specific projects 
should they find that one or more fundamental design guidelines is not applicable to the 
circumstances of the particular project being reviewed. 
 

Macadam Corridor Design Goals and Guidelines 
The following goals are specific to the Macadam Corridor Design Zone.  
 

• Create and improve connections, both physical and visual, between the river, Greenway 
Trail, Willamette Park, and the residential community west of Macadam. 

• Encourage opportunities for public use and enjoyment of the waterfront. 
• Promote a quality of development in this scenic entry corridor to the Downtown that 

complements Macadam’s landscape treatment. 
• Require excellence in design for projects within the Corridor, particularly by assuring that 

new development contributes to the formation of a rich and diverse mixture of uses and 
styles in scale with each other. 

• Add to the scenic qualities of the river and the Greenway Trail. 
• Promote compatibility of new development with the river, surrounding uses, and the 

neighborhood. 
 

Staff has considered all guidelines and has addressed only those guidelines considered 
applicable to this project. 

 

Macadam Corridor Design Guidelines 
 

1.  Visual Connections. Create public views to the river, Greenway Trail and Willamette Park 
from Macadam Avenue and other public parks and rights-of-way west of Macadam as well as 
views from the river and the Greenway to the west. 
• Promote physical and visual contact between the river and the area west of Macadam 

Avenue. 
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• Orient buildings, which front Macadam Avenue to preserve views of the river, Willamette 
Park and the Greenway. 

• Integrate the east and west sides of Macadam Avenue by creating views of the river which 
align with streets on the east side of Macadam. 

• Take particular advantage of opportunities to create and protect views, which align with 
Southwest Texas, Florida, Pendleton, Idaho, Nebraska, Dakota and Hamilton Streets. 

• Rooftops of buildings should be carefully designed to enhance views. 
• Plant on-site trees, which will grow to a sufficient height to soften new development and 

screen parking areas while selecting species and planting locations, which enhance view 
corridors to the river. 

2.  Physical Connections. Create a common sense of unity that ties both sides of Macadam 
together with each other, the river to the east and the residential area to the west. Create 
public walkways that physically connect the Macadam Avenue right-of-way with Willamette 
Park, the Greenway Trail and the Willamette River. 
• Orient structures and parking areas to facilitate access for pedestrians between adjacent 

uses. 
• Extend street tree planting west of Macadam. 
• Reinforce connections for pedestrians between the Willamette River Greenway and 

Macadam Avenue. 
• Provide safe, comfortable places where people can slow, sit and relax. Locate these places 

adjacent to sidewalks, walkways and the Greenway Trail. 
• Provide sidewalks and pathways, through larger developments with landscaping which 

screens or separates these from parking and motor vehicle maneuvering areas. 
• Provide walkways, which link parking areas to district-wide access systems for pedestrians. 

 
Findings for 1 and 2: The proposal intends to address required non-conforming 
upgrades (Section 33.258.070 D.) resulting from a 2017 Design Review (LU 17 -203778 
DZM GW AD). The proposed elements include a fence along SW Nevada street, abutting 
the sidewalk entrance into Willamette Park, and new trees on the east side of the 
existing parking garage. To achieve required parking lot landscaping requirements, the 
applicant proposes to remove four mature trees on the east side of the structured 
parking and to replace them with new landscaping planters to include nine deciduous 
trees.  
 
The proposed trees will eventually grow tall enough to extend above the two-story 
parking structure and limit the views toward the river from uphill neighborhoods on the 
west side of Macadam. They will also serve as a visual cue to pedestrians on S. 
Macadam Boulevard that, on the other side of the approximately 350’ long conjoined 
office building and parking garage, there is natural space – helping to foster a 
connection between the busy commercial boulevard and the riverfront park and 
publicly accessible waterfront. From the riverfront park, the new trees will serve to 
screen the views into the structured parking facility.  
 
The proposed six-foot tall sight-obscuring fence proposed along the entire 480’ length of 
the eastern property line will further screen the back-of-house functions such as 
parking access, loading and trash and recycling areas from the riverfront park and 
public right of ways. However, staff notes that the six-foot fence height does not replace 
the higher screening effects that the trees required by L2 landscaping would achieve. A 
neighbor has commented and provided photos demonstrating that the bright lights 
mounted the east façade are highly visible from nearby properties. Therefore, to mitigate 
the lack of tree canopy resulting from the Modification request and to minimize lighting 
impacts in this Pacific Flyway corridor, the applicant is proposing to include a 
minimum of five deciduous trees at the southern end of this property line and to replace 
all exterior lights on the east façade with dark sky compliant fixtures. The five trees at 
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the east property line will be located where the one-way drive aisle is widest, and the 
trees will not interfere with loading dock access or turning radius for service vehicles 
existing the property via the south driveway. 

 
Therefore, this guideline is met.  

 
3.  The Water’s Edge. Enhance the scenic qualities of the river and sites that about the 
riverbank to contribute to an attractive and enjoyable Greenway Trail. 
• Identify natural areas of the Willamette riverbank and preserve the natural qualities of 

these areas. 
• Screen parking, loading and vehicular movement areas from the Greenway with rich 

landscape plantings. 
• Locate buildings to protect access to sunlight on the Greenway Trail. 

 
Findings for 3: The site does not abut the riverbank. However, the fencing will help 
obscure the existing OPB building and its associated radio broadcast equipment 
(satellite dishes and generator) from the pedestrian perspective within Willamette Park 
and along the Greenway Trail, which will contribute to the overall attractiveness and 
natural feel of the park and trail area.  
 
Therefore, this guideline is met.  

 
4.  The Boulevard. Coordinate with and enhance Macadam’s boulevard treatment and 
contribute to the attractiveness of this entrance to the city. 
• Consider using awnings or other weather protection, street furniture, plazas, sculpture 

courts or other amenities for pedestrians to reinforce the boulevard design of Macadam. 
• Abut pedestrian pathways with buildings or landscaping.  Buffer with landscape screens, 

parking lots and structures, which are not oriented to pedestrians. 
• Use landscaping to reinforce the boulevard character of Macadam and to provide visual 

connections with private property adjacent to Macadam. 
• Trees interspersed with low-growing vegetation or grass should visually predominate over 

impervious surfaces. 
• Provide frequent views from Macadam into interior ground level spaces of projects located 

along the Avenue. 
 

Findings for 4:  As shown on sheet L3.0 of the plan set, thoughtful and durable 
landscape plantings are proposed along the perimeter of the parking areas abutting 
South Macadam Avenue. The layering of shrubs and canopy trees soften the vehicle 
area nd enhance the boulevard’s treatment and contribute to the attractiveness of this 
entrance to the City. The proposed sight-obscuring fencing will also further screen and 
shield the OPB building and satellite dish and generator area from views from 
Willamette Park, which serves as an additional pedestrian entrance to the City, and 
alternative to South Macadam Avenue.  
 
Therefore, this guideline is met.  

 
5.  Sub-Area Context. Enhance a site’s character through designs that are compatible with 
features of their surroundings and contribute to the development of an attractive character in 
the vicinity of the project site. Pay particular attention to cases where the adjacent use is 
different from that which a project will house. 
• Locate buildings to avoid excessive shadow on public open spaces, especially Willamette 

Park and the Greenway Trail. 
• Isolated or independent buildings and open spaces should provide design solutions of 

merit, which consciously set a precedent for neighboring future developments. 
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• Buildings and open spaces should establish complementary relationships in terms of color, 
texture, scale of architectural elements, and proportions with neighboring developments. 

• Provide sensitive transitions between new development and adjacent residential areas. 
 

Findings for 5:  The applicant proposes numerous elements to improve the site’s 
compatibility with its surroundings and local character. These include perimeter 
landscape plantings, multiple six-foot sight-obscuring wood fences, and reconfiguration 
of the existing east driveway. 
 
Landscape Plantings & Fence - As shown on sheet L3.0 of the plan set, extensive 
landscape plantings are proposed along the perimeter of the parking areas abutting 
South Macadam Avenue and South Nevada Street. Differing uses to the east (Rail right-
of-way, Willamette Park, and single-family residential) are proposed to be buffered from 
the site by a sight-obscuring six-foot wood fence where landscaping treatments are not 
possible due to site constraints. The layering of shrubs and canopy trees at the 
perimeter of the structured parking area, in conjunction with the proposed fence and 
additional trees at the east and south property lines, will soften the visual impact of the 
existing vehicle areas and enhance the transition between the existing development and 
adjacent residential areas and public open space.  
 
To facilitate and enhance the proposed buffering of the site the applicant proposes to 
increase screening at the southeast corner of the site, which is closest to nearby single-
family residential. The existing building and parking structure are located at a slight 
angle to the east property line, resulting in slightly more space between the building 
and the east property line at the south end of the site than the north end (see L3.0 – 
Site and Landscape Plan). This wider area provides space for larger plantings while still 
functioning as an active driveway and loading area. 
 
At the south/southeastern portion of the site, a row of deciduous trees is proposed 
along the south property line, and an existing mature cherry tree is located at the 
corner is proposed to be replaced with an evergreen incense cedar. The applicant’s 
landscape architect notes the cherry tree is approaching the end of its typical lifespan 
and is in poor condition. A neighbor has suggested that evergreen plant material at this 
location would better achieve the neighbors’ desired year-round visual screening from 
the lights and activity at this location. Therefore, the applicant proposes to replace the 
older cherry tree with an evergreen tree that addresses the neighbor’s request. 
 
Driveway Reconfiguration - An existing driveway runs the length of the east property 
line behind the structured parking and office building. The driveway has operated as a 
one-way southbound, with vehicles accessing it from South Nevada street and, upon 
leaving the bottom level of the structured parking area and loading docks, turning right 
to continue around the south side of the building. This has resulted in all traffic driving 
through the site to the area closest to residential neighbors. The driveway exits onto 
South Macadam Avenue at a location where vehicles can only turn right.  
 
With this proposal, the applicant intends to remove five existing parallel parking spaces 
between the northern portion of the driveway and the structured parking. The removed 
spaces will facilitate the construction of the new planters, to provide perimeter 
landscape screening and stormwater treatment, if feasible, for the structured parking. 
The planters are proposed to hold nine trees, as well as evergreen shrubs and 
groundcover to meet the perimeter landscaping requirements.  
 
The expanded driveway width at the northern portion of the parcel will also facilitate 
converting the one-way drive to a two-way direction for this portion, which allows all 
vehicles existing the structured parking to turn left out of the bottom level of parking 
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and then exit the site via South Nevada. This results in reducing the vehicle traffic 
passing near the residential neighbors and allows exiting vehicles to leave the site at a 
location where cars can turn left or right onto South Macadam.  
 
While all personal vehicles will now exit the site via South Nevada, all maintenance and 
delivery vehicles that utilize the loading area will continue to exit the site near the 
residential neighbors. To mitigate the ongoing vehicle impacts on the residential 
neighbors, the applicant proposes that a minimum of 5 trees shall be planted along the 
east property line behind the OPB building, interior to the proposed wood fence, and the 
trees shall comply with the native plant requirement of the Willamette Greenway Plan. 
Trees will be located as appropriate to ensure no conflicts with loading operations and 
to allow for adequate clearance for vehicles turning around the SE building corner. 
Bollards or other protective elements may be installed to ensure separation between 
trees and vehicles.  
 
Therefore, this guideline is met.  

 
8.  Future Light Rail Transit. Preserve the potential for a two-direction, light rail facility 
within the Macadam Corridor Design Zone as illustrated. Until the LRT facility is constructed, 
the required setback area may be used for parking and landscaping requirements. 

 
Findings for 8:  The proposed fence, located at the eastern property line, will not 
preclude the potential light rail use of the rail right-of-way. It may benefit the current 
and future rail users by shielding some unsightly back-of-house functions associated 
with this property’s eastern façade.  
 
Therefore, this guideline is met.  

 
2. GREENWAY REVIEW (33.440) 
 
33.440.300 Purpose 
Greenway Review ensures that all proposed changes to a site are consistent with the 
Willamette Greenway Plan, the Willamette Greenway design guidelines and, where applicable, 
the water quality element of Title 3 of Metro’s Urban Growth Management Functional Plan. 
The purpose of greenway review is to ensure that: 

• Development will not have a detrimental impact on the use and functioning of the 
river and abutting lands; 

• Development will conserve, enhance and maintain the scenic qualities and natural 
habitat of lands along the river; 

• Development will conserve the water surface of the river by limiting structures and 
fills riverward of the greenway setback; 

• Practicable alternative development options are considered, including outside the 
River Water Quality zone setback; and 

• Mitigation and enhancement activities are considered for development within the 
River Water Quality zone. 

 
33.440.350 Greenway Review Approval Criteria 
The approval criteria for a greenway review have been divided by location or situation. The 
divisions are not exclusive; a proposal must comply with all of the approval criteria that 
apply to the site. A greenway review application will be approved if the review body finds that 
the applicant has shown that all of the approval criteria are met.  
 
Willamette Greenway Design Guidelines 
The purpose of the Willamette Greenway design guidelines is to help attain the goal and 
objectives of the Willamette Greenway Plan, particularly objectives 2, 3, and 4. The design 
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guidelines address the quality of the environment along the river, and require public and 
private developments to complement and enhance the riverbank area, particularly with 
regard to riverbank treatment, landscape enhancement, public access, and the relationship 
of structures to the Greenway Trail, the siting and design of viewpoints, and the design of 
view corridors. 
 
Staff has considered all guidelines and has addressed only those guidelines considered 
applicable to this project. 
 
A. Relationship of Structures to the Greenway Setback Area. 

1. Structure Design. The Greenway setback area should be complemented and 
enhanced by designing, detailing, coloring, and siting structures and their entrances to 
support the pedestrian circulation system, including both the Greenway Trail and access 
connections. 
2. Structure Alignment. Where surrounding development follows an established block 
pattern, alignment with the block pattern should be considered in structure placement. 
Structure alignment should also take into account potential view corridors from existing 
public rights-of-way or acknowledged viewpoints. The pedestrian access system should be 
designed to take advantage of these alignments. 

 
Findings for A: The OPB site is not within the Greenway Setback area. The 
applicant’s proposed alterations to the site’s landscaping and parking areas do not 
alter or hinder access to the Greenway trail or its access connections. Alterations to 
the site’s existing buildings are not proposed. Therefore, this guideline does not apply.  

 
B. Public Access 

1. Public Access. New developments should integrate public access opportunities to and 
along the river into the design of the project. This includes the Greenway Trail, formal 
viewpoints, access connections to the Greenway Trail, and internal site pedestrian 
circulation.  
2. Separation and Screening. The pedestrian circulation system, including Greenway 
Trail, viewpoints, and trail access connections, should be designed to ensure adequate 
separation and screening from parking, loading, circulation routes, external storage 
areas, trash dumpsters, exterior vents, mechanical devices, and other similar equipment.  
3. Signage. Access connections should be clearly marked.  
4. Access to Water’s Edge. Where site topography and conservation and enhancement 
of natural riverbank and riparian habitat allow, safe pedestrian access to the water’s edge 
is encouraged as part of the project.  

 
Findings for B: The applicant’s proposed alterations to the site’s landscaping and 
vehicle areas do not alter the public access opportunities to and along the Willamette 
River, including the Greenway trail, viewpoints, access connections, and internal site 
pedestrian circulation.  
 
The sole element of the proposal that may impact the public pedestrian circulation 
system and access to the Greenway trail is the replacement of an existing sight-
obscuring fence along S. Nevada with a new sight-obscuring fence in the same 
location. The existing chain link fence is located at the property line, abutting the 
South Nevada pedestrian right-of-way, which is also a primary pedestrian entrance 
into Willamette Park. Detailed descriptions about why the fence is necessary at this 
location are included below in Section 3, Modifications, of this decision. However, 
while necessary for public safety, the existing fence at the property line abutting a 
pedestrian entry into a park does not enhance the pedestrian environment.  
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The existing chain link fence is topped by a layer of barbed wire. At the first hearing, 
the applicant’s drawings proposed re-installing barbed wire above the new wood fence 
at this location. The Design Commission had concerns about the hostile appearance 
of the barbed wire so close to the pedestrian realm. The site manager noted that some 
form of climb deterrent is necessary to protect the satellite dishes within, which are 
part of a statewide emergency broadcast network. The Design Commission requested 
the applicant explore a more discreet form of climb deterrent. The applicant has since 
replaced the barbed wire with a low-profile spiked metal that sits at the back of the 
top rail of the fence. Staff has determined that the product will not be visible from the 
adjacent public realm, as it will sit above eye-level and only extends a few inches 
above the height of the fence.  
 
To further mitigate the fortress-like effect of a fence located at the property line, the 
applicant proposes to stagger the fence, pushing it back six feet where internal 
equipment allows that configuration, and to plant the space between the fence and 
the sidewalk with a mix of narrow evergreen shrubs and deciduous ornamental 
grasses. Where the fence cannot be moved further back from the sidewalk, the 
applicant proposes to work with the Regional Arts and Culture Council (RACC) to 
mount public art panels onto the fence (see sheet L3.5). Adorning the required fence 
with items of visual interest will serve to strengthen the pedestrian connection 
between Macadam Boulevard and the riverfront park and Greenway trail, while also 
screening the pedestrian circulation system from exterior equipment.  
 
While the applicant has proposed the public art concept, provided renderings of the 
public art on the fence does not include dimensions or location information, and has 
not yet determined the medium, timeline or budget for this element. Therefore, staff 
has included a condition of approval that the property owner shall install permanent 
signage relevant to the Macadam Greenway context, or work with RACC to develop 
public art to be mounted or painted on at least 75% of the entire length of the 
proposed fence where it is parallel to S. Nevada street and within three feet of the 
sidewalk, and the signage or public art shall cover at least the top four feet of the 
fence.  
 
With the condition of approval that within two years of final approval of this land use 
review the property owner shall either:  
 

1. Install permanent signage relevant to the Macadam Greenway context in proximity 
to or on the proposed fence where it is parallel to South Nevada street; or 
2. Work with the Regional Arts and Culture Council (RACC) to develop public art to be 
mounted or painted on the portion of the proposed fence where it is parallel to South 
Nevada Street and within three feet of the adjacent Sidewalk. Flexibility in design and 
configuration of the public art is encouraged, but the public art should be at least 50 
percent of the area of the fence where it is parallel to South Nevada Street and within 
three feet of the adjacent sidewalk.  

 
With the condition of approval for interpretation or public art, this guideline is met. 

 
E.   Landscape Treatments.  

1. Landscape Treatments. The landscape treatment should create an environment 
which recognizes both human and wildlife use. Areas where limited human activity is 
expected should consider more informal riparian treatments. Areas of intense human 
use could consider a more formal landscape treatment. The top of bank may be 
considered a transition between a riparian treatment on the riverbank and a more 
formal treatment of the upland.  
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2. Grouping of Trees and Shrubs. In areas of more intense human use, trees and 
shrubs can be grouped. The grouping of trees and shrubs allows for open areas of 
human use, and has the secondary value of increasing the value of the vegetation for 
wildlife.  

3. Transition. The landscape treatment should provide an adequate transition between 
upland and riparian areas, and with the landscape treatments of adjacent properties. 

 
Findings for E: Consistent with the required non-conforming upgrades covenant signed 
on August 23, 2018 (PR 18-140945 NCU), upgrades to the site landscaping are included 
in this proposal. These requirements are primarily to meet the minimal code standards.  
Additionally, Modifications are proposed that reduce the area of some landscaping 
required to meet the code standards. To ensure that the purpose of the required 
landscaping is achieved the applicant has proposed a landscape plan that meets the 
intent of the landscaping standards on a constrained site. Consistent with the 
guideline, the proposed landscape treatments facilitate naturalistic groupings of trees in 
site areas furthest from human activity, while maintaining a more formal landscape 
treatment in areas with intense human use.  
 
To ensure that the landscaping facilitates a transition between the abundantly treed 
riverfront park and the more intense uses along the rail right-of-way and this site’s 
abutting driveway, which is lined with vehicle and service functions, the applicant has 
proposed to add a minimum of 5 trees along the east property line behind the OPB 
building, interior to the proposed wood fence. Trees will be located as appropriate to 
ensure no conflicts with loading operations and to allow for adequate clearance for 
vehicles turning around the SE building corner. Bollards or other protective elements 
may be installed to ensure separation between trees and vehicles. 
 
Further, to facilitate a grouping of habitat-providing trees in an area furthest from 
human activity, the applicant has proposed a large, evergreen tree to be added at the 
southeast corner of the site. The evergreen tree will replace the existing cherry tree.  
 
Therefore, this guideline is met.  

 
F. View Corridors 
1. Right-of-Way Protection. View corridors to the river along public-rights-of-way are 

to be protected. These rights-of-way should not be vacated. 
2. View Protection. Buildings, structures, or other features must be located to avoid 

blocking view corridors. 
3. Landscape Enhancement. Landscape treatments within view corridors should frame 

and enhance the view of the river.  
 

Findings for F: South Nevada Street is a designated view corridor per the Willamette 
Greenway Public Access Map. The applicant is not requesting vacation of South Nevada 
Street or other land use actions that would alter the right-of-way’s protection as a view 
corridor. To mitigate the impacts of a six-foot sight-obscuring wall abutting this view 
corridor, staff has added the condition of approval that within two years of final 
approval of this land use review the property owner shall develop an interpretation 
signage program that tells the history of the history of the Macadam Greenway area or 
shall work with RACC to develop a public art installation at this location. The 
signage/public art shall be mounted or painted on at least the top four feet of at least 
75% of the length of the proposed South Nevada satellite dish screening element, where 
that fence is within three feet of, and parallel to, the sidewalk. The art or educational 
signage at this location will serve to enhance the view corridor and pedestrian entrance 
to the Willamette Park while mitigating the lack of landscape enhancement along the 
north side of this street.  
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With the condition of approval that within two years of final approval of this land use 
review the property owner shall either:  
 
1. Install permanent signage relevant to the Macadam Greenway context in proximity to 

or on the proposed fence where it is parallel to South Nevada street; or 
2. Work with the Regional Arts and Culture Council (RACC) to develop public art to be 

mounted or painted on the portion of the proposed fence where it is parallel to South 
Nevada Street and within three feet of the adjacent Sidewalk. Flexibility in design 
and configuration of the public art is encouraged, but the public art should be at 
least 50 percent of the area of the fence where it is parallel to South Nevada Street 
and within three feet of the adjacent sidewalk, 
 
With this condition of approval, this guideline is met. 

 
  
3. MODIFICATION REQUESTS (33.825) 

 
33.825.040 Modifications That Will Better Meet Design Review Requirements: 
The review body may consider modification of site-related development standards, including 
the sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the design review 
process.  These modifications are done as part of design review and are not required to go 
through the adjustment process.  Adjustments to use-related development standards (such as 
floor area ratios, intensity of use, size of the use, number of units, or concentration of uses) are 
required to go through the adjustment process.  Modifications that are denied through design 
review may be requested as an adjustment through the adjustment process.  The review body 
will approve requested modifications if it finds that the applicant has shown that the following 
approval criteria are met: 
 
A. Better meets design guidelines.  The resulting development will better meet the 
applicable design guidelines; and  
B. Purpose of the standard.  On balance, the proposal will be consistent with the purpose of 
the standard for which a modification is requested. 
 
Modification #1: Parking Area Setbacks and Perimeter Landscaping, PZC 33.266.130.G.2 
– To replace required perimeter landscaping with a six-foot sight-obscuring fence.  
Purpose Statement: The development standards promote vehicle areas that are safe and 
attractive for motorists and pedestrians. Vehicle area locations are restricted in some zones to 
promote the desired character of those zones.  
 
Together with the transit street building setback standards in the base zone chapters, the 
vehicle area location regulations:  

 
•  Provide pedestrian access that is protected from auto traffic;  
•  Create an environment that is inviting to pedestrians and transit users, especially on 

transit streets and in Pedestrian Districts;  
•  Limit the prominence of vehicle areas along street frontages and create a strong 

relationship between buildings and the sidewalk;  
•  Create a sense of enclosure on transit and pedestrian street frontages; and  
•  Limit the size of paved parking area and the type of paving material allowed in order to limit 

increases in temperature associated with asphalt and reduce impacts from urban heat 
islands. The parking area layout standards are intended to promote safe circulation within 
the parking area, provide for the effective management of stormwater runoff from vehicle 
areas, and provide for convenient entry and exit of vehicles. The setback and landscaping 
standards:  
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•  Improve and soften the appearance of parking areas;  
•  Reduce the visual impact of parking areas from sidewalks, streets, and especially from 

adjacent residential zones;  
•  Provide flexibility to reduce the visual impacts of small residential parking lots;  
•  Direct traffic in parking areas;  
•  Shade and cool parking areas;  
•  Reduce the amount and rate of stormwater runoff from vehicle areas;  
•  Reduce pollution and temperature of stormwater runoff from vehicle areas; and  
•  Decrease airborne and waterborne pollution. 
 
Standard: 33.266.130.G.2.a.(3) / Table 266-5– Setbacks and perimeter landscaping apply to 
driveways. Five feet of L2 landscaping is required along the east property line where it abuts a 
C zone.  
 
Additional standard: In the original 1987 design review for this site (DZ 15-87), a condition of 
approval was added stating “A landscaped strip approximately three feet wide shall be installed 
along the eastern edge of the site, except where loading accommodations require paving to the 
property line.” As part of this review, the applicant is requesting to remove this Condition of 
Approval. 

 
Modification #2: Loading Area Setbacks and Perimeter Landscaping, PZC 33.266.310.E 
Purpose Statement: These regulations ensure that the appearance of loading areas will be 
consistent with that of parking areas. The regulations ensure that access to and from loading 
facilities will not have a negative effect on the traffic safety or other transportation functions of 
the abutting right-of-way.  
 
Standard: 33.266.310.E/Table 266-8, Loading areas must comply with the setback and 
perimeter landscaping standards stated in Table 266-8. Table 266-8 states that five feet of L2 
landscaping is required at the lot line abutting a C zone (the rail right-of-way).  
 
A. Better meets design guidelines. The resulting development will better meet the applicable 

design guidelines; and  
 
Findings for Criterion A for Modifications 1 and 2: The modification to remove the 1987 
condition of approval requiring approximately three feet of landscaping (DZ 15-87) and to 
Modify the current zoning code standard that requires five feet of L2 landscaping as a buffer 
along the eastern driveway/loading area and the abutting property (the rail right-of-way) with a 
six-foot sight obscuring fence better meets the design guidelines in this back-of-house, 
utilitarian environment abutting the train right-of-way. This property line is approximately 480’ 
feet long, with pedestrian right-of-way on the north side and no public access to the south end 
of the site. While not blocked from public access, the rail right-of-way is not a public corridor 
and only serves a private tourist trolley that runs on occasional weekends. It is not a form of 
public transit or operated by a public entity. Therefore, the visual screening benefit of the 
required L2 landscaping, which consists of low evergreen shrubs or a masonry wall to form a 
three-foot screen, with sporadic trees and ground cover, is minimal in this setting. The low 
landscaping will not effectively screen the back of house functions, including loading, 
structured parking access or a heavily used vehicle area. 
 
The proposal to replace the low landscape screening with a six-foot tall sight-obscuring fence 
better meets the design guideline 5, Sub-Area Context by providing a screening that serves to 
buffer the site’s visual impact on nearby residential areas and the public park on the other side 
of the rail right-of-way. The taller, solid fence in conjunction with a minimum of five trees at 
the east property line is compatible with the intense commercial uses and vehicle traffic and 
loading functions on the subject site, and better screens the associated lights, noise, and views 
of those uses from the quiet, forested riverfront and nearby residential homes.  
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B. Purpose of the standard. On balance, the proposal will be consistent with the purpose of 

the standard for which a modification is requested. 
 
Findings for Criterion B for Modifications 1 and 2: In preparation for addressing the 
required non-conforming upgrades on this site, the owners had the property surveyed. The 
survey revealed that the property does not extend as far back on the eastern side as previously 
understood. The original 1987 proposal and design for the building were based on the assumed 
larger site size. When the new survey revealed that the property line was a few feet closer to the 
building than previously understood, it became infeasible to provide either the current five-foot 
code required perimeter landscaping or the three-foot landscape strip required as a condition of 
approval in the original 1987 approval, while still retaining an operational on-site driveway and 
loading area. The driveway is two-way at the northern end, where employees use it to access 
the entrance to the bottom level of the parking structure. South of the entrance to the parking 
structure, the driveway is one way and serves the three loading doors, as well as the trash and 
recycling areas.  
 
In a typical, urban site, there are myriad benefits for perimeter vehicle area landscaping. In 
this unusual context, on a parcel that is approximately two city blocks in length and abuts a 
rail right-of-way with no adjacent public sidewalks to the rail right-of-way, some of the listed 
purposes of perimeter landscaping are less applicable. The primary purpose of perimeter 
landscaping in this context is to improve and soften the appearance of parking areas, and to 
reduce the visual impact of parking areas from nearby residential zones. While there are no 
abutting residential zones (or residential uses on properties zoned non-residential), there is a 
nearby residential neighborhood on the other side of the train tracks and to the southeast of 
this property. One neighbor, who lives closest to this site, has provided numerous comments 
during this review, including photographs of the eastern edge of this site showing views into 
the parking area, trash/recycling and bright nighttime security lighting. 
 
To this end, the screening benefits intended of the required landscaping may be better achieved 
by a taller sight-obscuring fence, particularly since the parking structure is both well-screened 
by nine deciduous trees and furthest from the nearby residential properties. The visual impact 
of the loading area, located at the south end of the site closest to the residential neighbors, will 
not be well screened by the L2 landscaping, and is better mitigated by the sight-obscuring 
fence. To further mitigate the off-site impacts of the security lighting on the eastern façade of 
this building, the applicant has proposed that all exterior lights on the east façade shall be 
dark sky compliant. To add additional year-round screening at the southeast corner of the site, 
closest to the residential neighborhood, a large, evergreen tree shall replace the existing cherry 
tree. To provide the additional screening height that the trees in L2 landscaping would provide, 
the applicant proposes a minimum of five (5) trees shall be planted along the east property line 
behind the OPB building, interior to the proposed wood fence. Trees may be located as 
appropriate to ensure no conflicts with loading operations and to allow for adequate clearance 
for vehicles turning around the SE building corner. Bollards or other protective elements may 
be installed to ensure separation between trees and vehicles. 
 
Therefore, this Modification merits approval.  
 
Modification #3: Fences, PZC 33.130.270.C.1.a 
 
Purpose Statement: The fence regulations promote the positive benefits of fences without 
negatively impacting the community or endangering public or vehicle safety. Fences near 
streets are kept low in order to allow visibility into and out of the site and to ensure visibility 
for motorists. Fences in any required side or rear setback are limited in height so as to not 
conflict with the purpose for the setback. 
 



Final Findings and Decision for  Page 17 
Case Number LU 21-012886 DZM GW – Site Upgrades 

 

Standard: 33.130.270.C.1 - Fences abutting street lot lines and pedestrian connections. Within 
10 feet of a street lot line or lot line that abuts a pedestrian connection, fences that meet the 
following standards are allowed: 
a. Fences that are more than 50 percent sight-obscuring may be up to 3-1/2 feet high. 
b. Fences that are 50 percent or less sight-obscuring may be up to 8 feet high. 

 
A. Better meets design guidelines. The resulting development will better meet the applicable 

design guidelines; and  
 
Findings for Criterion A for Modification 3: The modification to increase the height of the 
proposed fencing along the South Nevada frontage stems from the existing location of the radio 
broadcast dishes, and the inability for both of the relevant fence code standards to be met with 
the existing radio broadcast dish configuration. Were the dishes moved to a location where they 
could be adequately screened with the code-required six-foot fence, and still have that fence be 
located more than ten feet from the street lot line, a Modification would not be required. 
However, since the dishes at this location were part of the original 1987 approval for this 
development; relocating this broadcast equipment would require disrupting the public 
emergency communication systems, and an existing six-foot sight-obscuring fence in the same 
configuration as the applicant intends to maintain has existed here without public complaint 
or conflict since 1988, staff concludes that a Modification to fence standards is warranted 
rather than requiring the applicant to move the satellite dishes, provided the Modification 
clearly meets both the approval criterion: that the resulting development will better meet the 
applicable design guidelines; and that on balance, the proposal will be consistent with the 
purpose of the standard for which the modification is requested.  
 
The fencing at this location is required by PZC 33.274.040.C.8.a.(2), which requires screening 
around the base of any radio frequency transmission equipment. Multiple screening options 
are provided in this code chapter to meet this standard, but the existing locations of the 
equipment and its operational requirements preclude screening the area with L2 landscaping. 
The trees required in L2 landscaping would impede the clear area required by the transmission 
equipment. Of the required screening options listed in this code chapter, a fence is the only 
feasible option at this constrained location. To ensure safety of equipment and of the public, 
the Radio Frequency Transmission Facility code requires the fence be at least six feet in height 
and be totally sight-obscuring.  
 
The second fence standard applicable to this area is in the base zone regulations, which states 
that fully sight-obscuring fences abutting street lot lines are limited to 3 ½ feet (or may be up 
to 8 feet high if they are 50 percent or less sight-obscuring) within the first ten feet of a street 
lot line. In this specific location, the abutting street ends at the east edge of this parcel, and 
only a pedestrian path continues eastward across the rail tracks to Willamette Park. Therefore, 
a taller, sight-obscuring fence at this location does not hinder visibility for motorists or 
endanger public safety. 
 
Staff considered an alternative Modification to the standard in 33.274, which requires the fence 
to be totally sight-obscuring. The Modification could have allowed a six-foot fence that was 50 
percent or less sight-obscuring. However, staff concluded that allowing the fence to be 50 
percent or less sight-obscuring, to meet the standards in 33.130.270, and the resultant views 
of large satellite dishes, generators, and other equipment in this area, would detract more from 
the Greenway environment than a well-designed fence or other sight-obscuring screen.  
 
Staff concluded that the Modification proposal at this location will, on balance, be consistent 
with the purpose of the standard to be modified. However, to ensure that the fence or solid 
screen proposed for this location better meets the design guidelines, staff has added a condition 
of approval that within two years of final approval of this land use review the property owner 
shall install permanent signage relevant to the Macadam Greenway context, or work with 
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RACC to develop public art to be mounted or painted on at least 75% entire length of the 
proposed fence where it is parallel to S. Nevada street and within three feet of the sidewalk, and 
the signage or public art shall cover at least the top four feet of the fence.  
 
South Nevada is both a mapped view corridor and a pedestrian entrance into Willamette Park. 
Using the required sight-obscuring fence at this frontage to mount art or educational signage, 
will better meet Macadam Corridor Design Guideline 2 – Physical Connections, by creating a 
common sense of unity that ties the site to the surrounding context.  
 
B. Purpose of the standard. On balance, the proposal will be consistent with the purpose of 

the standard for which a modification is requested. 
 
Findings for Criterion B for Modification 3: The purpose of the design standard is to ensure 
that tall, sight-obscuring fences do not negatively impact the community or block necessary 
visibility for motorist safety. The proposed six foot completely sight-obscuring fence will not 
impede visibility into and out of the site for pedestrians or motorists. Vehicle access on South 
Nevada Street does not continue past the rail right-of-way. Therefore, a completely sight-
obscuring fence will not impede vehicle safety when vehicles enter and exit any of the OPB 
site’s three driveways proximate to the proposed fence. Further, the fence screens broadcasting 
equipment, not an occupiable building that benefits from having visibility into and out of the 
site.  
 

With the condition of approval that within two years of final approval of this land use 
review the property owner shall either:  
 
1. Install permanent signage relevant to the Macadam Greenway context in proximity to 

or on the proposed fence where it is parallel to South Nevada street; or 
2. Work with the Regional Arts and Culture Council (RACC) to develop public art to be 

mounted or painted on the portion of the proposed fence where it is parallel to South 
Nevada Street and within three feet of the adjacent Sidewalk. Flexibility in design 
and configuration of the public art is encouraged, but the public art should be at least 
50 percent of the area of the fence where it is parallel to South Nevada Street and 
within three feet of the adjacent sidewalk.  

 
With the condition of approval for interpretation or public art, this guideline 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. 
 
Trash and Recycling Screening: In the scope of this review, additional information was provided 
indicating that the trash areas were mistakenly categorized as internal (and therefore, not 
requiring screening) in the August 23, 2018 Non-Conforming Upgrade Covenant. Limited 
information at that time indicated that the trash and recycling area is located within an 
enclosed parking area. However, new information indicates that while the trash and recycling 
are beneath an overhang, the overhang does not have walls beneath it, and therefore they are 
not screened on all sides and are visible from the South Nevada public right-of-way. While the 
existing office building to the south of the trash area, and the new sight-obscuring fence to the 
east may provide sufficient screening to meet the Title 33 standards, permit approval shall 
necessitate additional screening on the north side of the trash and recycling area to fully 
screen it from the South Nevada right-of-way. 
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Radio Broadcast Dishes: The 2018 Non-Conforming Upgrade Covenant did not address the 
satellite dishes on the north parcel. However, the applicant addresses them as ground-
mounted mechanical equipment in the submitted materials. Staff has determined that the 
satellite dishes are Radio Frequency Transmission Facilities, and not ground-mounted 
mechanical equipment. The required screening for these facilities is governed by PZC 33.274 
and is not subject to the screening requirements of 33.130.235. This determination is 
consistent with other instances in Title 33 in which roof-mounted antennas are differentiated 
from roof-mounted mechanical equipment.  
 
CONCLUSIONS 
 
The design review process exists to promote the conservation, enhancement, and continued 
vitality of areas of the City with special scenic, architectural, or cultural value. The proposal 
meets the applicable design guidelines and modification criteria and therefore warrants 
approval. 
 
DESIGN COMMISSION DECISION 
 
It is the decision of the Design Commission to approve Design Review for: 
 
Approval of Design Review for the following: new landscape plantings, new sight-obscuring 
wood fencing along the site’s eastern boundary as well as on the north, south and east side of 
the existing satellite dish and generator area, removal of four parking spaces and replacement 
with landscape planter beds, and a new landscape planter strip along the site’s southern 
boundary, per the approved site plans, Exhibits C.1 through C.3 and C.5 through C.7, subject 
to the following conditions: 
 
Approval of Modifications for the following: 
1.  Parking Area Setbacks and Landscaping - 33.266.130.G.2 – to allow a six-foot sight-

obscuring fence on the eastern property boundary in lieu of required landscaping meeting 
the L2 standard. 

2.  Loading Standards – Placement, Setbacks and Landscaping - 33.266.310.E – to allow a six 
foot completely sight-obscuring fence in lieu of minimum landscaping requirements on the 
perimeter of the loading area. 

3.  Fences – Locations and Heights - 33.130.270.C.1.a – to allow a six foot completely sight-
obscuring fence within ten feet of a street lot line in the location of the satellite dish 
enclosure. 

  
Approval of Greenway Review for the following: new landscape plantings, new sight-obscuring 
wood fencing along the site’s eastern boundary as well as on the north, south and east side of 
the existing satellite dish and generator area, removal of four parking spaces and replacement 
with landscape planter beds to serve as stormwater treatment facilities if deemed feasible by 
BES at permitting, and a new landscape planter strip along the site’s southern boundary.  
 
Approval to remove a previous Condition of Approval from case file # 15-87: A landscaped strip 
approximately 3 feet wide shall be installed along the eastern edge of the site, except where 
loading accommodations require paving to the property line. 
 
Approvals with the following Conditions of Approval:  
A. As part of the building permit application submittal, the following development-related 

conditions (B through D) must be noted on each of the 4 required site plans or included as 
a sheet in the numbered set of plans.  The sheet on which this information appears must 
be labeled "ZONING COMPLIANCE PAGE - Case File LU 21-012886 DZM GW".  All 
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requirements must be graphically represented on the site plan, landscape, or other 
required plan and must be labeled "REQUIRED." 

 
B. At the time of building permit submittal, a signed Certificate of Compliance form 

(https://www.portlandoregon.gov/bds/article/623658) must be submitted to ensure the 
permit plans comply with the Design/Historic Resource Review decision and approved 
exhibits.  

 
C. Within two years of final approval of this land use review the property owner shall either 1. 

Install permanent signage relevant to the Macadam Greenway context in proximity to or on 
the proposed fence where it is parallel to South Nevada street; or, 2. Work with the Regional 
Arts and Culture Council (RACC) to develop public art to be mounted or painted on the 
portion of the proposed fence where it is parallel to South Nevada Street and within three 
feet of the adjacent Sidewalk. Flexibility in design and configuration of the public art is 
encouraged, but the public art should be at least 50 percent of the area of the fence where 
it is parallel to South Nevada Street and within three feet of the adjacent sidewalk.  

 
C. No field changes allowed. 
 

============================================== 
 
 
By: _____________________________________________ 
Julie Livingston, Design Commission Chair 
  
Application Filed: February 9, 2021 Decision Rendered: December 2, 2021 
Decision Filed: December 3, 2021 Decision Mailed: December 22 2021 
 
About this Decision. This land use decision is not a permit for development.  Permits may 
be required prior to any work.  Contact the Development Services Center at 503-823-7310 for 
information about permits. 
 
Procedural Information.  The application for this land use review was submitted on February 
9, 2021 and was determined to be complete on August 5, 2021. 
 
Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under 
the regulations in effect at the time the application was submitted, provided that the 
application is complete at the time of submittal, or complete within 180 days.  Therefore, this 
application was reviewed against the Zoning Code in effect on February 9, 2021. 
 
ORS 227.178 states the City must issue a final decision on Land Use Review applications 
within 120-days of the application being deemed complete.  The 120-day review period may be 
waived or extended at the request of the applicant. In this case, the applicant waived the 120-
day review period, as stated with Exhibit (Exhibit A.2).  The 120 days expire on: August 5, 
2022.  
 
Some of the information contained in this report was provided by the applicant. 
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the 
applicant to show that the approval criteria are met.  This report is the final decision of the 
Design Commission with input from other City and public agencies. 
 
Conditions of Approval.  This approval may be subject to a number of specific conditions, 
listed above.  Compliance with the applicable conditions of approval must be documented in 
all related permit applications.  Plans and drawings submitted during the permitting process 
must illustrate how applicable conditions of approval are met.  Any project elements that are 

https://www.portlandoregon.gov/bds/article/623658
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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. 
 

Appeal of this decision.  This decision is final unless appealed to City Council, who will hold a 
public hearing. Appeals must be filed by 4:30 pm on January 5, 2022. The appeal application 
form can be accessed at https://www.portlandoregon.gov/bds/45477. Towards promoting 
social distancing during the COVID-19 pandemic, the completed appeal application form 
must be e-mailed to BDSLUSTeamTech@portlandoregon.govand to the planner listed on 
the first page of this decision. If you do not have access to e-mail, please telephone the 
planner listed on the front page of this notice about submitting the appeal application. 

If you are interested in viewing information in the file, please contact the planner listed on the 
front of this decision. The planner can provide some information over the phone. Please note 
that due to COVID-19 and limited accessibility to files, only digital copies of material in the file 
are available for viewing. Additional information about the City of Portland, city bureaus, and a 
digital copy of the Portland Zoning Code is available on the internet at 
https://www.portlandoregon.gov/citycode/28197. 

 
If this decision is appealed, a hearing will be scheduled, and you will be notified of the date and 
time of the hearing.  The decision of City Council is final; any further appeal is to the Oregon 
Land Use Board of Appeals (LUBA). 
 
Upon submission of their application, the applicant for this land use review chose to waive the 
120-day time frame in which the City must render a decision.  This additional time allows for 
any appeal of this proposal to be held as an evidentiary hearing, one in which new evidence 
can be submitted to City Council. 
 
Who can appeal:  You may appeal the decision only if you have written a letter which was 
received before the close of the record at the hearing or if you testified at the hearing, or if you 
are the property owner or applicant. Appeals must be filed within 14 days of the decision.  An 
appeal fee of $5,513.00 will be charged. 
 
Neighborhood associations may qualify for a waiver of the appeal fee.  Additional information 
on how to file and the deadline for filing an appeal will be included with the decision. 
Assistance in filing the appeal and information on fee waivers are available from the Bureau of 
Development Services website: https://www.portlandoregon.gov/bds/article/411635. Fee 
waivers for neighborhood associations require a vote of the authorized body of your association.  
Please see appeal form for additional information. 
 
Recording the final decision.   
If this Land Use Review is approved the final decision will be recorded with the Multnomah 
County Recorder.  
• Unless appealed, the final decision will be recorded after January 5, 2022 by the Bureau 

of Development Services. 
 
The applicant, builder, or a representative does not need to record the final decision with the 
Multnomah County Recorder.  
 

mailto:BDSLUSTeamTech@portlandoregon.gov
https://www.portlandoregon.gov/bds/article/411635
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For further information on your recording documents please call the Bureau of Development 
Services Land Use Services Division at 503-823-0625.   

Expiration of this approval.  An approval expires three years from the date the final decision 
is rendered unless a building permit has been issued, or the approved activity has begun.  

Where a site has received approval for multiple developments, and a building permit is not 
issued for all of the approved development within three years of the date of the final decision, a 
new land use review will be required before a permit will be issued for the remaining 
development, subject to the Zoning Code in effect at that time. 

Applying for your permits.  A building permit, occupancy permit, or development permit must 
be obtained before carrying out this project.  At the time they apply for a permit, permittees 
must demonstrate compliance with: 
• All conditions imposed here.
• All applicable development standards, unless specifically exempted as part of this land use

review.
• All requirements of the building code.
• All provisions of the Municipal Code of the City of Portland, and all other applicable

ordinances, provisions and regulations of the City.

Hannah Bryant 
December 15, 2021 

The Bureau of Development Services is committed to providing equal access to 
information and hearings.  Please notify us no less than five business days prior 
to the event if you need special accommodations. Call 503-823-7300 (TTY 503-
823-6868).

EXHIBITS – NOT ATTACHED UNLESS INDICATED 
A. Applicant’s Submittals

1. Non-Conforming Upgrades Narrative
2. 120-Day Waiver
3. Completeness Response Letter
4. Submittal for First Scheduled Hearing
5. Original Submittal

B. Zoning Map (attached)
C. Plan & Drawings

1. Site Plan (attached)
2. Existing Conditions Plan
3. Construction Management Plan
4. Site and Landscape Plan (not approved)
5. Landscape Details
6. Art Rendering
7. Revised Site and Landscape Plan

D. Notification information:
1. Request for response
2. Posting letter sent to applicant
3. Notice to be posted
4. Revised Notice to be posted
5. Applicant’s statement certifying posting
6. Mailed notice
7. Revised notice
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8. Mailing list
E. Agency Responses:

1. Life Safety
2. Urban Forestry
3. Bureau of Environmental Services
4. Bureau of Environmental Services - Revised

F. Letters
1. Mike Dowd, February 17, 2021
2. Mike Dowd, March 3, 2021
3. Mike Dowd, March 12, 2021
4. Mike Dowd, April 4, 2021
5. Mike Dowd, April 6, 2021
6. Mike Dowd, April 6, 2021
7. Mike Dowd, April 20, 2021
8. Mike Dowd, May 5, 2021
9. Mike Dowd, September 7, 2021
10. Mike Dowd, September 7, 2021
11. Mike Dowd, September 7, 2021
12. Mike Dowd, September 7, 2021
13. Mike Dowd, September 11, 2021
14. Mike Dowd, September 13, 2021
15. Mike Dowd, September 14, 2021
16. Images provided by Mike Dowd

G. Other
1. Original LUR Application
2. Incomplete Letter, dated March 11, 2021
3. 180-Day Notice Letter, dated July 9, 2021
4. Original Approval, DZ 15-87
5. OPB 1988 Landscaping Plan
6. PC & EA Summaries
7. NCU Option II Covenant
8. Draft Staff Report created for 9/30 hearing. Never published and hearing re-scheduled.

H. First Hearing – November 4, 2021
1. Staff Report for First Hearing, November 2, 2021
2. Staff Memo to Commission, October
3. Staff Presentation
4. Applicant Presentation
5. Testimony Sign Up Sheet
6. Mike Dowd, October 4, 2021
7. Mike Dowd, October 27, 2021
8. Mike Dowd, November 2, 2021
9. Mike Dowd, November 3, 2021
10. Mike Dowd, November 4, 2021
11. Mike Dowd, November 4, 2021
12. Mike Dowd, November 12, 2021
13. Mike Dowd, November 12, 2021
14. Mike Dowd, November 12, 2021
15. Mike Dowd, November 12, 2021
16. Mike Dowd, November 12, 2021
17. Mike Dowd, November 12, 2021
18. Mike Dowd, November 15, 2021
19. Mike Dowd, November 19, 2021
20. Mike Dowd, November 19, 2021
21. Kurt Leipszig, November 3, 2021
22. Staff email to testifiers about the 7-7-7 dates
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23. Images provided by Mike Dowd 
I.    Submittals during the 21-day extension for an open record  

1.  Updated narrative from applicant submitted during the first 7-day period, November 
11, 2021 

2. Updated submittal package from applicant submitted during the first 7-day period, 
November 11, 2021 

3. Mike Dowd, written testimony submitted during the first 7-day period, November 12, 
2021 (6 letters)  

4. Mike Dowd, written testimony submitted during the second 7-day period, November 19, 
2021 

J. Second Hearing – December 2, 2021 
   1. Staff Presentation 
   2. Revised Staff Report, Dated December 2, 2021 
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1.0 Introduction 
General Information 
Applicant and Owner: Oregon Public Broadcasting Foundation 

7140 South Macadam Avenue 
Portland, OR 97219 
Contact: Kyle Davis 
Phone: (503) 293-1999 
kdavis@opb.org 
  

Prepared By: DOWL 
720 SW Washington Street, Suite 750 
Portland, Oregon 97205 
Contact: Read Stapleton, AICP 
Phone: (971) 280-8641 
rstapleton@dowl.com  

Project Location: 7140 South Macadam Avenue 
 

Tax Lot Information:  1S1E22AC-00200, 1S1E22A-00800 
 

Zoning:  Current 
Commercial Mixed Use 2 (CM2) 
Design overlay (d)  
Centers Main Street overlay (m)  
River General overlay (g) 
Macadam Plan District (M) 
 

Vested1 
Storefront Commercial (CS) 
Design overlay (d) 
River General overlay (g) 
Macadam Plan District (M) 

Comprehensive Plan: MU-C (Mixed Use – Civic Corridor) 
 

Project Site Area: 1.44 acres 
 

Previous LU Approvals: DZ 15-87 
GP 022-88 
LU 10-126156 
LU 13-189448 
LU 17-203778 
 

 
1 This application is vested to the zoning in effect on September 15, 2017, the date  of the original building permit 
submittal (17-241498 CO) that triggered nonconforming upgrades.  

mailto:kdavis@opb.org
mailto:rstapleton@dowl.com
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2.0 Project Summary 
Existing Conditions 
Oregon Public Broadcasting (OPB)’s project site (OPB site) consists of two tax lots (1S1E22AC-00200 and 
1S1E22A-00800) totaling approximately 1.44 acres located along South Macadam Avenue, with South 
Nevada Street running east-west between the two tax lots. The main OPB facility is comprised of an 
approximately 54,000 square-foot office and broadcast studio building, parking (some structured parking 
and some surface parking) and driveways on tax lot 200 on the south side of South Nevada Street. Surface 
parking, satellite antennas, and a generator are located on tax lot 800 on the north side of South Nevada 
Street.  

Access to the site is provided via South Nevada Street. A drive aisle of varying width runs along the main 
OPB building’s east and south side to a secondary right turn, exit-only driveway onto South Macadam 
Avenue. The OPB site currently provides 77 total parking spaces. Of the site’s total available parking spaces 
on both tax lots, 39 spaces are considered surface parking while the remaining 38 spaces are considered 
structured parking.2 Five (5) head-in (90°) structured parking spaces are currently nonconforming per 
Table 266-4 as they do not allow for a minimum 20-foot wide one-way drive aisle and are proposed to be 
replaced with two (2) parallel parking spaces. An existing conditions survey is included as Exhibit F and is 
also shown on sheet L2.0 of the plan set, included as Exhibit G. 

Both tax lots are currently zoned Commercial Mixed Use 2 (CMU-2), with Design (d), River General (g) and 
Centers Main Street (m) overlays.3 Both tax lots have a comprehensive plan designation of Mixed Use-
Civic Corridor (MU-C) and are within the South Portland Neighborhood Association. As the project is 
proposing site alterations to meet the requirements of an “Option 2” Nonconforming Development 
Assessment Covenant as described below, the site is vested to the zoning in effect at the time of the 
permit submittal that triggered the required nonconforming upgrades pursuant to Portland City Code 
(PCC) Chapter 33.258. Therefore, the vested zoning of both tax lots is Storefront Commercial (CS), with 
Design (d) and River General (g) overlays. The tax lots are also within the Macadam Plan District area. A 
vicinity map is included with this narrative as Figure 1, and a zoning map is included as Figure 2. 
Surrounding uses are identified in Table 1 below. 

Table 1: Surrounding Uses 

 Zoning Use 

North CM2dgm (CS) South Nevada Street, Surface Parking, Offices 

South CM2dg (CS) Commercial retail 

East CM2dg (CS) TriMet right-of-way, Willamette Park (across TriMet right-of-way), single-family 
residential (across TriMet right-of-way to the southeast) 

West CM2d (CS) South Macadam Avenue, Commercial retail (across South Macadam Avenue) 

Project Background and History 
The OPB site has been subject to the following prior City of Portland (City) land use reviews: 

• DZ 15-87 – Design Review approval of the existing OPB three-story office building and parking 
structure. 

 
2 Surface parking spaces are those that are uncovered and within four feet of adjacent grade per PCC 33.266.130.G.2 
3 Centers Main Street overlay only applies to tax lot 800. 
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• GP 022-88 – Greenway Review approval of renovation of the existing building and three-story 
addition. 

• LU 10-126156 – Design Review approval of an 81-square foot addition to accommodate a new 
internal stairway. 

• LU 13-189448 – Design Review approval of a new generator on a concrete pad, surrounded by a 
stained wood screen on the north parking lot. 

• LU 17-203778 – Design Review and Greenway Review approval for exterior upgrades, including 
three new windows and canopies; a new ADA ramp and pedestrian stairs; five new rooftop HVAC 
units; landscaping a new garage loading door. 

OPB began various site improvements and upgrades to their facilities in 2017, with a Design Review and 
Greenway Review (LU 17-203778) facilitating certain exterior improvements as identified above. In 
conjunction with a building permit submitted that year (17-241498 CO), the City’s nonconforming 
upgrades requirements pursuant to PCC 33.258.070 were triggered.  

To comply with PCC 33.258, OPB elected to enter into an “Option 2” Nonconforming Development 
Assessment Covenant (covenant). This covenant was signed and recorded on May 16, 2018 as Document 
2018-052116 in Multnomah County, and is attached as Exhibit D. This covenant requires the applicant to 
upgrade certain aspects of their site that were deemed nonconforming per the code in effect at the time 
of the original building permit submittal. The covenant includes a list of nonconforming site elements that 
must be brought into conformance, or an adjustment or modification must be sought if conformance is 
not feasible. Due to COVID-19, the original covenant deadline, June 4, 2020, has been extended to January 
1, 2022. See PCC 33.258.070.D.2.d.(2), as amended by Ordinance No. 190076. 

Project Summary 
The proposed improvements bring the site as close to conformance with the applicable nonconforming 
upgrade standards as feasible. The project includes revisions to the existing development such as the 
elimination of existing parallel parking spaces to allow for new landscape planters, new perimeter and 
interior parking lot landscape plantings, and new completely sight-obscuring fencing, which provide 
increased screening from adjacent properties and uses while also moving the OPB site closer into 
conformance with the development standards identified in the covenant. Despite these changes to the 
site, the applicant is unable to meet, and therefore requests modifications to the following code standards 
through this Design Review application: 

1. PCC 33.266.130.G.2 – Parking area setbacks and perimeter landscaping, specifically along the OPB 
site’s eastern boundary (Modification #1). 

2. PCC 33.266.310.E – Loading area setbacks and perimeter landscaping adjacent to the OPB site’s 
existing loading spaces along the site’s eastern boundary (Modification #2). 

3. PCC 33.130.270.C.1.a – Limitations on completely sight-obscuring fence heights along street lot 
lines, specifically along the South Nevada Street lot line adjacent to the satellite dish and 
generator area (Modification #3). 

The OPB site is constrained by existing development conditions that necessitate modifications to PCC 
33.266.130.G.2 and 33.266.310.E. The primary constraint is the limited setback distance between the 
building and the eastern property line, which constrains the vehicular and loading circulation area along 
the building’s east side where loading access for the active broadcast studio exists. Because of this 
condition and in lieu of strict adherence to PCC 33.266.130.G.2 and 33.266.310.E, OPB proposes to provide 
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a six foot completely sight-obscuring wood fence instead of a five foot landscaped buffer meeting the L2 
standard as required by PCC 33.266.130.G.2 and instead of a three foot wide landscape buffer imposed 
for the east property boundary under DZ 15-87 condition of approval #3. This six foot sight-obscuring 
wood fence is proposed along the entirety of the site’s eastern boundary.  

In addition, a six foot completely sight-obscuring wood fence is proposed around the satellite dish and 
generator area (ground-mounted mechanical equipment) on its north, south, and east sides, which meets 
the F2 standard, in order to adequately screen this equipment. However, as fences that are more than 50 
percent sight-obscuring may only be up to 3.5-feet high within ten feet of a street lot line (South Nevada 
Street) per PCC 33.130.270.C.1.a, a modification is necessary to allow the six foot completely sight 
obscuring fence to be located within ten feet of this lot line. Due to operational requirements of the 
equipment and width limitations adjacent to the satellite dish and this lot line, the fence cannot be moved 
any closer to the satellite dish, and landscaping that meets the L2 standard will interfere with the 
operation of the adjacent satellite dish upon maturity of any trees planted in this area, as the dish typically 
faces due-south and southeast. 

Further, Design Review is required to remove condition of approval #3 from the OPB site’s original design 
review approval (DZ 15-87) that imposed an approximately three foot wide perimeter landscaping 
requirement along the eastern boundary of the site, and to review the proposed modifications. Greenway 
Review is also required because the proposed improvements do not qualify for any of the exemptions 
listed in PCC 33.440.320. 

Project Description 
Various improvements identified on Exhibit 1 of the covenant have been completed and/or require no 
further action as described in the staff responses, including the following items: 

• Exterior display, storage, and work activity areas (PCC 33.120.245 and 33.248); 

• Minimum landscaped areas (PCC 33.130.225); 

• Tree density standards (PCC 11.50.05.B.2.g); 

• Pedestrian circulation systems (PCC 33.130.240);  

• Paving of surface parking and exterior storage and display areas on site; and 

• Bicycle parking (PCC 33.266.220). 

The only remaining required upgrades include surface parking area perimeter landscaping requirements, 
mechanical equipment screening, interior parking lot landscaping requirements, and existing building 
setback landscaping requirements. Required upgrades that are the subject of this application are 
identified in Table 2 below. 
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Table 2. Nonconforming Development Proposals 
Identified 
Nonconformity 

PCC 
Standard(s) Proposal Modification 

Required 

Perimeter Parking 
Lot Landscaping 

33.266.130.G.2 
and DZ 15-87 

• Modification proposed on the OPB site’s 
eastern boundary (six foot completely sight-
obscuring wood fence). 

• Five feet of L2 landscaping proposed on the 
OPB site’s southern boundary. 

Yes (for PCC 
33.266.130.G.2) 

Mechanical 
Equipment 
Screening 

33.130.235.C 

• Six foot completely sight-obscuring wood 
fence proposed on the north, south, and 
east sides of the satellite dish and generator 
area (F2 standard), including a modification 
to allow the fence to be within ten feet of 
the street lot line on the area’s south side 
(along South Nevada Street). 

• Landscaping proposed on the west side of 
the satellite dish and generator area (L2 
standard). 

Yes (for PCC 
33.130.270.C.1.a) 

Interior Parking 
Lot Landscaping 33.266.130.G.3 • 1,622 SF of landscaping proposed (1,575 SF 

required). 
No 

Loading Area 
Setbacks 
Landscaping 

33.226.310.E • Modification proposed (six foot sight-
obscuring wood fence). 

Yes (for PCC 
33.266.310.E) 

Existing Building 
Setbacks 
Landscaping 

33.12.215 & 
33.288.020.C 

• L1 landscaping along five foot special street 
setback with South Macadam Avenue 
proposed. 

No 

In order to complete the remaining improvements required for compliance with the referenced covenant, 
OPB requests approval of a Type III Design Review (including modifications) and Greenway Review.  

Perimeter Parking Lot Landscaping 

The site is subject to two standards for perimeter parking lot landscaping along the eastern property line: 
a condition of approval from a prior design review approval (DZ 15-87) and the current applicable code. 
Neither standard can be met, so this application requests the removal of the condition of approval and a 
modification to the current code standard (PCC 33.266.130.G.2). 

A Type III Design Review is required to remove the following condition of approval (#3) from the OPB site’s 
original Design Review approval, DZ 15-87: 

3. A landscaped strip approximately 3’ wide is installed along the eastern edge of the site, except 
where loading accommodations require paving to the property line. 

The three foot landscape buffer does not currently exist. Recent surveys of the site have revealed that the 
OPB building was constructed closer to the site’s eastern boundary than indicated in the 1987 Design 
Review application (DZ 15-87). As a result, the conditions on the east side of the building are constrained 
and vehicular circulation for general traffic, loading and emergency vehicles cannot be provided while at 
the same time maintaining a three foot landscape buffer which does not encroach into the TriMet railroad 
right-of-way. As a consequence, the applicant seeks to eliminate this condition of approval and proposes 
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to instead provide screening in the form of a six foot sight-obscuring wood fence installed along the site’s 
eastern property line, a length of approximately 440 linear feet. A detail and image of the proposed fence 
is included on sheet L3.0 and L3.1 of the plan set. A copy of the of DZ 15-87 staff report and decision is 
included as Exhibit E.  

In addition to the three foot buffer requirement from the 1987 Design Review approval, PCC 
33.266.130.G.2 and Table 266-5 require a five foot setback landscaped to the L2 standard along the east 
and south property lines of the site. Site conditions on the east property line described above preclude 
compliance with this standard, so the applicant requests a modification to this provision as allowed under 
PCC 33.825.040. In lieu of a five foot landscaped strip at the L2 standard due to referenced space 
limitations on the site’s eastern boundary, the applicant proposes a sight-obscuring six foot wood fence 
along this boundary.  

On the site’s southern boundary, a five foot landscape strip at the L2 standard is proposed, consistent 
with current zoning requirements and the obligations of the covenant. 

Mechanical Equipment Screening 

In order to comply with PCC 33.130.235.C, which requires L2 or F2 screening of ground-mounted 
mechanical equipment along a street, the applicant proposes a six foot completely sight-obscuring wood 
fence on the north, south, and east sides of the satellite dish and generator area within the OPB site, 
which meets the F2 standard. On the west side of the satellite dish and generator area, the applicant 
proposes landscaping meeting the L2 standard, in conjunction with the existing stained wooden screen 
which currently meets the F2 standard, to adequately screen the satellite dishes and generator from South 
Macadam Avenue. 

As PCC 33.130.270.C.1.a limits completely sight-obscuring fences within ten feet of a street lot line to 3.5-
feet or less in height, a modification is proposed to allow the six foot completely sight-obscuring fence to 
be located within ten feet of the lot line along South Nevada Street on the south side of the satellite dish 
and generator area. Due to the operational needs of the adjacent satellite dish, which routinely faces due-
south and southeast, L2 landscaping cannot be installed as it will interfere with the operation of the 
satellite dish upon maturity of any trees planted. Further, the fence cannot be moved closer to the dish 
due to existing width limitations and the need for a clear path around the satellite dish for maintenance. 

Interior Parking Lot Landscaping 

The applicant proposes to alter the site’s surface parking lot configuration so that more site area can be 
used for landscaping, which improves the ratio of landscaping to parking as required per the covenant. 
The changes include the removal of four (4) parallel parking spaces on the east side of the parking 
structure and the installation of a five foot landscape planter in their place, also allowing for a minimum 
20-foot two-way drive aisle in this area for safer site circulation; egress from the site’s covered parking 
structure will continue to allow right-turn and left-turn movements as a result. As identified on sheet L3.0 
of the plan set, a total of 1,622 SF of interior parking lot landscaping is proposed, which exceeds the 
minimum requirement (1,576 SF) given the OPB site will provide 35 surface parking spaces (a reduction 
of four spaces).  

Loading Area Setbacks Landscaping 

PCC 33.266.310.E requires that loading areas comply with the minimum loading area setbacks and 
permitter landscaping requirements provided by Table 266-7. The OPB site’s loading area is currently 
provided along the site’s eastern boundary, which abuts commercially zoned property as identified on 
Figure 2. Therefore, these loading areas require a five foot landscape strip meeting the L2 standard or a 
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ten foot landscape strip meeting the L1 standard. As previously described, PCC 33.266.130.G.2 and Table 
266-5 also require a five foot landscape strip meeting the L2 standard along the entirety of the site’s 
eastern boundary (which overlaps the loading setback area), which cannot be provided due to existing 
site conditions and space limitations in this area, for which the applicant is requesting a modification. As 
with PCC 33.266.130.G.2, the applicant is requesting a modification to PCC 33.266.310.E, and proposes a 
sight-obscuring six foot wood fence in this area in lieu of the required landscape strip. 

Existing Building Setbacks Landscaping 

Additional landscape plantings are proposed throughout the site to meet current City requirements and 
improvements specified in the covenant. Proposed improvements and plantings are identified on sheet 
L3.0 and L3.1 of the plan set, including landscaping meeting the L1 standard along South Macadam 
Avenue, as required by PCC 33.288.020.C as South Macadam Avenue is subject to the special street 
setback designation per the City’s official zoning maps.  

No further alterations are proposed to the OPB site other than those required to meet the standards in 
the executed covenant. No changes to the site’s uses are proposed. Compliance with conditions of 
approval of prior land use cases for the site is addressed in Section 3.0 of this narrative. 
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Figure 1. Vicinity Map 

 
Figure 2. Zoning Map 
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3.0 Previous Conditions of Approval  
Below is a discussion of how the applicant’s proposal will ensure compliance with conditions of approval 
from prior land use decisions on the property relevant to this application. 

DZ 15-87 

1988 Design Review approval of the existing OPB three-story office building and parking structure 
(Applicant was Grayco Resources, Inc.) 

1. There be no encroachment into the railroad right-of-way; 

Response: No encroachments into the railroad right-of-way are proposed. As identified on sheet L2.0 
of the plan set, temporary asphalt paving and base rock within the TriMet right-of-way 
east of the OPB site is to be removed. 

2. Northernmost parking spaces south of SW Nevada are set back 15’ from right-of-way; 

Response: The northernmost parking spaces south of South Nevada Street are setback 15-feet from 
the right-of-way as shown on sheet L3.0 of the plan set. 

3. A landscaped strip approximately 3’ wide is installed along the eastern edge of the site, except 
where loading accommodations require paving to the property line; 

Response: Recent surveys have revealed that the existing building is closer to the eastern property 
line of the site than indicated in the 1987 Design Review approval plan set and, in order 
to maintain necessary vehicular, loading and emergency access around the east side of 
the building, compliance with this condition is not possible. As a consequence, the 
applicant requests a Type III Design Review to remove this condition of approval. 

4. The view corridor between the building and parking structure shall be enhanced by widening the 
steps and minimizing the retaining walls.  

Response: LU 17-203778 approved alternations to entry steps, ramps and retaining walls for the OPB 
site to meet current Americans with Disabilities Act (ADA) requirements.   

5. Artwork shall be installed on the blank wall at the southern end of the SW Macadam Avenue 
elevation. 

Response: As identified in Exhibit H, this condition of approval was subsequently eliminated and is 
no longer applicable to the OPB site. 

6. Staff shall review final plans to ensure compliance with these conditions 

Response:  The above condition is a procedural requirement associated with the original approval 
and is unaffected by this request.  

GP 022-88 

1988 Greenway Review approval of an existing building and three-story addition. 

Response: No conditions were applied to this approval. 
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LU 10-126156 

2010 Design Review approval of an 81-square foot addition to accommodate a new internal stairway. 
(Applicant was Oregon Public Broadcasting Foundation) 

A. As part of the building permit application submittal, each of the 4 required site plans and any 
additional drawings must reflect the information and design approved by this land use review as 
indicated in Exhibits C.1-C.2. The sheets on which this information appears must be labeled, 
“Proposal and design as approved in Case File # LU 10-106338 DZ GW. No field changes allowed.” 

Response: The above condition was specifically required for building permit issuance associated with 
proposed improvements to the OPB facility as identified above. The applicant’s proposal 
will not interfere with or obstruct continued compliance with this condition. 

LU 13-189448 

2013 Design Review approval of a new generator on a concrete pad, surrounded by a stained wood 
screen on the north parking lot. (Applicant was LRS Architects, Inc.) 

A. As part of the building permit application submittal, each of the 4 required site plans and any 
additional drawings must be reflect the information and design approved by this land use review 
as indicated in Exhibits C.1-C.4. The sheets on which this information appears must be labeled. 
“Proposal and design as approved in Case File #LU 14-189448 DZ. No field changes allowed.” 

Response: The above condition was specifically required for building permit issuance associated with 
proposed improvements to the OPB facility as identified above. The applicant’s proposal 
will not interfere with or obstruct continued compliance with this condition. 

LU 17-203778 

2018 Design Review and Greenway Review approval for exterior upgrades, including three new 
windows and canopies; a new ADA ramp and pedestrian stair; five new rooftop HVAC units; landscaping 
and a new garage loading door. (Applicant was LRS Architects, Inc.) 

A. As part of the building permit application submittal, the following development-related conditions 
(B through C) must be noted on each of the 4 required site plans or included as a sheet in the 
numbered set of plans. The sheet on which this information appears must be labeled “ZONING 
COMPLIANCE PAGE – Case File LU 17-203778 DZ.” All requirements must be graphically represented 
on the site plan, landscape, or other required plan and must be labeled “REQUIRED.” 

B. At the time of building permit submittal, a signed Certificate of Compliance form 
(https://www.portlandoregon.gov/bds/article/623658) must be submitted to ensure the permit 
plans comply with the Design/Historic Resource Review decision and approved exhibits. 

C. No field changes allowed. 

Response: The above conditions were specifically required for building permit issuance associated 
with proposed improvements to the OPB facility as identified above. The applicant’s 
proposal will not interfere with or obstruct continued compliance with these conditions.  
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4.0 Applicable Review Criteria  
The applicable PCC provisions are set forth below with findings that demonstrate the project’s 
consistency with these provisions. 

33.130 Commercial/Mixed Use Zones 

Response: This application is vested to the zoning in effect at the time of the original building permit 
submittal (17-241498 CO) that triggered nonconforming upgrade requirements per PCC 
33.258.070. The date of this submittal is September 15, 2017. Therefore, the base zone 
in effect at the time was Storefront Commercial (CS). The Commercial Zones (2017) 
chapter is addressed in this narrative. 

33.130 Commercial Zones 
33.130.010 Purpose 

The commercial zones implement the commercial policies and plan map designations of the 
Comprehensive Plan. [...]  

Response: This application is vested to the zoning in effect at the time of the original building permit 
submittal (17-241498 CO) that triggered nonconforming upgrade requirements per PCC 
33.258.070. The date of this submittal is September 15, 2017. Therefore, the base zone 
in effect at the time was Storefront Commercial (CS), and the standards and provisions of 
this chapter are applicable. 

33.130.215 Setbacks 

B. Minimum building setbacks. The minimum building setback standards apply to all buildings and 
structures on site except as specific in this section. Setbacks for exterior developments are 
stated in 33.130.245 below, and for parking areas in Chapter 33.266. 

1. Generally. There is no required minimum building setback. 

2. Exceptions. [...] 

Response: Commercial zones do not have a minimum building setback requirement per PCC 
33.130.215.B.1 and Table 130-3, and none of the exceptions listed are applicable to the 
OPB site. Further, the OPB site does not abut any residentially zoned land as identified in 
Figure 2, and the minimum building setbacks per Table 130-4 are not applicable. 
Applicable standards of PCC 33.266 are addressed for compliance in this narrative. 
Additionally, the OPB site is subject to special street setbacks for its frontage along South 
Macadam Avenue; compliance with PCC 33.288 is addressed in this narrative. 

33.130.225 Landscaped Areas 

B. Minimum landscaped area standard. The required amounts of landscaped areas are stated in 
Table 130-3. Sites developed with a house, attached house or duplex are exempt from this 
standard. Required landscaped areas must be at ground level and comply with at least the L1 
standard as stated in Chapter 33.248, Landscaping and Screening. However, up to one-third of 
the required landscaped area may be improved for active or passive recreational use, or for use 
by pedestrians. Examples include walkways, play areas, plazas, picnic areas, and unenclosed 
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recreational facilities. Any required landscaping, such as for required setbacks or parking lots, 
applies towards the landscaped area standard. 

Response: Per Table 130-3, the CS zone does not have minimum landscape area requirements. 
Therefore, this standard does not apply. 

33.130.227 Trees 

Requirements for street trees and for on-site tree preservation, protection, and overall tree density are 
specific in Title 11. See Chapter 11.50, Trees in Development Situations. 

Response: No street trees will be removed or impacted along the site’s frontage with South 
Macadam Avenue. Additionally, the CS zone is exempt from tree preservation standards 
(11.50.040) and tree density standards (11.50.050) in effect at the time of the original 
building permit submittal (September 15, 2017).  

33.130.235 Screening 

B. Garbage and recycling collection areas. All exterior garbage cans, garbage collection areas, and 
recycling collection areas must be screened from the street and any adjacent properties. Trash 
receptacles for pedestrian use are exempt. Screening must comply with at least the L3 or F2 
standards of Chapter 33.248, Landscaping and Screening. 

Response: The OPB site’s garbage and recycling collection areas are currently provided within the 
interior of the parking structure, so this standard, which relates to exterior collection 
areas, does not apply. Nevertheless, the proposed six foot sight-obscuring wood fence 
along the entirety of the site’s eastern boundary meets the F2 standard as identified by 
Figure 248-2. This fence will further screen any remaining views of the garbage and 
recycling collection areas from the east and southeast, including from Willamette Park 
and single-family residential homes across the TriMet right-of-way to the southeast. 

C. Mechanical Equipment. Mechanical equipment located on the ground, such as heating or 
cooling equipment, pumps, or generators must be screened from the street and any abutting 
residential zones by walls, fences, or vegetation. Screening must comply with at least the L2 or 
F2 standards of Chapter 33.248, Landscaping and Screening, and be tall enough to screen the 
equipment. Mechanical equipment placed on roofs must be screened in one of the following 
ways, if the equipment is within 50 feet of an R zone: [...] 

Response: As identified on sheet L3.0 of the plan set, a six foot completely sight-obscuring wood 
fence is proposed on the north, south, and east sides of the satellite dish and generator 
area (ground-mounted mechanical equipment), which meets the F2 standard. On the 
west side of the satellite dish and generator area, additional landscaping meeting the L2 
standard is proposed, which will adequately screen the area from view from South 
Macadam Avenue in conjunction with the existing stained wooden screen previously 
approved with LU 13-189448 DZ. To allow for the six foot completely sight-obscuring 
fence to be located within ten feet from the lot line adjacent to South Nevada Street, a 
modification is proposed to PCC 33.130.270.C.1.a. As previously described in this 
narrative, operational requirements of the satellite dish preclude the installation of 
landscaping meeting the L2 standard due to eventual interference with the operation of 
the satellite dish upon maturity of the trees. Further, the fence cannot be moved closer 
to the dish due to existing width limitations and the need for a clear path around the 
satellite dish for routine maintenance of the equipment. 
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Roof-mounted mechanical equipment on OPB’s main office and broadcast studio facility, 
including five existing HVAC units, are already adequately screened with an existing 
mechanical screen that shields these features from views from the east (Willamette Park 
and single-family residential housing across the TriMet right-of-way), south (commercial 
uses), and adjacent rights-of-way to the north (South Nevada Street) and west (South 
Macadam Avenue).  

Therefore, all roof-mounted and ground-mounted mechanical equipment within the OPB 
site is currently or proposed to be screened to the F2 or L2 standard as required by this 
standard. 

D. Other screening requirements. The screening requirements for parking, exterior storage, and 
exterior display areas are stated with the regulation for those types of development. 

Response: This narrative includes findings of compliance for the applicable parking lot and vehicle 
area screening requirements found in PCC 33.266. Exterior display and exterior storage 
areas do not exist within the OPB site; therefore, no additional screening is required on 
site.  

33.130.270 Fences 

A. Purpose. The fence regulations promote the positive benefits of fences without negatively 
impacting the community or endangering public or vehicle safety. Fences near streets are kept 
low in order to allow visibility into and out of the site and to ensure visibility for motorists. 
Fences in any required side or rear setback are limited in height so as to not conflict with the 
purpose for the setback. 

B. Types of fences. The standards apply to walls, fences, and screens of all types whether open, 
solid, wood, metal, wire, masonry, or other material. 

C. Location and heights. 

1. Fences abutting street lot lines and pedestrian connections. Within 10 feet of a street lot 
line or lot line that abuts a pedestrian connection, fences that meet the following standards 
are allowed: 

a. Fences that are more than 50 percent sight-obscuring may be up to 3-1/2 feet high. 

b. Fences that are 50 percent or less sight-obscuring may be up to 8 feet high. 

Response: As identified on sheet L3.0 of the plan set and previously described in this narrative, a six 
foot completely sight obscuring wood fence is proposed on the south side of the satellite 
dish and generator area adjacent to a street lot line (South Nevada Street) in order to 
meet screening requirements for ground-mounted mechanical equipment required by 
PCC 33.130.235.C. Due to the operational needs of the adjacent satellite dish, which 
typically faces due-south and southeast, L2 landscaping cannot be installed in-lieu of a 
sight-obscuring fence as it will interfere with the operation of the satellite dish upon 
maturity of any trees planted. Further, the fence cannot be moved closer to the dish due 
to existing width limitations and the need for a clear path around the satellite dish for 
routine maintenance. Therefore, the applicant is requesting approval of a modification to 
this standard for the six foot sight obscuring fence proposed along the South Nevada 
Street lot line adjacent to the satellite dish and generator area. Approval criteria for the 
proposed modification are addressed in response to PCC 33.825.055 in this narrative. 
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As previously described, an additional six foot wood fence is also proposed along the 
entirety of the site’s eastern boundary. While this lot line abuts public right-of-way 
(TriMet), this right-of-way contains railroad tracks and does meet the City’s definition for 
“street” per PCC 33.910, which is intended for motor vehicle, pedestrian or bicycle travel. 
Therefore, no modification is needed for its installation. 

2. Fences abutting other lot lines. Fences up to 8 feet high are allowed in required building 
setbacks along all other lot lines. 

Response: Because the applicant cannot comply with the three foot buffer requirement associated 
with condition of approval #3 of DZ 15-87, or the five foot setback landscaped to the L2 
standard per Table 266-5 and PCC 33.266.130.G.2 along the site’s eastern boundary, the 
applicant requests approval of a modification to this standard. In lieu of a five foot 
landscape strip meeting the L2 standard, the applicant proposes a sight-obscuring six foot 
wood fence along this boundary, a length of approximately 440 linear feet. A detail and 
image of the proposed fence is included on sheets L3.0 and L3.1 of the plan set, included 
as Exhibit G. 

D. Reference to other regulations. Electrified fences are regulated under Title 26, Electrical 
Regulations. The use of barbed wire is regulated under Title 24, Building Regulations. 

Response: An electric fence is not proposed. Therefore, Title 26 is not applicable. 

33.130.285 Nonconforming Development  

Existing development that does not conform to the development standards of this chapter may be 
subject to the regulations of Chapter 33.258, Nonconforming Situations. 

Response: Type III Design Review with three (3) Modifications and Greenway Review approvals are 
requested by the applicant in order to meet nonconforming development requirements 
triggered by a previous building permit submittal by the applicant in 2017 (17-241498 
CO). As identified in the covenant, the applicant is only obligated to fulfill the standards 
in effect at the time of the original permit application’s submittal. Any future 
nonconformities will be addressed if any subsequent building permit applications trigger 
compliance with PCC 33.258. 

33.130.290 Parking and Loading 

The standards pertaining to the minimum required and maximum allowed number of auto parking 
spaces, minimum required number of bicycle parking spaces, parking lot placement, parking lot 
setbacks, and landscaping are stated in Chapter 33.266, Parking and Loading. 

Response: Applicable standards of PCC 33.266 are addressed in this narrative. 

33.248 Landscaping and Screening 
33.248.020 Landscaping and Screening Standards 
Subsections A. through H. state the different levels of landscaping and screening standards to be applied 
throughout the City. The locations where the landscaping or screening is required, and the depth of the 
landscaping or screening are stated in various places throughout the Code. All landscaping and 
screening required by this Title must comply with all of the provisions of this chapter, unless specifically 
superseded. [...]  
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Response: As required by the executed covenant, upgrades to the site’s interior parking lot 
landscaping, perimeter parking lot landscaping, and special street setback landscaping 
requirements along the site’s front with South Macadam Avenue are required. Street 
trees along the site’s frontage with South Macadam Avenue are not proposed for removal 
and will not be impacted by the applicant’s proposed site alterations.  

 Plant materials and levels of landscaping and screening are provided in compliance with 
this chapter unless specifically superseded by the standards of PCC 33.266 as identified 
on sheets L3.0 and L3.1 of the plan set, included as Exhibit G.  

33.248.040 Installation and Maintenance 
A. Installation. All required landscaping must be in-ground, except when in raised planters that 

are used to meet minimum Bureau of Environmental Services stormwater management 
requirements. Plant materials must be installed to current nursery industry standards. Plant 
materials must be properly supported to ensure survival. Support devices such as guy wires or 
stakes must not interfere with vehicular or pedestrian movement. 

Response: As identified on sheet L3.0 of the plan set, all proposed landscaping is to be in-ground as 
required and will be installed to the current version of the American Nurseryman’s 
Specification Association standards. 

B. Maintenance. Maintenance of landscaped areas is the ongoing responsibility of the property 
owner. Required landscaping must be continuously maintained in a healthy manner. Plants that 
die must be replaced in kind. A fine may be levied if the landscaping has not been maintained, 
and new plants required to be planted. 

Response: The property owner will maintain landscaped areas as required.   

C. Irrigation. The intent of this standard is to ensure that plants will survive the critical 
establishment period when they are most vulnerable due to lack of watering. All landscaped 
areas must provide an irrigation system, as stated in option 1, 2, or 3. 

1. Option 1. A permanent built-in irrigation system with an automatic controller. 

2. Option 2. An irrigation system designed and certified by a licensed landscape architect as 
part of the landscape plan, which provides sufficient water to ensure that the plants will 
become established. The system does not have to be permanent if the plants chosen can 
survive adequately on their own once established. 

3. Option 3. Irrigation by hand. If the applicant chooses this option, an inspection will be 
required one year after final inspection to ensure that the landscaping has become 
established. An inspection fee, paid at the time of permit application, will be required. 

Response: A permanent built-in irrigation system with an automatic controller will be designed and 
installed by the contractor. 

33.248.060 Landscape and Tree Plans 
A. Landscape plans. Landscape plans must be submitted showing all landscaped areas. Plans must 

be drawn to scale and show type, size, number, and placement of materials. Materials must be 
identified with both their scientific and common names. Any required irrigation system must 
also be shown 

B. Tree plans. A tree plan may be required to comply with Chapter 11.50, Trees in Development 
Situations. 



OPB Nonconforming Upgrades  
Narrative August 5, 2021 

 
Page 20 

 

C. Tree protection. Where existing trees are used to meet the landscape standards or tree 
preservation requirements of this Title, tree protection meeting the requirements of Chapter 
11.60, Technical Specifications must be shown on the landscape or tree plan. 

Response: Existing trees proposed for retention will be protected consistent with the provisions of 
PCC 11.60 as shown on sheet L2.5. of the plan set.  

33.248.070 Completion of Landscaping 
The installation of any required landscaping may be deferred during the summer or winter months to 
the next planting season, but never for more than 6 months. All required landscaping must be installed 
prior to final inspection. 

Response: All required landscaping will be installed prior to final inspection being requested.  

33.248.090 Mitigation and Restoration Plantings 
Plantings intended to mitigate for the loss of natural resource values are subject to the following 
requirements. Where these requirements conflict with other requirements of this chapter, these 
requirements take precedence. 

Response: Mitigation and restoration plantings are not proposed or required. 

33.258 Nonconforming Situations 
33.258.070 Nonconforming Development 

A. Purpose. This section is primarily aimed at upgrading nonconforming development elements 
that affect the appearance and impacts of a site. It is not intended to require extensive changes 
that would be extremely impractical such as moving or lowering buildings. 

Response: Type III Design Review with three (3) Modifications and Greenway Review approvals are 
requested by the applicant in order to meet nonconforming development requirements 
triggered by a previous building permit submittal by the applicant in 2017 (17-241498 
CO). As identified in the covenant, the applicant is only obligated to fulfill the standards 
in effect at the time of the original permit application’s submittal. Any future 
nonconformities will be addressed if any subsequent building permit applications trigger 
compliance with PCC 33.258. 

33.266 Parking and Loading 
33.266.100 General Regulations 

A. Where the regulations apply. The regulations of this chapter apply to all parking areas in all 
zones, whether required by this code or put in for the convenience of property owners or users. 
Parking areas include those accessory to a use, part of a Commercial Parking use, or for a park 
and ride facility in the Community Services use category. 

Response: Modifications to the site’s existing parking areas, interior parking lot landscaping, and 
perimeter parking lot landscaping are proposed. Therefore, the standards and provisions 
of this chapter are applicable as they relate to the applicant’s required nonconforming 
upgrades. 

33.266.110 Minimum Required Parking Spaces 
B. Minimum number of required parking spaces. 
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1. Minimum for sites located close to transit. For sites located 1500 feet or less from a transit 
station, or 500 feet or less from a transit street with 20-minute peak hour service the 
following minimum parking requirements apply. The Bureau of Transportation will publish 
a map annually, adopted through Administrative Rule, showing sites that meet these 
service thresholds. For sites not shown on the map, the applicant may provide current 
information demonstrating that the site meets the service thresholds: 

a. Household living uses. The minimum number of required parking spaces for a site with 
a Household living use is: 

b. All other uses. No parking is required for all other uses. 

Response:  Per the PBOT Close to Transit Service map, the site is within the Close to Transit Service 
buffer, and the 20-minute peak hour service threshold is met. Additionally, no household 
living uses are present on site. There is no minimum required parking for OPB’s use, which 
is general office use.   

33.266.116 Maximum Allowed Parking Spaces 
B. Maximum number of parking spaces allowed. Regulations in a plan district or overlay zone may 

supersede the regulations in this subsection. 

1. Surface parking. Where more than 25 percent of the parking accessory to a use is on surface 
parking lots, both the structured and surface parking are regulated as follows. Parking 
accessory to a use includes accessory parking that is on- and off-site: 

a. Generally. The maximum number of parking spaces allowed is stated in Tables 266-1 
and 266-2, except as specified in Subparagraph B.1.b.; 

Response: The OPB site currently provides 38 structured parking spaces and 39 surface parking 
spaces, which brings the combined total parking spaces currently on site to 77.  Because 
more than 25% of the site’s parking area is a surface parking lot, based upon OPB’s 
building (54,000 SF) which is characterized as a general office use, the maximum number 
of allowed parking spaces is 183 per Table 266-2. Therefore, the OPB site continues to 
remain below the maximum allowed parking spaces per Table 266-2.  

 Further, as shown on sheet L3.0 of the plan set, the applicant proposes to eliminate four 
(4) parallel surface parking spaces to allow for additional landscaping.  Additionally, five 
(5) non-conforming head-in (90°) structured parking spaces will be re-striped as parallel 
spaces as identified by note 3 and 4 on sheet L3.0 of the plan set. Following this 
application, the site will provide 35 surface parking spaces (74 total parking spaces), which 
will continue to remain below the maximum allowed parking spaces per Table 266-2. 

33.266.130 Development Standards for All Other Development 
B. Where these standards apply. The standards of this section apply to all vehicle areas whether 

required or excess parking, except for residential vehicle areas subject to the standards of 
33.266.120. 

Response: Alterations to the site’s existing parking areas, interior parking lot landscaping, and 
perimeter parking lot landscaping are proposed. Therefore, the standards and provisions 
of this section are applicable as they relate to the applicant’s required nonconforming 
upgrades. 

C. On-site locations and size of vehicle areas. 
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1. Location of vehicle areas. The allowed on-site location of all vehicle areas is stated in Table 
266-3. Additionally, on sites in multi-dwelling zones that abut an alley and are 10,000 square 
feet or less in total site area, vehicle area may only be accessed from the alley. 

Response: The location of existing vehicle areas is not proposed to be altered with the applicant’s 
proposal. As previously identified, four parallel spaces are proposed to be removed to 
facilitate additional interior parking lot landscaping as required by the covenant. 

2. Building setbacks for structures that contain vehicle areas. 

a. Structures that contain vehicle areas are subject to the building setbacks of the base 
zone, where exiting in a forward motion is provided.  

Response: Buildings and structures within commercial zones do not have minimum setbacks as 
identified in response to PCC 33.13.215. Additional special street setback requirements 
for South Macadam Avenue per PCC 33.288 are addressed for compliance in this 
narrative. 

b. Structured parking that does not allow exiting in a forward motion in R Zones is subject 
to the garage entrance setback standard of the base zone.  

c. Structured parking that does not allow exiting in a forward motion in C, E, I, CI, or IR 
zones must be set back 18 feet from the street lot line. 

Response: Existing structured parking allows for exiting in a forward motion. Alterations to ingress 
and egress for the existing structured parking is not proposed. 

3. Frontage limitation. 

a. The standard of this Subparagraph applies outside the Central City plan district in the 
R3, R2 and R1 zones. No more than 40 percent of the frontage on a street may be used 
for vehicle areas. On sites with more than one street frontage, this standard applies to 
the street with the highest transit designation. If two streets have the same highest 
transit classification, the applicant may choose on which street to meet the standard. 
Sites where there is less than 100 square feet of net building area are exempt from this 
standard. 

Response: The OPB site is not within any of the zones identified above. Therefore, this standard does 
not apply. 

b. The standard of this Paragraph applies outside the Central City plan district in the RH, 
RX, IR, CN, CO, CG, CX, EG1, and EX zones. Where vehicle areas are adjacent to a transit 
street or a street in a Pedestrian District, no more than 50 percent of the frontage on 
the transit street or street in a Pedestrian District may be used for vehicle areas. Sites 
where there is less than 100 square feet of net building area are exempt from this 
standard. 

Response: The OPB site is located within the CS zone as identified in Figure 2. Therefore, this 
standard does not apply. 

D. Improvements. 

1. Paving. In order to control dust and mud, all vehicle areas must be paved. However, some 
portions of individual parking spaces may be landscaped per the standards of Paragraph 
F.4, below. 
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Response: All vehicle areas are currently paved and will continue to be paved following the site 
alterations. 

2. Striping. All parking areas, except for stacked parking, must be striped in conformance with 
the parking dimension standards of Subsection F. below.  

Response: All parking areas will be striped in conformance with the parking dimension standards 
identified in Subsection F, as shown on sheet L3.0 of the plan set. Stacked parking is not 
proposed. 

3. Protective curbs around landscaping. All perimeter and interior landscaped areas must have 
protective curbs along the edges. Curbs separating landscaped areas from parking areas 
may allow stormwater runoff to pass through them. Tire stops, bollards, or other protective 
barriers may be used at the front ends of parking spaces. Curbs may be perforated or have 
gaps or breaks. Trees must have adequate protection from car doors as well as car bumpers. 

Response: All perimeter and interior landscaped areas will include protective curbs as shown on 
sheet L3.0 of the plan set. Proposed tree plantings are spaced adequately to protect from 
car doors and bumpers. 

E. Stormwater management. Stormwater runoff from parking lots is regulated by the Bureau of 
Environmental Services. See Chapter 17.38, Drainage and Water Quality, and the City’s 
Stormwater Management Manual, which contain requirements for managing stormwater in 
parking lot landscaping. 

Response: Modifications to the site’s stormwater management facilities are not proposed or 
required with the applicant’s proposal. 

F. Parking area layouts.  
1. Access to parking spaces. 

a. All parking areas, except stacked parking areas, must be designed so that a vehicle may 
enter or exit without having to move another vehicle. 

Response: All parking areas will continue to allow for entering and exiting without having to move 
another vehicle. Stacked parking is not proposed. 

b. All parking areas must be designed to allow vehicles to enter and exit the roadway in a 
forward motion, except: [...] 

Response: All parking areas will continue to allow for vehicles to enter and exit the roadway in a 
forward motion.  

2. Parking space and aisle dimensions. Parking spaces and aisles must meet the minimum 
dimensions contained in Table 266-4. For stacked parking areas, see   Section 33.266.140 
below. 

Response: All parking spaces and drive aisles will meet the minimum dimensions identified in Table 
266-4, and as shown on sheet L3.0 of the plan set for width and depth. Interior aisles will 
continue to meet the minimum dimensions for two-way aisles (20-feet) and one-way 
aisles (12-feet), apart from a brief segment of the existing drive aisle that is currently 11.6-
feet, as identified on sheet L3.0 of the plan set, due to the footprint of the existing 
building. No change to the existing segment of non-conforming driveway width (for this 
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limited section) is proposed. Widening of the existing drive aisle in this location is not 
possible due to the adjacent railroad right-of-way and the building’s footprint. 

3. Parking for disabled persons. The Bureau of Development Services regulates the following 
disabled person parking standards and access standards through the Oregon Structural 
Specialty Code. 

• Dimensions of disabled person parking spaces and access aisles;  

• The minimum number of disabled person parking spaces required;  

• Location of disabled person parking spaces and circulation routes, 

• Curb cuts and ramps including slope, width and location; 

• Signage and pavement markings. 

Response: Parking and access standards for disabled persons are not altered with this proposal. The 
OPB site will continue to provide adequate ADA compliant parking spaces meeting the 
requirements identified above. 

G. Parking area setbacks and landscaping. 

1. All landscaping must comply with the standards of Chapter 33.248, Landscaping and 
Screening. Trees and shrubs must be fully protected from potential damage by vehicles. 

Response: This narrative addresses compliance with PCC 33.248. Additionally, sheets L3.0 and L3.1 
of the plan set demonstrate compliance with applicable landscaping and screening 
standards. Curbs are provided in order to fully protect trees and shrubs from potential 
damage by vehicles. 

2. Setbacks and perimeter landscaping. 

c. Setbacks. The minimum required setbacks for surface parking areas are stated in Table 
266-5. Protective curbs, tire stops, bollards or other protective barriers are not allowed 
within the minimum required setbacks. 

Table 266-5 
Minimum Parking Area Setbacks and Landscaping 

Location All zones except EG2 and 
IG2 

EG2, IG2 

Lot line abutting street 5 ft. of L2 10 ft. of L2 

Lot line abutting a C, E or I 
zone lot line 

5 ft. of L2 5 ft. of L2 

Lot line abutting a OS or R, 
zone lot line 

5 ft. of L3 10 ft. of L3 

Response: The OPB site abuts C zones all on sides4, as shown on Figure 2 in this narrative. Therefore, 
five feet of screening at the L2 standard is required. 

 
4 The centerline of the railroad tracks is the dividing line between OS and CS/CM2 zoning per detailed zoning maps. 
Therefore, the site does not abut the OS zone. Further, pursuant to the definition of “street” in PCC 33.910, the rail  
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d. Perimeter landscaping. The minimum setbacks and landscaping standards required are 
provided in Table 266-5. 

(1) Surface parking abutting streets, and C, E, I, and CI zones. Where a surface parking 
area abuts a street lot line, or a C, E, I, or CI zone lot line, only the minimum 
required setbacks must be landscaped. The landscaping must meet the L2 
standard of Chapter 33.248, and must be adjacent to the parking area and 
driveway. Where a setback is provided that is greater than the required 
minimum, the landscaping must be placed within 25 feet of the edge of the 
parking area and driveway. To provide connectivity between sites, a single 
driveway up to 20 feet wide may interrupt the landscaping that abuts a C, E, or I 
zone lot line. 

Response: As shown on sheet L3.0 of the plan set, the five foot L2 screen requirement is provided 
on the site perimeter, including the site’s southern boundary, southeast corner, western 
boundary, and the north and western perimeters of the existing parking areas, with the 
exception of the site’s eastern boundary abutting the TriMet railroad right-of-way. Recent 
surveys of the site reveal that the building is located closer to the site’s eastern boundary 
than indicated in the design plan set submitted and approved under DZ 15-87. The 
resulting condition on the east side of the building leaves limited area to allow sufficient 
vehicular, loading and emergency access, while at the same time providing a three foot 
landscape buffer required by Condition #3 of DZ 15-87 and the overlapping five foot 
landscape buffer required by PCC 33.266.130.G.2.  

 Therefore, the applicant requests approval of a modification to this standard for the site’s 
eastern edge. In lieu of a five foot landscaped buffer, the applicant proposes a sight-
obscuring six foot wood fence along this boundary, a distance of approximately 440 linear 
feet. A detail and image of the proposed fence is included on sheet L3.0 and L3.1 of the 
plan set. Approval criteria for the proposed modification are addressed in response to 
PCC 33.825.055 in this narrative. 

(2) Surface parking abutting OS, R, and IR zones. Where a surface parking area abuts 
an OS, R, or IR zone lot line, only the minimum required setbacks must be 
landscaped. The landscaping must meet the L3 standard of Chapter 33.248, and 
must be adjacent to the parking area and driveway. Where a setback is provided 
that is greater than the required minimum, the landscaping must be placed 
within 25 feet of the edge of the parking area and driveway. 

Response: None of the surface parking areas abut OS, R or IR zones. 

3. Interior landscaping. The regulations of this paragraph apply to all surface parking areas 
except stacked parking areas. For stacked parking areas, see Section 33.266.140 below.   

a. Amount of interior landscaping required. In all zones, interior landscaping must be 
provided for sites where there are more than 10 parking spaces on the entire site. At 
least 45 square feet of interior landscaped area must be provided for each parking 
space. 

Response: Thirty-five (35) surface parking spaces are provided on site after the proposed removal of 
four parallel parking spaces. Therefore, 1,575 square-feet of interior parking lot 
landscaping is required. As shown on sheet L3.0 of the plan set, 1,622 square-feet of 
interior landscaping is provided, which exceeds the minimum required. 

b. The landscape materials must comply with the P1 standard of Chapter 33.248. 
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Response: As shown on sheet L3.0 of the plan set, interior landscaped areas comply with the P1 
standard. 

c. The landscaping must be dispersed throughout the parking area. All of the required 
landscape area may be in the parking area, or some may be in the loading area.  

Response: As shown on sheet L3.0 of the plan set, proposed landscaping is dispersed throughout the 
parking areas. 

d. Perimeter landscaping may not substitute for interior landscaping. However, interior 
landscaping may join perimeter landscaping as long as it extends at least four feet into 
the parking area from the perimeter landscape line. 

Response: The applicant is not proposing to substitute perimeter landscaping for interior 
landscaping as shown on sheet L3.0 of the plan set. The extent of perimeter landscaping, 
and the beginning of interior landscaping, is clearly demarcated on sheet L3.0 of the plan 
set. 

e. Exception for existing parking lots. Where compliance with Subparagraph G.3.a, above, 
would result in the loss of existing required parking spaces, the amount of parking 
required is reduced by the amount needed to accommodate the minimum landscaping 
required. 

Response: Four surface parallel parking spaces are proposed to be removed so that additional 
interior parking lot landscaping can be provided. As identified in response to PCC 
33.266.110, the site is not subject to minimum parking space requirements. Therefore, 
this exception does not apply. 

f. Layout of interior landscaped areas. The layout of the interior landscaped areas must 
meet either one or a combination of the standards of this subparagraph: 

(1) Option 1: Landscape strips. See Figure 266-5. 

• Interior landscaping must be arranged in landscape strips at least four feet 
wide between rows of parking stalls.   

• Where the front portions of parking stalls are landscaped as allowed by 
Paragraph F.4, the landscaped portion of the parking stall must be adjacent 
to the four-foot landscape strip. 

(2) Option 2: Other landscape patterns. See Figure 266-6. 

• Interior landscaping must be arranged in areas at the ends of rows of parking 
or between parking spaces within rows of parking. 

• Interior landscaping may join perimeter landscaping as long as the interior 
landscape area extends at least 4 feet into the parking area from the 
perimeter landscape line. 

• Landscaping that abuts, but does not extend into, the parking area may be 
included as interior landscaping if all of the following are met: 

 The abutting landscaped area must be in addition to required 
perimeter landscaping; 

 Only the first 10 feet of the abutting landscaped area, measured from 
the edge of the parking area, may be included as interior landscaping; 
and 
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 The landscaped area is not abutting and parallel to required 
perimeter landscaping. 

Response: Proposed interior landscaping is arranged per Option 2 above. Interior landscaped areas 
are provided at the ends of rows of parking or immediately adjacent and within ten feet 
and joins perimeter landscaping no less than four feet from the parking areas as shown 
on sheet L3.0 of the plan set. 1,622 square-feet of interior landscaping is provided, which 
exceeds the minimum required for 35 surface parking spaces (1,575 SF). 

33.266.150 Vehicles in Residential Zones 
B. Where these regulations apply. These regulations apply to all residential uses in all R zones. 

Response: The OPB site is not within a residential zone. Therefore, these regulations are not 
applicable. 

33.266.310 Loading Standards 
B. Where these regulations apply. The regulations of this section apply to all required and non-

required loading areas. 

Response: The site’s existing loading area on the eastern side of the building is maintained. No 
alterations to this existing loading area are proposed. This loading area is identified on 
sheets L2.0 and L3.0 of the plan set. 

C. Number of loading spaces. 

2. Buildings where any of the floor area is in uses other than Household Living must meet the 
standards of this paragraph. 

c. Two loading spaces meeting Standard A are required for buildings with more than 
50,000 square feet of net building area in uses other than Household Living. 

Response: The main OPB facility is an approximately 54,000 square-foot office and broadcast studio 
building. Therefore, two loading spaces meeting Standard A are required. Two loading 
spaces that meet the dimensions of Standard A are currently provided on the east side of 
the main OPB facility. 

D. Size of loading spaces. 

a. Standard A: the loading space must be at least 35 feet long, 10 feet wide, and have a 
clearance of 13 feet. 

Response: Two loading spaces that meet the dimensions of Standard A as identified above are 
currently provided on the east side of the main OPB facility. 

E. Placement, setbacks and landscaping. Loading areas must comply with the setback and 
perimeter landscaping standards stated in Table 266-7 below. When parking areas are 
prohibited or not allowed between a building and a street, loading areas are also prohibited or 
not allowed. 
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Table 266-7 
Minimum Loading Area Setbacks and Permitter Landscaping 

Location All zones except EG2 and IG2 EG2, IG2 

Lot line abutting a street 5 ft. / L2 or 10 ft. / L1 10 ft. / L2 or 15 ft. / L1 

Lot line abutting a C, E, or I zone lot 
line 

5 ft. / L2 or 10 ft. / L1 5 ft. / L2 or 10 ft. / L1 

Lot line abutting an OS zone lot line 5 ft. / L3 10 ft. / L3 

Lot line abutting an R zone lot line 5 ft. / L4 10 ft. / L4 

Response: The OPB site’s two required loading spaces are currently provided along the site’s eastern 
boundary, which abuts commercially zoned property as identified on Figure 2. Therefore, 
these loading areas require a five foot landscape strip meeting the L2 standard, or a ten 
foot landscape strip meeting the L1 standard per Table 266-7. As previously described, 
PCC 33.266.130.G.2 and Table 266-5 also require a five foot landscape strip meeting the 
L2 standard along the entirety of the site’s eastern boundary (which overlaps the loading 
area setback), which cannot be provided due to existing site conditions and space 
limitations in this area, for which the applicant is requesting a modification. As with PCC 
33.266.130.G.2, the applicant is requesting a modification to this standard, and proposes 
a sight-obscuring six foot wood fence in this area in lieu of the required landscape strip. 
Approval criteria for the proposed modification are addressed in response to PCC 
33.825.055 in this narrative. 

F. Forward motion. 

1. Outside the Central City plan district. Outside the Central City plan district, loading facilities 
generally must be designed so that vehicles enter and exit the site in a forward motion. 
Standard B loading spaces that are accessed from a Local Service Traffic Street are exempt 
from this requirement. 

Response: Both loading spaces provided within the OPB site allow vehicles to enter and exit in a 
forward motion. 

G. Paving. In order to control dust and mud, all loading areas must be paved. 

Response: Both loading spaces provided within the OPB site are currently paved, as identified on 
sheets L2.0 and L3.0 of the plan set.  

33.288 Special Street Setbacks 
33.288.020 Requirements 

A. Where the regulations apply. Special street setbacks apply to all buildings, structures, signs, off-
street parking areas, and exterior display, storage, and activities fronting a street with special 
setback designation on the Official Zoning Maps. 

Response: Per the City’s official zoning maps, South Macadam Avenue is subject to special street 
setback standards. As the OPB site partially fronts on South Macadam Avenue, the 
standards of this chapter are applicable. 
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B. Projections into setback. Projections of up to 3 feet are allowed by right into the special street 
setbacks. Projections include items such as signs faces, eaves, overhangs, and building cornices. 

Response: As shown on sheet L2.0 of the plan set, the existing OPB building projects into the special 
street setback in four (4) locations. None of these projections are greater than three feet 
in length. No additional projections into the setback are proposed with this application. 

C. Landscaping. Where landscaping is allowed or required, special street setbacks must be 
landscaped to at least the L1 standard, as stated in Chapter 33.248, Landscaping and Screening. 

Response: As shown on sheet L3.0 of the plan set, the special street setback is landscaped to at least 
the L1 standard. Certain areas, as required by PCC 33.266.130.G, are landscaped to the L2 
standard to meet perimeter parking lot landscaping requirements.  

D. Base zone requirements. The base zone requirements apply in all areas with special street 
setbacks. In the event that the requirements of this chapter and the base zone differ, the more 
restrictive applies. 

Response: Commercial zones do not have a minimum building setback. Therefore, the special street 
setback standard is more restrictive. A five foot setback landscaped to the L1 standard is 
shown on sheet L3.0 of the plan set along the building’s frontage with South Macadam 
Avenue. 

33.415 Centers Main Street Overlay Zone 

Response: This application is vested to the zoning in effect at the time of the original building permit 
submittal (17-241498 CO) that triggered nonconforming upgrade requirements per PCC 
33.258.070. The date of this submittal is September 15, 2017. The Centers Main Street 
overlay zone was not established at this time. Therefore, the standards of this chapter is 
not applicable to this application. 

33.420 Design Overlay Zone 
33.420.025 Where These Regulations Apply 
The regulations of this chapter apply to all design overlay zones. Design review may also be a 
requirement of a plan district, other overlay zone, or as a condition of approval of a quasi-judicial 
decision. 

Response: The OPB site is within the design overlay zone, as shown on Figure 2 in this narrative. 
Additionally, a Type III Design Review is requested to remove a condition of approval (#3) 
from the OPB site’s original design review approval, DZ 15-87. Therefore, the standards 
of this chapter are applicable. 

33.420.030 Neighborhood Contact 

Neighborhood contact is a set of outreach steps that must be taken before certain developments can 
be submitted for approval. Neighborhood contact is required as follows: 

A. When the proposed development will add at least 10,000 square feet of net building area to a 
site, the neighborhood contact step of 33.705.020.C., Neighborhood contact III, are required. 
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B. If the proposed development has already met the neighborhood contact requirements as part 
of a land use review process, it is exempt from the neighborhood contact requirements. 

Response: An addition of at least 10,000 square feet of net building area is not proposed. Therefore, 
the standards of this section, and neighborhood contact III, are not applicable. 

33.420.041 When Design Review is Required 
Unless exempted by Section 33.420.045, Exempt From Design Review, design review is required for the 
following: 

A. New development; 

B. Exterior alterations to existing development, including changes to exterior color when the 
existing color was specifically required by a design review approval; 

C. Nonstandard improvements in the public right-of-way such as street lights, street furniture, 
planters, public art, sidewalk and street paving materials, and landscaping. Nonstandard 
improvements in the public right-of-way must receive prior approval from the City Engineer 
prior to applying for design review. Improvements that meet the City Engineer’s standards are 
exempt from design review; 

D. Items identified in the Citywide Policy on Encroachments in the Public Right-of-Way or Title 17, 
Public Improvements, as requiring design review; 

E. Removal of trees in the South Auditorium plan district; 

F. Exterior signs larger than 32 square feet, except in the South Auditorium Plan district, where all 
signs are subject to design review; 

G. Where City Council requires design review of a proposal because it is considered to have major 
design significance to the City. In these instances, the City Council will provide design guidelines 
by which the proposal will be reviewed, and specify the review procedure; 

H. Proposals using one of the provisions of the a, Alternative Design Density Overlay Zone, 
specified in Sections 33.405.040 through .080; 

I. Floating structures, except individual houseboats; and 

J. In the Marquam Hill plan district, proposals to develop or improve formal open area required 
by Chapter 33.555. This includes designating existing open areas as formal open areas. 

Response: Exterior alterations to existing development is proposed, including changes to the on-site 
landscaping and parking areas. Additionally, the applicant is requesting removal of a 
condition of approval (#3) from the OPB site’s original design review approval, DZ 15-87. 
Therefore, a Type III Design Review is required. The applicant has addressed design review 
compliance, including the standards of PCC 33.825, in this narrative. 

33.420.045 Exempt From Design Review 
The following items are exempt from design review: [...]  

Response: As identified in response to PCC 33.420.041, a Type III Design Review is required. 
Therefore, the project is not exempt from design review. 
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33.420.051 Design Guidelines 
Guidelines specific to a design district have been adopted for the areas shown on maps 420-1 through 
420-3 and 420-5 through 420-6 at the end of this chapter. All other areas within the Design Overlay Zone 
use the Community Design Guidelines. 

Response: The OPB site is within the Macadam Plan District per map 420-2. The applicant has 
addressed compliance with the Macadam Corridor Design Guidelines in Section 6.0 of this 
narrative. Therefore, the Community Design Guidelines are not applicable. 

33.420.055 When Community Design Standards May Be Used 
The Community Design Standards provide an alternative process to design review for some proposals. 
For some proposals, the applicant may choose to go through the design review process set out in 
Chapter 33.825, Design Review, or to meet the objective standards of Chapter 33.218, Community 
Design Standards. The standards for signs are stated in Title 32, Signs and related Regulations. Proposals 
that do not meet the Community Design Standards — or where the applicant prefers more flexibility — 
must go through the design review process. 

Unless excluded by 33.420.060, When Community Design Standards May Not Be Used, proposals that 
are within the maximum limits of Table 420-1 may use the Community Design Standards as an 
alternative to design review. 

Response: The OPB site contains no residential uses and is within the Macadam Plan District per map 
420-2. Therefore, the Community Design Standards are not applicable. 

33.420.060 When Community Design Standards May Not Be Used 
The Community Design Standards may not be used as an alternative to design review as follows: 

C. For proposals that do not include any residential uses in the following Design Overlay Zones: 

1. The portion of the South Auditorium plan district outside the Central City plan district. See 
Map 420-1; 

2. The Macadam design district. See Map 420-2; and 

3. The Terwilliger design district. See Map 420-3; and 

4. The Marquam Hill design district. See Map 420-5; 

Response: The OPB site contains no residential uses and is within the Macadam Plan District per map 
420-2. Therefore, the Community Design Standards are not applicable. The Macadam 
Plan District guidelines are addressed for compliance in Section 6.0 of this narrative. 

33.440 Greenway Overlay Zones 
33.440.030 Greenway Overlay Zones 

B. Where these regulations apply. The regulations of this chapter apply to all land and fills and 
structures in water within the Willamette Greenway Plan boundary designated on the Official 
Zoning Maps with River Natural, River Recreational, River General, River Industrial, or River 
Water Quality overlay zones except that the area within the interior of Ross and Hardtack 
Islands which is presently subject to the Ross Island Management Plan will not be subject to the 
regulations of this chapter during such time as the Ross Island Management Plan remains in 
effect. In addition, the public trail standards of Section 33.440.240 below apply to all lands 
designated on the Willamette Greenway Plan with the recreational trail symbol but which are 
outside of the greenway zones. However, the regulations of this chapter do not apply within 
the South Waterfront subdistrict of the Central City plan district. Sites in the South Waterfront 
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subdistrict are instead subject to Section 33.510.253, Greenway Overlay Zone in South 
Waterfront Subdistrict. 

Response: The OPB site is within the River General overlay zone per the City’s official zoning maps. 
Therefore, the standards of this chapter are applicable. 

33.440.100 Use Related Restrictions 
A. Generally. In most cases, the greenway zones do not restrict primary uses that are allowed in 

the base zone by right, with limitations, or as a conditional use. Exceptions to this are in the 
River Recreational, River Industrial, and River Water Quality zones. The restrictions on uses are 
stated in Subsection B. below. The location of development for an allowed use is regulated by 
the development standards below. Any changes to the land associated with the uses are subject 
to greenway review unless exempted. See 33.440.310 and 33.440.320 below. 

Response: Changes to the OPB site’s uses are not proposed with this application. Additionally, the 
site is not within the River Recreational, River Industrial, or River Water Quality overlay 
zones. 

33.440.200 Application of the Development Standards 
Any changes to land or development within the greenway zones, including rights-of-way, are subject to 
the development standards of this chapter. 

Response: Alterations to the OPB site’s landscaping and parking areas are proposed. Therefore, the 
development standards of this chapter are applicable. 

33.440.210 Development in the Greenway Setback 
C. Development regulations. 

1. Development landward of the greenway setback. Development, exterior alterations, 
excavations, and fills landward of the greenway setback are not requires to be river-
dependent or river-related and are subject to greenway review, unless exempt under 
Section 33.440.320, Exemptions. 

Response: The OPB Site is landward of the greenway setback. As identified in response to PCC 
33.440.320, the applicant’s proposal is not exempt from greenway review as exterior 
alterations to the OPB site are proposed, including modifications to landscaping and 
parking areas. 

2. Development within the greenway setback. Development, exterior alterations, 
excavations, fills, and associated tree removal within the greenway setback that are river-
dependent or river-related may be allowed if approved through greenway review, unless 
exempt under Section 33.440.320, Exemptions. Development, exterior alterations, 
excavations, or fills that are not river-dependent or river-related required greenway review 
and a Greenway Goal Exception to locate in the greenway setback. 

Response: The OPB site is not within the greenway setback per Figure 440-1. 

3. Development riverward of the greenway setback. Development, exterior alterations, 
excavations, fills, and associated tree removal riverward of the greenway setback that are 
river-dependent or river related may be allowed if approved through greenway review, 
unless exempt under Section 33.440.320, Exemptions. Development, exterior alterations, 
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excavations, or fills that are not river-dependent or river-related required greenway review 
and a Greenway Goal Exception to locate riverward of the greenway setback. 

Response: The OPB site is not riverward of the greenway setback per Figure 440-1. 

33.440.230 Landscaping 
A. Required landscaping. Landscaping must be provided to conserve or re-establish vegetative 

cover within or riverward of the greenway setback. The landscaping must comply with the 
standards specified below. This is in addition to any landscape requirements of other chapters 
of this Title. The greenway landscape requirements may be included in any overall percentage-
of-site landscape requirements of the base zone. Landscaping is not required where it would 
significantly interfere with a river-dependent or river-related use or development, or where the 
Fire Marshal finds that it would pose a safety hazard. 

Response: The OPB site is not within the greenway setback, or riverward of the greenway setback. 
Therefore, these standards are not applicable. 

33.440.260 View Corridors 
B. Provisions of corridors. All view corridors identified in the Willamette Greenway Plan must 

meet the view corridor design guidelines contained in the Willamette Greenway Plan. 

Response:  The Willamette Greenway Plan Design Guidelines, including Issue H (view corridors), are 
addressed for compliance in Section 5.0 of this narrative. 

33.440.270 Nonconforming Uses and Development 
Nonconforming uses and development in the greenway zones are subject to the regulations and 
reviews of Chapter 33.258, Nonconforming Situations. The additional regulations stated below 
apply to development within or riverward of the greenway setback that is not river-dependent or 
river-related. 

A. The development may continue. 

B. The development may be changed to an allowed river-dependent or river-related development 
by right. 

C. The development may be changed to another nonconforming development if within a building. 
If it is outdoors, it may not be changed to another nonconforming development. 

D. The development may be expanded, but not within or riverward of the greenway. 

Response: PCC 33.258 is addressed in this narrative. The site is not within or riverward of the 
greenway setback. Therefore, the additional regulations identified above are not 
applicable. 

33.440.310 When Greenway Review Applies 
Unless exempted in 33.440.320 below, the following items are subject to greenway review: 

A. New development; 

B. Exterior alterations to development, including the removal of trees and shrubs and application 
of herbicides; 

C. A change of use or development within or riverward of the greenway setback, where the use or 
development is no longer river-dependent or river-related; 
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D. Changes to the land and structures in the water, including excavations and fills, bridges, and 
docks; 

E. The dedication or extension of rights of way and any new development or improvements in 
rights of way when within the River Natural zone or riverward of the greenway setback; 

F. Non river-dependent or river-related primary uses in the River Industrial Zone; and 

G. Non river-dependent or river related primary uses in the River Water Quality Zone. 

Response: Exterior alterations to the OPB site are proposed, including modifications to the site’s 
landscaping and parking areas. Therefore, Greenway Review is required, and the site is 
not exempt per PCC 33.440.320 as identified below. 

33.440.320 Exemptions from Greenway Review 
Greenway review is not required for any of the situations listed below. The situations listed below are 
still subject to the Greenway development standards. When no development is proposed, removal of 
trees allowed under the exemptions below are subject to the tree permit requirements of Title 11, 
Trees. Exempt situations are: 

A. As illustrated in Figure 440-3, alterations to development in the River Industrial zone that are 
outside of the areas listed below: 

1. The greenway setback; 

2. Riverward of the greenway setback; 

3. Within 50 feet landward of the greenway setback; or 

4. Within 50 feet of River Natural zoned land; 

B. Alterations to development landward of the greenway setback when not in or within 50 feet of 
River Natural zoned land, that either do not require a building permit or are valued at less than 
$25,000; 

C. Changes to the interior of a building where there are no exterior alterations; 

D. Development of or changes to the greenway trail or access paths provided that all development 
standards including the standards of Chapter 33.272, Public Recreational Trails, are met. 
Development of or changes in a viewpoint or view corridor, as indicated on Map 440-1, will 
require greenway review; 

E. Activities allowed by the base zone which are usual and necessary for the use and enjoyment 
of an existing house, including the modification of existing accessory structures or facilities, and 
the construction of driveways; 

F. Excavations and fills under 50 cubic yards; 

G. The normal maintenance and repair necessary for an existing development;  

H. Dredging, channel maintenance, and the removal of gravel from rivers; 

I. Emergency procedures necessary for the safety or protection of property. In the River 
Water Quality overlay zone setback, temporary emergency procedures for the safety or 
protection of property that result in permanent measures must meet the regulations of this 
chapter after the emergency has passed; 

J. The placement of up to 4 single piles, or 2 multiple-pile dolphins for each 100 feet of 
shoreline for an existing river-dependent or river-related use; 

K. Signs; 
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L. Removal of vegetation on the Nuisance Plants List; and 

M. Removal of trees not located within or riverward of the greenway setback or within the 
boundaries of the n and q overlays. However, trees removed using this exemption continue to 
be subject to other applicable regulations of this title and Title 11, Trees. 

Response: Per the above list, the applicant’s proposal is not exempt from Greenway Review as 
exterior alterations to the OPB site are proposed that will require building permit(s). 
Therefore, Greenway Review is required. 

33.440.330 Procedures 
All development that does not require a Greenway Goal Exception is processed through the Type II 
procedure. All development that requires a Greenway Goal Exception is processed through a Type III 
procedure, and must be approved by City Council. See Section 33.440.360, Greenway Goal Exception 
and Chapter 33.850, Statewide Planning Goal Exceptions. 

Response: A Greenway Goal Exception is not required or requested. Therefore, PCC 33.440.360 and 
PCC 33.850 are not applicable. 

33.440.345 Supplemental Application Requirements 
In addition to the application requirements of Section 33.730.060, Application Requirements, the 
information below is required for Greenway review applications. 

A. Supplemental Site Plans. One copy of each plan must be at a scale of at least on inch to 100 feet. 

1. An existing conditions site plan, showing the following: 

a. Topography shown by contour lines at two foot vertical contours in areas of slope less 
than 10 percent and at five foot vertical contours in areas of slope ten percent or 
greater; 

b. The top of bank and the setback area; 

c. Distribution outline of shrubs and ground covers with a list of most abundance species; 

d. Trees identified by species, including the location of the drip line; 

e. Streams, wetlands, other water bodies, and drainage patterns, using arrows to indicate 
the direction of major drainage flow; 

f. Existing improvements such as structures, buildings, utility lines, fences, paved areas, 
roads, culverts, and bridges; 

g. Areas of known soil or groundwater contamination, areas of uncontained hazardous 
materials, and underground storage tanks; and 

h. Stormwater management facilities. 

Response: An existing conditions plan is included as sheet L2.0 of the plan set. Additionally, a 
separate existing conditions survey of the OPB site is included as Exhibit F. 

2. A development proposal site plan including: 

a. A grading plan showing proposed alteration of the ground at two foot vertical contours 
in areas of slopes less than 10 percent and at five foot vertical contours in areas of slopes 
ten percent or greater; 

b. Proposed improvements such as structures, buildings, utility lines, fences, paved areas, 
roads, culverts, bridges; stormwater facilities and 
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c. Areas where existing topography and vegetation will be left undisturbed. 

Response: Proposed development and site alterations are identified on sheet L3.0 of the plan set. 

3. A construction management site plan including: 

a. Areas that will be disturbed, including equipment maneuvering areas; 

b. Location of site access and egress; 

c. Equipment and material staging and stockpile areas; 

d. Erosion control measures; and 

e. Tree protection measures for trees to be preserved that meet the requirements of Title 
11, Chapter 11.60, Technical specifications. 

Response: A construction management plan is included as sheet L2.5 of the plan set and includes all 
of the details identified above. 

33.440.350 Approval Criteria 
The approval criteria for a greenway review have been divided by location or situation. The divisions 
are not exclusive; a proposal must comply with all of the approval criteria that apply to the site. A 
greenway review application will be approved if the review body finds that the applicant has shown 
that all of the approval criteria area met. 

A. For all greenway reviews. The Willamette Greenway design guidelines must be met for all 
greenway reviews. 

Response: The Willamette Greenway Design Guidelines are addressed for compliance in Section 5.0 
of this narrative. As demonstrated, the applicant’s proposal meets the applicable policy 
goals and objectives of the Willamette Greenway Plan. 

B. River frontage lots in the River Industrial zone. [...] 

Response: The OPB site is not within the River Industrial zone. Therefore, these standards are not 
applicable. 

C. Development within the River Natural zone. [...] 

Response: The OPB site is not within the River Natural zone. Therefore, these standards are not 
applicable. 

D. Development on land within 50 feet of the River Natural zone. [...] 

Response: The OPB site is not on land within 50-feet of the River Natural zone. Therefore, these 
standards are not applicable. 

E. Development within the greenway setback. [...] 

Response: The OPB site is not within the greenway setback per Figure 440-1. Therefore, these 
standards are not applicable. 

F. Development riverward of the greenway setback. [...] 
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Response: The OPB site is not riverward of the greenway setback per Figure 440-1. Therefore, these 
standards are not applicable. 

G. Development within the River Water Quality overlay zone setback. [...] 

Response: The OPB site is not within the River Water Quality zone. Therefore, these standards are 
not applicable. 

H. Mitigation or remediation plans [...] 

Response: A mitigation or remediation plan is not required. Therefore, these standards are not 
applicable. 

33.440.360 Greenway Goal Exception 
A. When a greenway goal exception is required. Approval of an exception to Statewide Planning 

Goal 15 – Willamette Greenway, is required to locate a development of right-of-way that is not 
river-dependent or river-related within or riverward of the greenway setback. A greenway goal 
exception is not required to add revetments to a riverbank. 

Response: A Greenway Goal Exception is not required or requested. Therefore, the standards of this 
section are not applicable. 

33.550 Macadam Plan District 
33.550.250 View Corridors 

A. Ground level view corridors must be maintained along the rights-of-way of SW Miles, SW 
Nevada, SW California, SW Vermont, SW Nebraska, SW Pendleton, and SW Richardson Streets. 
These view corridors must be preserved by maintaining open space from SW Macadam Ave to 
the ordinary high water line of the Willamette river and are measured 30 feet from each side of 
the center line of these streets. Houses within the SW Miles Street view corridor are exempt 
from these regulations. A 60-foot wide view corridor at ground level must also be maintained 
at SW Carolina Street. This view corridor is directed northeasterly beginning at the intersection 
of SW Macadam Ave and SW Carolina Street and extending so that the extension of the 
northern edge of the view corridor meets the intersection of the mean low water line and the 
north property line of River Lot 6, Southern Portland Addition. 

Response:   Changes to the view corridor along the South Nevada Street right-of-way are not 
proposed.  As shown on sheet L3.0 of the plan set, high-quality, durable plantings are 
proposed along the perimeter of the parking areas, which serves to screen and soften the 
edges of the vehicle area and preserve view corridor along South Nevada Street.  

33.55.260 Exterior Display and Storage 

Exterior display and storage, except of boats, is not allowed. 

Response: Exterior display and storage is not proposed or required by the applicant’s proposal. 

33.550.280 Signs 

The sign standards are stated in Title 32, Signs and Related Regulations 

Response: Alterations to the site’s existing monument sign are not proposed by the applicant. 
Therefore, Title 32 standards are not applicable. 
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33.550.290 Required Design Review 

The regulations of Chapter 33.420, Design Overlay Zones apply in all areas of the plan district are 
within the Design Overlay Zone 

Response: The OPB site is within the Design overlay zone. PCC 33.420 is addressed for compliance in 
this narrative. As a Type III Design Review is requested, PCC 33.825 is also addressed for 
compliance in this narrative. 

33.730 Quasi-Judicial Procedures 
33.730.140 Requests for Changes to Conditions of Approval 

A. Generally. Request for changes to conditions of approval are processed using the current 
procedure assigned to the land use review and the current approval criteria for the original land 
use review, unless this Title specifies another procedure or set of approval criteria. See also 
Section 33.700.110, Prior Conditions of Land Use Approvals. 

Response:   The applicant requests to remove condition of approval #3 from the 1987 design review 
approval (DZ 15-87). This condition requires an approximately three foot landscape strip 
along the eastern boundary of the site, as previously described. Therefore, a Type III 
Design Review Approval is requested. 

33.825 Design Review 
33.825.040 Modifications That Will Better Meet Design Review Requirements 
The review body may consider modification of site-related development standards, including the 
sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the design review process. 
The review body may not consider modifications to standards for which adjustments are prohibited. 
Modifications are done as part of design review and are not required to go through the adjustment 
process. Adjustments to use-related development standards (such as floor area ratios, intensity of 
use, size of the use, number of units, or concentration of uses) are required to go through the 
adjustment process. Modifications that are denied through design review may be requested as an 
adjustment through the adjustment process. The review body will approve requested modifications 
if it finds that the applicant has shown that the following approval criteria are met: 

A. Better meets design guidelines. The resulting development will better meet the applicable 
design guidelines; and 

Modification #1: PCC 33.266.130.G.2 (parking area setbacks and perimeter landscaping) 

Response: As previously identified, existing built conditions on the site preclude the ability to provide 
a three foot or five foot buffer on the site’s eastern edge. The width of the drive aisle 
cannot be further reduced due to PCC 33.266.130.F.2, which requires a minimum 20-foot 
width for two-way drive aisles and 12-foot width for one-way drive aisles. Additionally, 
the drive aisle cannot be eliminated due to the need for vehicular access, including 
loading and emergency vehicles to safely maneuver around the eastern edge of the 
building. Therefore, a modification to PCC 33.266.130.G.2 is requested. 

The proposed fence will screen immediate views of the drive aisle from the TriMet 
railroad right-of-way to the east, with additional landscaping plantings proposed on the 
east side of the parking structure where four parallel parking spaces currently exist. The 
right-of-way is currently only used for a seasonal trolley line, the Willamette Shore Trolley, 
which provides two to three departures per day between Lake Oswego and Portland and 
generally operates between June and October. Immediately east of the right-of-way is 
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Willamette Park, a 26-acre park owned and managed by the City of Portland. On the 
eastern edge of the railroad right-of-way and within the park is a row of mature Pin Oak 
trees with intermittent coniferous trees that provide substantial screening of the OPB 
building and eastern circulation area. Aerial photos of the park that are available from 
1990 show that these trees were in existence at the time, but that the canopies had not 
matured to overlap and provide a continuous screening. These trees have matured over 
time and their canopies overlap to substantially screen the OPB structure. The proposed 
sight-obscuring fence will provide additional screening to supplement the vegetative 
screening provided from the trees at Willamette Park. In combination, the total screening 
provided will offer significant visual buffering that will equally or better meet the buffer 
provisions of Table 266-5 of PCC 33.266.130.G.2.  

As identified in response to PCC 33.420.051, the site is within the Macadam Plan District, 
and subject to the Macadam Corridor Design Guidelines. The Macadam Corridor Design 
Guidelines are addressed in Section 6.0 of this narrative. In addition, the applicant has 
provided a summary statement in response to each of the six guidelines to further 
demonstrate how the proposal better meets these design guidelines. 

• Visual Connections. Create public views to the river, Greenway Trail and 
Willamette Park from Macadam Avenue and other public parks and rights-of-
way of Macadam as well as views from the river and the Greenway to the west; 

The proposed fence will screen and shield the railroad tracks from the public’s view when 
utilizing the building’s main entrance, which is elevated above street level. This will have 
the effect of framing and enhancing the pedestrian viewpoint toward Willamette Park 
and the Willamette River, as well as the existing row of Pin Oaks and other coniferous 
trees on the east side of the railroad tracks. 

• Physical Connections. Create a common sense of unity that ties both sides of 
Macadam together with each other, the river to the east and the residential 
area to the west. Create public walkways that physically connect the Macadam 
Avenue right-of-way with Willamette Park, the Greenway Trail and the 
Willamette River; 

The proposed fence will provide both an aesthetic screen and also a physical barrier for 
possible foot traffic over the TriMet right-of-way between Willamette Park and the OPB 
site. This physical barrier will ensure that any persons seeking to travel between South 
Macadam Avenue and Willamette Park in this location will utilize the public accessway 
provided at South Nevada Street, rather than trespass across the OPB site and the TriMet 
right-of-way. Thus, the applicant’s proposal is supportive of this guideline as it will further 
encourage the use of the publicly provided pedestrian access to Willamette Park at SW 
Nevada Street 

• The Water’s Edge. Enhance the scenic qualities of the river and sites that abut 
the riverbank to contribute to an attractive and enjoyable Greenway Trail; 

The proposed fence will supplement the landscaping at the west side of Willamette Park 
to obscure views of the OPB site and will result in a more natural setting within the park. 
This will, as a consequence, enhance the scenic qualities of the riverbank environment 
and trails at the park. 

• The Boulevard. Coordinate with and enhance Macadam’s boulevard treatment 
and contribute to the attractiveness of this entrance to the city;  
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The proposed fence is neither adjacent to nor visible from South Macadam Avenue and 
will not diminish its existing boulevard treatment or the attractiveness of this entrance to 
the City. As previously identified, the applicant is proposing additional interior and 
perimeter parking lot landscaping that will screen parking areas from South Macadam 
Avenue and contribute to its attractiveness. The proposed fence will obscure views of the 
OPB facility from Willamette Park, which serves as a pedestrian-oriented entrance to the 
City, enhancing this area’s natural feeling from a pedestrian’s perspective. 

• Sub-Area Context. Enhance a site’s character through designs that are 
compatible with features of their surroundings and contribute to the 
development of an attractive character in the vicinity of the project site.  Pay 
particular attention to cases where the adjacent use is different from that 
which a project will house; 

The proposed fence will help soften and shield views of the existing OPB facility from 
Willamette Park and the Greenway Trail. In conjunction with the existing row of Pin Oaks 
and other coniferous trees on the east side of the TriMet right-of-way, the view of the 
site will be further screened, and the natural character of Willamette Park will be 
enhanced. In addition, the applicant has also proposed to eliminate four existing parallel 
parking spaces along the parking structure’s eastern edge, with landscaping to be 
installed in its place. As shown on sheets L3.0 and L3.1 of the plan set, this landscaping 
includes a row of Pyramidal European Hornbeam trees, which will have a mature size of 
35-feet in height and 25-feet in width and will provide additional screening of the OPB 
facilities. 

• Signs. Keep signage consistent with and supportive of Macadam Avenue’s role 
as a scenic boulevard while using signs to connect activities housed by a project 
to the boulevard; 

The proposed fence will be opaque and will block the view of temporary and permanent 
signage used adjacent to the site’s existing loading area for shipments and deliveries, as 
well as general building access, from pedestrians utilizing Willamette Park and the 
Greenway Trail. No additional signs are proposed by the applicant at this time.  

• Johns Landing Masterplan. Comply with the provisions of the Johns Landing 
masterplan; 

The OPB site is not located within the John’s Landing Master Plan area.  Therefore, this 
guideline is not applicable. 

• Future Light Rail Transit. Preserve the potential for a two-direction, light rail 
facility within the Macadam Corridor Design Zone as illustrated. Until the LRT 
facility is constructed, the required setback area may be used for parking and 
landscaping requirements. 

The proposed fence will not preclude the potential light rail use of the TriMet right-of-
way and, if anything, will enhance this potential use by providing an aesthetic screen from 
the OPB site and a physical barrier that would limit individuals from trespassing onto the 
right-of-way.  
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Modification #2: PCC 33.266.310.E (loading area setbacks and perimeter landscaping) 

Response: As previously identified, existing built conditions on the OPB site preclude the ability to 
provide a five foot buffer on the site’s eastern edge. The width of the drive aisle cannot 
be further reduced due to PCC 33.266.130.F.2, which requires a minimum 12-foot width 
for one-way drive aisles, such as the segment of the drive aisle where the OPB site’s 
required loading spaces are provided. As stated previously, the drive aisle cannot be 
eliminated due to the need for vehicular access, including access for loading and 
emergency vehicles to safely maneuver around the eastern edge of the building. 
Therefore, a modification to PCC 33.266.310.E is requested. 

 The proposed fence will screen immediate views of the drive aisle from the TriMet 
railroad right-of-way to the east, including of loading activities that are necessary for the 
operation of the active broadcast studio. As previously described, the right-of-way is 
currently only used for the Willamette Shore Trolley, which operates on a seasonal basis. 
Immediately east of the right-of-way is Willamette Park, a 26-acre park owned and 
managed by the City. A row of mature Pin Oak trees and intermittent coniferous trees 
provide substantial screening of the OPB building and the eastern circulation area, 
including the existing loading area. These trees have matured over time and their 
canopies overlap to substantially screen the OPB building, drive aisle, and loading area. 
The proposed sight-obscuring fence will provide additional screening and further 
supplement the vegetative screening provided from the trees at Willamette Park. In 
combination, the total screening provided will offer a significant visual buffer that will 
equally or better meet the buffer provisions of Table 266-7. 

 As previously identified, the site is within the Macadam Plan District, and subject to the 
Macadam Corridor Design Guidelines. The Macadam Corridor Design Guidelines are 
addressed in Section 6.0 of this narrative. A summary statement in response to each of 
the six guidelines is provided below to further demonstrate how the proposal better 
meets these design guidelines.  

• Visual Connections. Create public views to the river, Greenway Trail and 
Willamette Park from Macadam Avenue and other public parks and rights-of-
way of Macadam as well as views from the river and the Greenway to the west; 

As previously described, the proposed fence will screen and shield the railroad tracks from 
the public’s view when utilizing the building’s main entrance, which is elevated above 
street level. This will have the effect of framing and enhancing the pedestrian viewpoint 
toward Willamette Park and the Willamette River, as well as the existing row of Pin Oaks 
and other coniferous trees on the east side of the railroad tracks. Due to the nature of the 
active broadcast facility, and the need for frequent deliveries which use the loading area, 
a sight-obscuring fence in conjunction with the existing Pin Oaks and other vegetation 
within Willamette Park, will more adequately screen trucks and other delivery vehicles 
from views within Willamette Park, enhancing the park’s natural feel. 

• Physical Connections. Create a common sense of unity that ties both sides of 
Macadam together with each other, the river to the east and the residential 
area to the west. Create public walkways that physically connect the Macadam 
Avenue right-of-way with Willamette Park, the Greenway Trail and the 
Willamette River; 

The proposed fence will provide both an aesthetic screen and also a physical barrier for 
possible foot traffic over the TriMet right-of-way between Willamette Park and the OPB 
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site. This physical barrier will ensure that any persons seeking to travel between South 
Macadam Avenue and Willamette Park in this location will utilize the public accessway 
provided at South Nevada Street, rather than trespass across the OPB site and the TriMet 
right-of-way. Thus, the applicant’s proposal is supportive of this guideline as it will further 
encourage the use of the publicly provided pedestrian access to Willamette Park at South 
Nevada Street.  

• The Water’s Edge. Enhance the scenic qualities of the river and sites that abut 
the riverbank to contribute to an attractive and enjoyable Greenway Trail; 

The proposed fence will supplement the landscaping at the west side of Willamette Park 
to obscure views of the OPB site, and frequent loading activities, which will result in a 
more natural setting within the park. This will, as a consequence, enhance the scenic 
qualities of the riverbank environment and trails at the park, while limiting pedestrian 
views of loading vehicles necessary for the active broadcast studio’s operation. 

• The Boulevard. Coordinate with and enhance Macadam’s boulevard treatment 
and contribute to the attractiveness of this entrance to the city;  

The proposed fence is neither adjacent to nor visible from South Macadam Avenue and 
will not diminish its existing boulevard treatment or the attractiveness of this entrance to 
the City. As previously identified, the applicant is proposing additional interior and 
perimeter parking lot landscaping that will further screen parking areas from South 
Macadam Avenue and contribute to its attractiveness. The proposed fence will also 
obscure views of the OPB facility from Willamette Park, which serves as a pedestrian-
oriented entrance to the City, enhancing the natural aesthetic of this area from a 
pedestrian’s perspective. 

• Sub-Area Context. Enhance a site’s character through designs that are 
compatible with features of their surroundings and contribute to the 
development of an attractive character in the vicinity of the project site.  Pay 
particular attention to cases where the adjacent use is different from that 
which a project will house; 

The proposed fence will help soften and shield views of the existing OPB facility, and the 
existing loading area, from Willamette Park and the Greenway Trail. In conjunction with 
the existing row of Pin Oaks and other coniferous trees on the east side of the TriMet 
right-of-way, the view of the site will be further screened, and the natural character of 
Willamette Park will be enhanced. While not immediately adjacent to the loading area, 
the applicant has also proposed to eliminate four existing parallel parking spaces along 
the parking structure’s eastern edge, with landscaping to be installed in its place. As 
shown on sheet L3.0 and L3.1 of the plan set, this landscaping includes a row of Pyramidal 
European Hornbeam trees, which will have a mature height of 35-feet and a canopy width 
of 25-feet in width. These trees will provide additional screening of the OPB facilities from 
pedestrian viewpoints within Willamette Park and the Greenway Trail. 

• Signs. Keep signage consistent with and supportive of Macadam Avenue’s role 
as a scenic boulevard while using signs to connect activities housed by a project 
to the boulevard; 

The proposed fence will be opaque and will block the view of temporary and permanent 
signage used adjacent to the site’s existing loading area for shipments and deliveries, as 
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well as general building access, from pedestrians utilizing Willamette Park and the 
Greenway Trail. No additional signs are proposed by the applicant at this time. 

• Johns Landing Masterplan. Comply with the provisions of the Johns Landing 
masterplan; 

The OPB site is not located within the John’s Landing Master Plan area.  Therefore, this 
guideline is not applicable. 

• Future Light Rail Transit. Preserve the potential for a two-direction, light rail 
facility within the Macadam Corridor Design Zone as illustrated. Until the LRT 
facility is constructed, the required setback area may be used for parking and 
landscaping requirements. 

The proposed fence will not preclude the potential light rail use of the TriMet right-of-
way and, if anything, will enhance this potential use by providing an aesthetic screen from 
the OPB site and a physical barrier that would limit individuals or encroaching vegetation 
from trespassing onto the right-of-way. 

Modification #3: PCC 33.130.270.C.1.a (sight-obscuring fences within ten feet of street lot lines) 

Response: As previously identified, PCC 33.130.235.C requires that ground-mounted mechanical 
equipment, including the existing satellite dishes and generator north of South Nevada 
Street, be screened from the street to the L2 or F2 standard. Therefore, the applicant is 
proposing to replace the existing chain-link fence, which is only partially sight-obscuring, 
with a six foot completely sight-obscuring wood fence on the north, south, and east sides 
of the satellite dish and generator area, which meets the F2 standard. On the west side 
of the satellite dish and generator area, the applicant proposes landscaping to the L2 
standard, in conjunction with the existing stained wooden screen which currently meets 
the F2 standard, to adequately screen the satellite dishes and generator from South 
Macadam Avenue. 

Because PCC 33.130.270.C.1.a limits fully opaque sight-obscuring fences within ten feet 
of a street lot line to 3.5-feet or less in height, a modification is proposed to allow the six 
foot sight obscuring fence to be located within ten feet of the lot line along South Nevada 
Street on the south side of the satellite dish and generator area. Due to the operational 
needs of the adjacent satellite dish, which typically faces due-south and southeast, L2 
landscaping cannot be installed as it will interfere with the operation of the satellite dish 
upon maturity of any trees planted. Further, the fence cannot be moved closer to the dish 
due to existing width limitations and the need for a clear path around the satellite dish 
for routine maintenance. This modification is only subject to the portion of the proposed 
fence that is within ten feet of the South Nevada Street lot line. 

As previously identified, the site is within the Macadam Plan District, and is subject to the 
Macadam Corridor Design Guidelines. The Macadam Corridor Design Guidelines are 
addressed in Section 6.0 of this narrative. A summary statement in response to each of 
the six guidelines is provided below to further demonstrate how the proposal better 
meets these design guidelines. 

• Visual Connections. Create public views to the river, Greenway Trail and 
Willamette Park from Macadam Avenue and other public parks and rights-of-
way of Macadam as well as views from the river and the Greenway to the west; 
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The satellite dish and generator area is immediately adjacent to one of Willamette Park’s 
main pedestrian-oriented entrances via South Nevada Street. The existing chain-link 
fence is only partially sight-obscuring, whereas the proposed fence will be completely 
sight-obscuring, thereby enhancing the view corridor from South Nevada Street toward 
Willamette Park, the Greenway Trail, and the Willamette River by more completely 
shielding views of the adjacent satellite dishes and generator from pedestrian views. 
Proposed landscaping on the west side of the satellite dish and generator area will 
complement the enhanced sight-obscuring fence over existing conditions to increase this 
visual connection. Enhanced landscaping on the south side of South Nevada Street will 
also assist in framing this view corridor in conjunction with the proposed sight-obscuring 
fence. 

• Physical Connections. Create a common sense of unity that ties both sides of 
Macadam together with each other, the river to the east and the residential 
area to the west. Create public walkways that physically connect the Macadam 
Avenue right-of-way with Willamette Park, the Greenway Trail and the 
Willamette River; 

The proposed fence will provide an enhanced aesthetic screen of the adjacent satellite 
dish and generator area over the existing chain-link fence, which is only partially sight-
obscuring. Similar to the proposed fence along the eastern boundary of the OPB site, this 
fence will also provide a physical barrier between adjacent foot traffic seeking to access 
Willamette Park via South Nevada Street. More thorough screening of the satellite dish 
and generator area will enhance the pedestrian connection between South Madam 
Avenue by improving the view corridor between Willamette Park to the east residential 
areas located west of Macadam. 

• The Water’s Edge. Enhance the scenic qualities of the river and sites that abut 
the riverbank to contribute to an attractive and enjoyable Greenway Trail; 

The proposed sight-obscuring fence will complement enhanced landscaping proposed on 
the south side of South Nevada Street, as well as landscaping proposed on the west side 
of the satellite dish and generator area. The proposed fence will limit pedestrian views of 
the satellite dishes and generator, which will enhance the scenic qualities of the riverbank 
environment and trails within the park. 

• The Boulevard. Coordinate with and enhance Macadam’s boulevard treatment 
and contribute to the attractiveness of this entrance to the city;  

The proposed sight-obscuring fence will be an aesthetic upgrade over the existing chain-
link fence, while also providing enhanced screening of the adjacent satellite dish and 
generator area from pedestrians accessing Willamette Park via South Nevada Street. 
Enhanced landscaping proposed on the south side of South Nevada Street, as well as 
landscaping proposed on the west side of the satellite dish and generator area, will also 
serve to further screen and shield the OPB facilities from views from South Macadam 
Street to the west and Willamette Park to the east. 

• Sub-Area Context. Enhance a site’s character through designs that are 
compatible with features of their surroundings and contribute to the 
development of an attractive character in the vicinity of the project site.  Pay 
particular attention to cases where the adjacent use is different from that 
which a project will house; 
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The proposed sight-obscuring fence will help soften and shield views of the existing 
satellite dishes and generator from Willamette Park and the Greenway Trail. In 
conjunction with existing and enhanced landscaping proposed within the OPB site on 
either side of South Nevada Street, the site as a whole (including the satellite dish and 
generator area) will be further screened, and the natural character of Willamette Park, 
and the view corridors to and from the park, will be enhanced as a result. The proposed 
sight-obscuring fence will also be an aesthetic upgrade to the existing chain-link fence, 
contributing to the attractiveness of the area in the vicinity of the OPB site. 

• Signs. Keep signage consistent with and supportive of Macadam Avenue’s role 
as a scenic boulevard while using signs to connect activities housed by a project 
to the boulevard; 

The proposed fence will be opaque and will block the view of permanent signage used 
within the satellite dish and generator area from pedestrians utilizing the South Nevada 
Street access to Willamette Park and the Greenway Trail. No additional signs are proposed 
by the applicant at this time. 

• Johns Landing Masterplan. Comply with the provisions of the Johns Landing 
masterplan; 

The OPB site is not located within the John’s Landing Master Plan area.  Therefore, this 
guideline is not applicable. 

• Future Light Rail Transit. Preserve the potential for a two-direction, light rail 
facility within the Macadam Corridor Design Zone as illustrated. Until the LRT 
facility is constructed, the required setback area may be used for parking and 
landscaping requirements. 

The proposed fence will not preclude the potential light rail use of the TriMet right-of-
way and, if anything, will enhance this potential use by providing an enhanced aesthetic 
screen of the existing satellite dishes and generator from the perspective of the right-of-
way.  

B. Purpose of the standard. On balance, the proposal will be consistent with the purpose of the 
standard for which a modification is requested. 

Modification #1: PCC 33.266.130.G.2 (parking area setbacks and perimeter landscaping) 

Response: Per PCC 33.266.130, the purpose of the standards that include the landscape buffer 
provision in Table 266-5 of PCC 33.266.130.G.2 are to “promote vehicle areas that are 
safe and attractive for motorists and pedestrians.”  

The applicant has considered the purpose of the parking lot development standards and 
believes that, on balance, the proposed modification remains consistent with these 
provisions. First, the overarching purpose of the standards is to promote vehicle areas 
that are both “safe and attractive”, meaning that the provisions are intended to ensure 
that on-site vehicular movements can be safely accomplished while mitigating any 
potential aesthetic impacts of the paved surfaces and vehicular activity. The applicant’s 
proposal is specifically intended to balance the need for screening on the eastern 
property line with the need for adequate and safe maneuvering room for vehicular 
movements. In addition, PCC 33.266.130 includes other purpose statements as identified 
below. The applicant has provided a summary statement in response to each of these 
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purpose statements to further demonstrate how the proposal is consistent with the 
purpose of the standard. 

• Improve and soften the appearance of parking areas;  

There are only two surface parking spaces proposed on the east side of the OPB parking 
structure that would be visible from the east and the remainder of the parking spaces are 
located under the parking deck north of the OPB building. The proposed fence will shield 
views of the driveway aisle from off-site properties to the east.  Additionally, elsewhere 
on site, OPB has eliminated two parking spaces so that the interior parking lot landscaping 
exceeds the minimum standard, which improves and softens the appearance of the 
parking area. 

• Reduce the visual impact of parking areas from sidewalks, streets, and 
especially from adjacent residential zones;  

The proposed fence will be fully opaque and will block views of the drive aisle and 
circulating vehicles from residences located to the southeast.  Additionally, elsewhere on 
site, OPB has eliminated two parking spaces so that the interior parking lot landscaping 
exceeds the minimum standard, which reduces the visual impact of the parking area. 

• Provide flexibility to reduce the visual impacts of small residential parking lots;  

The proposal is not for a residential parking lot and this purpose provision does not apply.  

• Direct traffic in parking areas;  

The proposed fence will provide a visual demarcation of the parking area and will provide 
greater definition of the dividing line between the OPB property and the TriMet right-of-
way.  

• Shade and cool parking areas; 

The proposed landscape buffer is applied to the drive aisle and only two parking spaces 
are located along the drive aisle. Due to the height of the OPB structure, which is located 
on the west side of the site and the height of the trees that line the west edge of 
Willamette Park, the drive aisle area adjacent to the eastern property line is substantially 
shaded and further landscaping is not necessary to cast shade on the area. Additionally, 
elsewhere on site, OPB has eliminated two parking spaces so that the interior parking lot 
landscaping exceeds the minimum standard, which provides additional shade and cooling 
within the parking area. 

• Reduce the amount of stormwater runoff from vehicle areas;  

The applicant’s proposal includes the conversion of two parking spaces to landscape 
islands. This conversion of impervious surface to landscape area will reduce the amount 
of stormwater runoff from the site from current conditions.  

• Reduce the pollution and temperature of stormwater runoff from vehicle areas; 
and 

As noted above, the applicant’s proposal will reduce the extent of impervious surface on 
the site and there will be a net reduction of stormwater runoff as a result of the site’s 
nonconforming upgrades.  

• Decrease airborne and waterborne pollution. 



OPB Nonconforming Upgrades  
Narrative August 5, 2021 

 
Page 47 

 

As noted above, the proposal will increase the extent of landscaping area and plant 
density throughout the OPB site, which will result in additional tree plantings that serve 
as a carbon “sink” and will reduce the extent of potential pollutant-generating impervious 
surface on the site.  

For all of the reasons noted above and as further described throughout this narrative, the 
proposed fence is consistent with the purpose of the L2 landscaping standard as described 
in PCC 33.266.130. 

Modification #2: PCC 33.266.310.E (loading area setbacks and perimeter landscaping) 

Response: Per PCC 33.266.310.A, the general purpose of the loading area standards are to provide 
areas for loading that are necessary for larger uses and developments, such as the OPB 
site and its active broadcast studio, which requires frequent deliveries. These standards 
are also intended to create loading areas that appear similar to adjacent parking areas. 
The applicant has considered the purpose of the loading area standards and believes that, 
on balance, the proposed modification remains consistent with these provisions. In 
support of this modification, the various elements of the purpose statement provided by 
PCC 33.266.310.A are addressed with a summary statement in response to each of these 
elements to demonstrate how the proposal is consistent with the overall purpose of the 
loading area standards. 

• A minimum number of loading spaces are required to ensure adequate areas for 
loading for larger uses and developments. 

The proposed modification to provide a six foot completely sight obscuring wood fence 
does not limit the OPB site’s ability to provide a minimum of two loading spaces that meet 
the dimensional requirements per PCC 33.266.310.D. As identified on sheet L3.0 of the 
plan set, two loading spaces continue to be provided. Further, by providing a sight-
obscuring fence adjacent to the loading area, as opposed to a five foot landscape strip 
which would further limit the width of the paved area between the OPB building and the 
TriMet right-of-way, adequate width can continue to be provided for loading purposes. 

• These regulations ensure that the appearance of loading areas will be 
consistent with that of parking areas. 

While not immediately adjacent to the OPB site’s existing parking areas, the appearance 
of the loading area will be consistent with that of the drive aisle along the eastern edge 
of the OPB site. The completely sight-obscuring fence, together with the existing Pin Oaks 
and intermittent coniferous trees within Willamette Park, will also enhance the screening 
of the loading area from views from Willamette Park and the Greenway Trail, which are 
frequently in-use as a result of the active broadcast studio. Creating a distinct definition 
between the public right-of-way, as well as Willamette Park, from the private spaces 
within the OPB site, is also supportive of the overall purpose of landscaping and screening 
as identified by PCC 33.248.010 to “enhance and define public and private spaces”. 
Additional landscaping plantings on the east side of the parking structure proposed in lieu 
of four parallel parking spaces will provide additional screening of the loading area when 
viewed from South Nevada Street and one of the main pedestrian-oriented access points 
to Willamette Park and the Greenway Trail.  

• These regulations ensure that access to and from loading facilities will not have 
a negative effect on the traffic safety or other transportation functions of the 
abutting right-of-way. 
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The proposed modification to provide a six foot completely sight-obscuring wood fence 
will not have a negative effect on the traffic safety or transportation functions of the 
abutting right-of-way. Two-way access from the adjacent parking structure will continue 
to be provided, allowing vehicles that are existing the parking structure to exit the site via 
South Nevada Street, ensuring that loading operations within the drive aisle to the south 
will not interfere with passenger vehicles. Further, in support of the Macadam Corridor 
Design Guidelines, which seeks to preserve the adjacent railroad right-of-way for future 
light rail transit, the proposed sight-obscuring fence will provide a physical demarcation 
between the OPB site and this right-of-way, providing a more formal barrier that would 
prevent activities from encroaching into the adjacent right-of-way. 

Modification #3: PCC 33.130.270.C.1.a (sight-obscuring fences within ten feet of street lot lines) 

Response: Per PCC 33.130.270.A, the purpose of the fence regulations within commercial zones is to 
limit any negative effects that fences may have in limiting visibility into and out of a site, 
while also ensuring visibility for motorists, especially for proposed fences near streets. 
The applicant has considered the purpose of the fence standards and believes that, on 
balance, the proposed modification remains consistent with these provisions given the 
unique locations of the proposed fence subject to this modification request and that the 
fence screens mechanical equipment, not an occupiable building that benefits from 
having visibility into and out of the site. In support of this modification, the various 
elements of the purpose statement provided by PCC 33.130.270.A are addressed with a 
summary statement in response to each of these elements to demonstrate how the 
proposal is consistent with the overall purpose of the fence standards. 

• The fence regulations promote the positive benefits of fences without 
negatively impacting the community or endangering public or vehicle safety. 

While the proposed completely sight-obscuring wood fence is proposed within ten feet 
of a street lot line and will be adjacent to South Nevada Street and the accompanying 
sidewalk, it will not negatively impact the community or endanger public or vehicle safety. 
Rather, a completely sight-obscuring fence in this location creates a greater physical 
barrier between pedestrians seeking to access Willamette Park via South Nevada Street 
than a partially sight-obscuring fence could and provides a more substantial barrier to 
prevent trespassing into the satellite dish and generator area. Further, vehicle access on 
South Nevada Street does not continue past the TriMet right-of-way. Vehicles exiting the 
surface parking lot north of South Nevada Street will have a clear viewpoint toward the 
other two driveways south of South Nevada Street. As a consequence,  a completely sight-
obscuring fence will not impede vehicle safety when vehicles enter and exit any of the 
OPB site’s three driveways adjacent to the proposed fence.  

The proposed sight-obscuring fence will also further promote the positive benefits of 
fences by enhancing the existing screening of the satellite dish and generator area from 
views over existing site conditions. A completely sight-obscuring fence in this area also 
enhances the view corridor to and from Willamette Park in support of the Macadam 
Corridor Design Guidelines and the Macadam Plan District, with seeks to maintain and 
enhance view corridors along various rights-of-way, including South Nevada Street. A 
completely sight-obscuring fence within ten feet of the street lot line also meets the 
standard for adequate screening of ground-mounted mechanical equipment (such as the 
existing satellite dishes and generator), which requires screening to the F2 or L2 standard. 
As previously described, due to the operational needs of the adjacent satellite dish, which 
routinely faces due-south and southeast, L2 landscaping cannot be installed in-lieu of a 
sight-obscuring fence as it will interfere with the operation of the satellite dish upon 
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maturity of any trees planted. Further, the fence cannot be moved closer to the dish due 
to existing width limitations and the need for a clear path around the satellite dish for 
routine maintenance. Therefore, the proposed modification allows the site to comply 
with these standards when alternatives are not viable given current site conditions. 

• Fences near streets are kept low in order to allow visibility into and out of the 
site and to ensure visibility for motorists 

As previously stated, the proposed six foot completely sight-obscuring fence will not 
impede visibility into and out of the site for pedestrians or motorists. Vehicle access on 
South Nevada Street does not continue past the TriMet right-of-way, and vehicles exiting 
the surface parking lot north of South Nevada Street will have a clear viewpoint toward 
the other two driveways south of South Nevada Street. As a consequence, a completely 
sight-obscuring fence will not impede vehicle safety when vehicles enter and exit any of 
the OPB site’s three driveways adjacent to the proposed fence.  Further, the fence screens 
mechanical equipment, not an occupiable building that benefits from having visibility into 
and out of the site. 

• Fences in any required side or rear setback are limited in height so as to not 
conflict with the purpose of the setback. 

The proposed sight-obscuring fence is along a street lot line (South Nevada Street), and 
the CS zone does not maintain street lot line setbacks. Therefore, the proposed 
modification does not conflict with the purpose of any setbacks. On the contrary, the 
proposed sight-obscuring fence instead meets the standard for adequate screening of 
ground-mounted mechanical equipment (such as the existing satellite dishes and 
generator), which requires screening to the F2 or L2 standard. As previously described, 
due to the operational needs of the adjacent satellite dish, which typically faces south 
and southeast, L2 landscaping cannot be installed in-lieu of a sight-obscuring fence as it 
will interfere with the operation of the satellite dish upon maturity of any trees planted. 
Further, the fence cannot be moved closer to the dish due to existing width limitations 
and the need for a clear path around the satellite dish for routine maintenance of the 
equipment. Therefore, the proposed modification allows the site to comply with these 
screening standards, and the completely sight-obscuring fence does not need to be 
limited in height due to any conflicts with CS zone setbacks. 

33.825.055 Approval Criteria 
A design review application will be approved if the review body finds the applicant to have shown that the 
proposal complies with the design guidelines for the area. 

Response: The Macadam Corridor Design Guidelines are addressed for compliance in Section 6.0 of 
this narrative, demonstrating the applicant’s proposal meets the special characteristics of 
the Macadam Design District. 

33.825.065 Design Guidelines 
A. Purpose: Design Guidelines are the approval criteria used to review new development and 

modifications to existing development. They ensure the conservation an enhancement of the 
special characteristics of each design district. 

Response: The Macadam Corridor Design Guidelines are addressed for compliance in Section 6.0 of 
this narrative, demonstrating the applicant’s proposal meets the special characteristics of 
the Macadam Design District. 
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B. Design guidelines. Guidelines specific to a design district have been adopted for the areas shown 
on maps 420-1 through 420-3 and 420-5 through 420-6. Where two of the design districts shown 
on those maps overlap, both sets of guidelines apply. 

All other areas within the Design Overlay Zone or proposals subject to design review use the 
Community Design Guidelines. A district's design guidelines are mandatory approval criteria used in 
design review procedures. The design guidelines may consist of a common set of design guidelines 
for the whole district and special design guidelines for subdistricts. 

Where subdistrict guidelines conflict with the district guidelines, the subdistrict guidelines 
control. 

Response: The Macadam Corridor Design Guidelines are addressed for compliance in Section 6.0 of 
this narrative, demonstrating the applicant’s proposal meets the special characteristics of 
the Macadam Design District. As a result, the Community Design Guidelines are not 
applicable, and are not addressed in this narrative. 

5.0 Willamette Greenway Plan Design Guidelines 
Issue A. Relationship of structures to the Greenway Setback Area 

1. Structure Design. The Greenway Setback area should be complemented and enhanced by 
designing, detailing, coloring, and siting structures and their entrances to support the 
pedestrian circulation system, including both the Greenway trail and access connections. 

2. Structure Alignment. Where surrounding development follows an established block pattern, 
alignment with the block pattern should be considered in structure placement.  Structure 
alignment should also take into account potential view corridors from existing public rights-of-
way or acknowledged viewpoints. The pedestrian access system should be designed to take 
advantage of these alignments. 

Response: The OPB site is not within the Greenway Setback area. The applicant’s proposed 
alterations to the site’s landscaping and parking areas do not alter or hinder access to the 
Greenway trail or its access connections. Alterations to the site’s existing buildings are 
not proposed. Therefore, this policy does not apply. 

Issue B. Public Access 

1. Public Access. New developments should integrate public access opportunities to and along the 
river into the design of the Project.  This includes the Greenway trail, formal viewpoints, access 
connections to the Greenway trail, and internal site pedestrian circulation. 

Response: The applicant’s proposed alterations to the site’s landscaping and parking areas do not 
alter or hinder public access opportunities to and along the Willamette River, including 
the Greenway trail, viewpoints, access connections, and internal side pedestrian 
circulation. Therefore, this policy is met. 

2. The pedestrian circulation system, including Greenway trail, viewpoints, and trail access 
connections, should be designed to ensure adequate separation and screening from parking, 
loading, circulation routes, external storage areas, trash dumpsters, exterior vents, mechanical 
devices, and other similar equipment. 

Response: The pedestrian circulation system, including the Greenway trail, viewpoints, and trail 
access connections, are not altered with the applicant’s proposal. Therefore, this policy is 
met. 



OPB Nonconforming Upgrades  
Narrative August 5, 2021 

 
Page 51 

 

3. Signage.  Access connections should be clearly marked. 

Response: Greenway trail access connections are not altered by the applicant’s proposal, and no 
new signs are proposed. Therefore, this policy does not apply. 

4. Access to Water’s Edge. Where site topography and conservation and enhancement of natural 
riverbank and riparian habitat allow, safe pedestrian access to the water’s edge is encouraged 
as part of the Project. 

Response: Access to the water’s edge is not impacted or hindered by the applicant’s proposal. 
Therefore, this policy is met. 

Issue C. Natural Riverbank and Riparian Habitat 

1. Natural Riverbanks. The natural riverbank along the Willamette River should be conserved and 
enhanced to the maximum extent practicable. Modification of the riverbank should only be 
considered when necessary to prevent significant bank erosion and the loss of private property, 
or when necessary for the functioning of a river-dependent or river-related use. 

2. Riparian Habitat.  Rank I riparian habitat areas, as identified in the wildlife habitat inventory, 
should be conserved and enhanced with a riparian landscape treatment. Other riparian habitat 
should be conserved and enhanced through riparian landscape treatments to the maximum 
extent practical. Conservation however does not mean absolute preservation.  Some discretion 
as to what vegetation should remain and what can be removed and replaced should be 
permitted. Riparian habitat treatments should include a variety of species of plants of varying 
heights that provide different food and shelter opportunities throughout the year. 

Response: The site does not abut the riverbank.  Therefore, this policy does not apply. 

Issue D. Riverbank Stabilization Treatments 

1. Riverbank Enhancement. Riverbank stabilization treatments should enhance the appearance of 
the riverbank, promote public access to the river, and incorporate the use of vegetation where 
practical.  Areas used for river-dependent and river-related industrial uses are exempted from 
providing public access. 

Response: The site does not abut the riverbank.  Therefore, this policy does not apply. 

Issue E. Landscape Treatments 

1. Landscape Treatments. The landscape treatment should create an environment which 
recognizes both human and wildlife use. Areas where limited human activity is expected should 
consider more informal riparian treatments.  Areas of intense human use could consider a more 
formal landscape treatment. The top of bank may be considered a transition area between a 
riparian treatment on the riverbank and a more formal treatment of the upland. 

2. Grouping of Trees and Shrubs.  In areas of more intense human use, trees and shrubs can be 
grouped. The grouping of trees and shrubs allows for open areas for human use, and has the 
secondary value of increasing the value of the vegetation for wildlife. 

3. Transition.  The landscape treatment should provide an adequate transition between upland 
and riparian areas and with the landscape treatments of adjacent properties. 

Response: As identified in response to PCC 33.440.230, the OPB site is not within the greenway 
setback, or riverward of the greenway setback, and specific landscape standards 
contained therein are not applicable. Proposed landscape improvements increase the 
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number of trees, shrubs, and groundcover on the site as identified on sheet L3.0 of the 
plan set and demonstrated in response to PCC 33.248 in this narrative. Proposed plantings 
will not negatively impact the Willamette River or Willamette Park. Therefore, this policy 
is met. 

Issue F.  Alignment of Greenway Trail 

Response: No portion of the Greenway trail is located within the OPB site per the Willamette 
Greenway Public Access Map. Therefore, this policy does not apply. 

Issue G. Viewpoints 

Response: No viewpoints are located within the OPB site per the Willamette Greenway Public Access 
Map. Therefore, this policy does not apply. 

Issue H. View Corridors 

1. Right-of-way Protection. View corridors to the river along public rights-of-way are to be 
protected. These rights-of-way should not be vacated. 

2. View protection. Buildings, structures or other features must be located to avoid blocking view 
corridors. 

3. Landscape Enhancement. Landscape treatments within view corridors should frame and 
enhance the view of the river. 

Response: South Nevada Street is a designated view corridor per the Willamette Greenway Public 
Access Map. The applicant is not requesting vacation of South Nevada Street or other land 
use action(s) that would alter the right-of-way’s protection as a view corridor. None of 
the applicant’s proposals will hinder the view corridor’s intent or purpose. Proposed 
landscaping will additionally help frame and enhance the view corridor toward 
Willamette Park and the Willamette River by screening and softening the edges of the 
vehicle areas on-site. Therefore, this policy is met. 

6.0 Macadam Corridor Design Guidelines 
1. Visual Connections.  Create public views to the river, Greenway Trail and Willamette Park from 

Macadam Avenue and other public parks and rights-of-way west of Macadam as well as views 
from the river and the Greenway to the west. 

Response:  The proposed wood fencing will be located east of the OPB building and south of the 
satellite dish and generator area and will, therefore, not impede public views to the river, 
Greenway Trail, or Willamette Park from South Macadam Avenue as intended by this 
guideline. Therefore, this guideline is met. 

2. Physical Connections.  Create a common sense of unity that ties both sides of Macadam 
together with each other, the river to the east and residential area to the west.  Create public 
walkways that physically connect the Macadam Avenue right-of-way with Willamette Park, the 
Greenway Trail and the Willamette River. 

Response:  There is an existing sidewalk on the north side of South Nevada Street that connects South 
Macadam Avenue with Willamette Park. The applicant’s proposal is limited to on-site 
improvements and will not affect any physical public connections. The proposed fencing 
will provide both an aesthetic screen and also a physical barrier for possible foot traffic 
over the TriMet right-of-way between Willamette Park and the OPB site. This physical 
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barrier will ensure that any persons seeking to travel between South Macadam Avenue 
and Willamette Park in this location will utilize the public accessway provided at South 
Nevada Street, rather than trespass across the OPB site and the TriMet right-of-way. Thus, 
the applicant’s proposal is supportive of this guideline as it will further encourage the use 
of the publicly provided pedestrian access to Willamette Park at South Nevada Street. 
Therefore, this guideline is met. 

3. The Water’s Edge.  Enhance the scenic qualities of the river and sites that abut the riverbank to 
contribute to an attractive and enjoyable Greenway Trail. 

Response: The site does not abut the riverbank. However, the fencing will help obscure the existing 
OPB building and ground-mounted mechanical equipment (satellite dishes and 
generator) from the pedestrian perspective within Willamette Park and along the 
Greenway Trail, which will contribute to the overall attractiveness and natural feel of the 
park and trail area. Therefore, this guideline is met. 

4. The Boulevard.  Coordinate with and enhance Macadam’s boulevard treatment and contribute 
to the attractiveness of this entrance to the city. 

Response:   As shown on sheet L3.0 of the plan set, high-quality and durable landscape plantings are 
proposed along the perimeter of the parking areas abutting South Macadam Avenue. The 
layering of shrubs and canopy trees soften the vehicle area and enhance the boulevard’s 
treatment and contribute to the attractiveness of this entrance to the City. The proposed 
sight-obscuring fencing will also further screen and shield the OPB building and satellite 
dish and generator area from views from Willamette Park, which serves as an additional 
pedestrian entrance to the City, and alternative to South Macadam Avenue. Therefore, 
this guideline is met. 

5. Sub-Area Context.  Enhance a site’s character through designs that are compatible with features 
of their surroundings and contribute to the development of an attractive character in the 
vicinity of the project site.  Pay particular attention to cases where the adjacent use is different 
from that which a project will house.  

Response:   As shown on sheet L3.0 of the plan set, high-quality and durable landscape plantings are 
proposed along the perimeter of the parking areas abutting South Macadam Avenue and 
South Nevada Street. Differing uses to the east (Willamette Park and single-family 
residential) are buffered from the site by a proposed sight-obscuring six foot wood fence 
where landscaping treatments are not possible due to site constraints. The layering of 
shrubs and canopy trees, in conjunction with the proposed fence, soften the vehicle areas 
and enhance the site’s character. Therefore, this guideline is met. 

6. Signs.  Keep signage consistent with and supportive of Macadam Avenue’s role as a scenic 
boulevard while using signs to connect the activities housed by a project to the boulevard. 

Response: The existing monument sign will remain as approved in the previous sign permit 
application (2012-120842-000-00-SG). Additionally, the proposed fencing will be opaque 
and will block the view of temporary and permanent signage used adjacent to the site’s 
existing loading zone for shipments and deliveries, as well as general building access, and 
the satellite dish and generator area, from pedestrians utilizing Willamette Park and the 
Greenway Trail. No additional signs are proposed by the applicant at this time. Therefore, 
this guideline is met. 

7. Johns Landing Masterplan.  Comply with the provisions of the Johns Landing Masterplan. 
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Response: The OPB site is not located within the John’s Landing Master Plan area.  Therefore, this 
guideline does not apply. 

8. Future Light Rail Transit.  Preserve the potential for a two-direction, light rail facility within the 
Macadam Corridor Design Zone as illustrated.  Until the LRT facility is constructed, the required 
setback area may be used for parking and landscaping requirements.   

Response: The project is bordered on its east boundary by the TriMet railroad right-of-way.  The 
project does not interfere with the use of the right-of-way, today, or in the future. The 
proposed fence adjacent to the TriMet right-of-way will further deter encroachments into 
this right-of-way. Therefore, this guideline is met. 

7.0 Conclusion  
As evidenced throughout this narrative and associated documents, the applicant’s Type III Design Review 
with Modifications, and Greenway Review requests are consistent with the applicable policies and 
regulations governing the allowance of the requested actions. Therefore, the applicant respectfully 
requests City of Portland’s approval of these requests. 
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Request for an Evldentiary Hearing and Waiver of Right to a

Decision within 120 Days 

Slate law requires 1he City to issU8 a final decision on your land use proposal wittlin 120 days of receivin9 a complel8

appHcation. In order to ensure 1h8I 1he decision on your land use review application Is rendered wi1hln 120 days, any 
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ings Officer, Design Commission, or Historic Landmarks Commission. 
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3/2/2021 

Bureau of Development Services 
Attention: case Planner 
1900 SW Fourth Avenue, Suite 4500
Portland, OR 97201 

Type of Land Use Review Type III Design Review with ModificationS. Greenway Review (21-012886-000-00-LU) 

SiteAddress/Street 7140 South Macadam Avenue, Portland, OR 97219

Tax Account Number(s) 1 S 1 E22A-00800, 1 S1 E22AC-00200
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971-280-8641  ■ 720 SW Washington Street, Suite 750  ■  Portland, Oregon 97205  ■  www.dowl.com

August 5, 2021 

Hannah Bryant, Planner 
City of Portland 
Land Use Services Division 
1900 SW Fourth Avenue 
Portland, OR 97201 

Subject: OPB Nonconforming Upgrades 
LU 21-012886 DZM GW 

Dear Ms. Bryant, 

This letter serves as Oregon Public Broadcasting’s (applicant) written response to the completeness items 
identified in your incomplete letter, dated March 11, 2021 for the OPB Nonconforming Upgrades project 
located at 7140 South Macadam Avenue. The applicant requests that this application, LU 21-012886 DZM 
GW, be deemed complete as of today, August 5, 2021.  

I. Information Necessary to Complete Application

The following information must be submitted before your proposal can be evaluated:

1. Clarification on Previous Conditions of Approval – Page 11 of the submitted narrative
notes that a Condition of Approval for the 1988 review included (#5) Artwork shall be
installed on the blank wall at the southern end of the SW Macadam Avenue elevation.
Please clarify whether this is an unmet condition of approval that you request to have
removed through this Type III review, or if the site is compliant with this previous
condition of approval.

Response: This condition of approval was previously eliminated and is no longer applicable to the
OPB site, as identified in Exhibit H included with this resubmittal.

Due to the complexity of this case history on this project, and the nuance of this
procedurally-required proposal, it will be important to ensure the proposal description
in the public notice includes exactly what is proposed to be reviewed under this review,
and only these elements. To ensure that this language is precise and comprehensive,
please provide a brief (no more than 1 paragraph) description of scope. Examples of
these documents may be found here: https://www.portlandoregon.gov/bds/35625

Response: Draft language for the public notice’s proposal description is included below as requested:

“The applicant requests approval of Design Review with modifications and Greenway
Review applications for upgrades to the Oregon Public Broadcasting (OPB) site located at
7140 South Macadam Avenue within tax lots 1S1E22AC-00200 and 1S1E22A-00800. These 
exterior site upgrades are proposed to comply with an ‘Option 2’ Nonconforming
Development Assessment Covenant signed by both OPB and the City of Portland. Exterior

LU 21-012866 DZM GW
A.3
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upgrades proposed to the site are limited to those necessary to meet the applicant’s 
obligations identified in the Covenant, and include the following: 

• New landscape plantings throughout to meet interior and perimeter parking lot 
landscaping requirements, as well as along the site’s frontage with South 
Macadam Avenue; 

• New sight-obscuring fencing along the site’s eastern boundary as well as on the 
north, south, and east side of the existing satellite dish and generator area; 

• Removal of four existing parallel parking spaces along the east side of the existing 
parking structure and replacement with landscape planter beds; and 

• New landscape planter strip along the site’s southern boundary adjacent to tax 
lot 1S1E22AC-00300. 

Design Review is required because the site is located in the design overlay and exterior 
alterations to existing development are proposed that are not exempt per 33.420.045. 
Design Review is also necessary to remove a condition of approval from the site’s original 
Design Review approval (DZ 15-87) that required an approximately 3-foot landscape strip 
along the site’s eastern edge. Modifications are requested to three standards: 

1. 33.266.130.G.2 – to allow a six foot sight-obscuring fence on the eastern property 
boundary in-lieu of landscaping meeting the City’s L2 standard. 

2. 33.266.310.E – to allow a six foot completely sight-obscuring fence in-lieu of 
minimum landscaping requirements on the perimeter of the loading area. 

3. 33.130.270.C.1.a – to allow a six foot completely sight-obscuring fence within ten 
feet of a street lot line in the location of the satellite dish enclosure. 

Greenway Review is required because the site is located in the river general overlay and 
exterior alterations to existing development are proposed.” 

II. Issues to Consider 

While not necessary to determine the application complete, additional information may be 
needed to show that your proposal meets the applicable approval criteria.  You are encouraged 
to address the following issues regarding the approvability of your proposal: 

 Neighbor Concerns – Staff has received comments from a neighbor with concerns about 
the proposal. This neighbor states there may be other conditions on site that are subject 
to non-conforming upgrades. Staff is happy to provide the emails we have received on 
this topic and encourage you to work with the neighbors to address concerns and 
collaborate to find a mutually acceptable solution. 

Response: Since the time of the original application submittal, the applicant has modified the 
proposed site plan to better meet its obligations under the Covenant and to address 
identified neighbor concerns. These alterations include: 
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• Extension of the proposed six foot sight obscuring fence along the site’s eastern 
edge to the far southeast corner; 

• Removal of four existing parallel parking spaces along the east side of the 
existing parking structure and replacement with landscape planter beds for 
additional screening of the parking structure; 

• Maintaining two-way access between the parking structure and South Nevada 
Street; 

• New five foot landscape planter meeting the L2 standard along the entirety of 
the site’s southern boundary adjacent to tax lot 1S1E22AC-00300; and 

• New sight-obscuring fence on the north, south, and east side of the satellite dish 
and generator area. 

Proposed site alterations and identified modifications are further described in the 
applicant’s revised narrative, which is included with this resubmittal. Further, the 
applicant elected to update the site’s topographic survey in order to better inform what 
upgrades are possible and how to best meet their obligations identified in the covenant. 
The updated survey is included with this resubmittal as Exhibit F. The updated plan set 
identifying proposed site alterations is included as Exhibit G. Application materials that 
have not been revised since the original submittal are not included with this resubmittal. 

If you have any questions regarding the revised application materials, please do not hesitate to contact 
me at (971) 229-8318, or at mrobinson@dowl.com.  

 
Sincerely, 
 

 
 
Matthew Robinson 
Land Use Planner 
 
cc:  Kyle Davis (via email), Dana Krawczuk (via email) 
 
Attachment(s): 

1. OPB Nonconforming Upgrades Narrative (updated) 

2. Exhibit F – Existing Conditions Survey (updated)  

3. Exhibit G – Plan Set (updated) 

4. Exhibit H – Copy of DZ 15-87 Decision to Eliminate Condition of Approval #5 (new) 

mailto:mrobinson@dowl.com
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ID R330299 / 1S1E22AC-00200

OREGON PUBLIC BROADCASTING

7140 SOUTH MACADAM AVENUE

53,268 SF (1.223 AC)

ZONING CM2 (CS)
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ID R330327 / 1S1E22AC-00100

TRI-COUNTY METROPOLITAN TRANSPORTATION

WILLAMETTE SHORE TROLLEY RAIL TRACKS

STRUCTURED PARKING

LOWER LEVEL / UPPER LEVEL

Notes:

1. Map information based on Topographic Survey provided by S&F Land Services, dated July 6,

2021.  Dowl has not verified accuracy of this information.

SITE PLAN GENERAL NOTES:

1. THIS APPLICATION IS VESTED TO THE ZONING IN EFFECT ON SEPTEMBER 15, 2017, THE

DATE OF THE ORIGINAL BUILDING PERMIT SUBMITTAL (17-241-498 CO) THAT TRIGGERED

NONCONFORMING UPGRADES.

1. PLANT LEGEND & DETAILS: SEE SHEET L1.1.

2. MULCH: ALL PLANTING AREAS SHALL BE MULCHED WITH 3" MIN DEPTH BARK MULCH,

FRESH FIR MEDIUM GRIND.

3. IRRIGATION: ALL PROPOSED PLANT MATERIALS SHALL BE WATERED (MAY TO OCTOBER)

& MAINTAINED FOR A MINIMUM OF TWO (2) FULL GROWING SEASONS AFTER THE DATE

OF PLANTING INSTALLATION.  TREES SHALL BE WATERED AT A RATE OF 15 GALLONS

PER TREE ONCE PER WEEK, SHRUBS & GROUNDCOVERS AT A RATE OF 1" PER WEEK TO

MAINTAIN VIGOROUS HEALTHY GROWTH.

DOORDOOR DOOR

Legend

Project Boundary

Contour - 1' Interval

500

ID R273083 / 1S1E22A -00800

OREGON PUBLIC BROADCASTING

NEC/ NEVADA & SOUTH MACADAM AVE

9,267 SF (0.213 AC )

ZONING CM2 (CS)

Development Information

GROSS AREA: R330299, R273083 =  62,535 SF (1.436 AC)

DEVELOPMENT STANDARDS: CITY OF PORTLAND

ZONING BASE: STOREFRONT COMMERCIAL (CS)

LANDSCAPING AND SCREENING: (CHAPTER 33.248)

L2 LOW SCREEN:

TREES = 1 LG / 30 LF, 1 MD / 22 LF, 1 SM / 15 LF

SHRUBS (EVERGREEN) = 3' HT SCREEN WI/ 3 YRS

GROUNDCOVER PLANTS = FULL COVER WI/ 3 YRS

P1 PARKING LOT INTERIOR:

TREES (20% EVERGREEN) = LG / 4 SPACES (150 SF MIN)

= MD / 3 SPACES (75 SF MIN)

= SM / 2 SPACES (50 SF MIN)

SHRUBS = 1.5 SHRUBS / SPACE

GROUNDCOVER PLANTS = FULL COVER WI/ 3 YRS

PARKING AND LOADING: (CHAPTER 33.266)

PARKING LANDSCAPE @ STREET = 5' L2

TREES IN DEVELOPMENT SITUATIONS: (CHAPTER 11.50)

TREE PRESERVATION STANDARDS = EXEMPT

ON-SITE TREE DENSITY STANDARDS = EXEMPT

TREE RETAINED 1.5" < 6" DIA = SMALL TREE

TREE RETAINED 6" + = MEDIUM TREE + 6" INCREMENTS

TECHNICAL SPECS: (CHAPTER 11.60)

TREE SIZE ON-SITE = 1-1/2" CAL (5' HT CONIFER)

PROPOSED DEVELOPMENT:

SURFACE PARKING EXISTING = 35 SPACES

PARKING PERIMETER LANDSCAPE = 5' L2

PARKING INTERIOR LANDSCAPE = 1,622 SF (1,575 SF REQ)

PARKING INTERIOR TREES:

SMALL: 2 SPACES x 18 TREES = 36 SPACES

TOTAL PROPOSED INTERIOR = 36 SPACES (35 REQ)

EVERGREEN DIVERSITY (4/18) = 22% (20% REQ)

PARKING INTERIOR SHRUBS = 55 SHRUBS (53 SHRUBS REQ)

EXISTING LOADING

EXISTING

SURFACE

PARKING

ID R330300 / 1S1E22A -00900

CITY OF PORTLAND

WILLAMETTE PARK

ZONING OS

ID R167126 /

1S1E22AC-300

ZONING CM2 (CS)

SATELLITE ANTENNAS

465 LF FRONTAGE = 18 SMALL + 9 MEDIUM TREES OR 468 LF PROPOSED

EXISTING MONUMENT SIGN

100 LF = 7 SMALL TREES OR 105 LF PROPOSED

SITE CONSTRUCTION NOTES

CONSTRUCT STANDARD 6" CONCRETE CURB. CONTRACTOR TO SAWCUT OUT EXISTING

ASPHALT TO INSTALL NEW CURB LINE AND LANDSCAPE ISLAND. REMOVE ASPHALT IN

ISLAND SECTION AND DISPOSE OF OFF-SITE. INSTALL ASPHALT TO NEW CURB LINE

FROM SAWCUT. CONTRACTOR TO PROVIDE POSITIVE DRAINAGE AROUND ALL

CONSTRUCTED CURB ISLANDS. ENSURE NO PONDING AT NEW CURB LINE AND INSTALL

2' WIDE FLUSH CURB SECTIONS WHERE NECESSARY. SEE DETAIL ON SHEET L1.1.

1

PAINT RED NO PARKING ON CURB. PROVIDE (2) COATS OF PAINT MINIMUM.2
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LANDSCAPE (TYP)

PAINT BLACK STRIPING ON ASPHALT TO REMOVE EXISTING PARKING. PROVIDE (2)

COATS OF PAINT MINIMUM.
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REINSTALL 4" WIDE PARKING STRIPE TO ORIGINAL CONDITION (TYP), MATCH EXISTING

ADJACENT COLOR.  PROVIDE (2) COATS OF PAINT MINIMUM.

4

4

SHEET

\
\
B

I
L

-
F

S
\
B

I
L

-
P

r
o

j
e

c
t
s
\
3

2
\
1

4
5

4
5

-
0

1
\
6

5
C

A
D

\
L

a
n

d
s
c
a

p
e

\
_

C
D

\
S

C
-
L

S
-
P

L
A

N
T

I
N

G
-
O

P
B

 
N

C
U

.
d

w
g

 
 
P

L
O

T
 
D

A
T

E
 
2

0
2

1
-
8

-
5
 
1

3
:
2

4
 
S

A
V

E
D

 
D

A
T

E
 
2

0
2

1
-
0

8
-
0

5
 
1

3
:
2

3
 
 
U

S
E

R
:
 
w

i
a

z
z
e

t
t
i

DATE

PROJECT

14545.01

7/28/2021

O
P

B
 
-
 
M

A
C

A
D

A
M

 
A

V
E

N
U

E
 
N

O
N

C
O

N
F

O
R

M
I
N

G
 
U

P
G

R
A

D
E

S
 
 

P
O

R
T

L
A

N
D

,
 
O

R

R
E

V
I
S

I
O

N
S

R
E

V
D

A
T

E
D

E
S

C
R

I
P

T
I
O

N
B

Y

W
W

W
.
D

O
W

L
.
C

O
M

7
2
0
 
S

W
 
W

a
s
h
i
n
g
t
o
n
 
S

t
r
e
e
t
,
 
#
7
5
0

P
o
r
t
l
a
n
d
,
 
O

r
e
g
o
n
 
9
7
2
0
5

9
7
1
-
2
8
0
-
8
6
4
1

 DOWL 2019

c

L
O

C
A

T
E

D
 
I
N

 
T

H
E

 
N

O
R

T
H

E
A

S
T

 
1

/
4

 
 
O

F
 
S

E
C

T
I
O

N
 
2

2
,

T
O

W
N

S
H

I
P

 
0

1
 
S

O
U

T
H

,
 
R

A
N

G
E

 
0

1
 
E

A
S

T
 
O

F
 
T

H
E

 
W

I
L

L
A

M
E

T
T

E
 
M

E
R

I
D

I
A

N
,

C
I
T

Y
 
O

F
 
P

O
R

T
L

A
N

D
,
 
M

U
L

T
N

O
M

A
H

 
C

O
U

N
T

Y
,
 
O

R
E

G
O

N

M
A

T
C

H
L

I
N

E
,
 
S

E
E

 
S

H
E

E
T

 
L

3
.
0

 
B

E
L

O
W

M
A

T
C

H
L

I
N

E
,
 
S

E
E

 
 
S

H
E

E
T

 
L

3
.
0

 
A

B
O

V
E

CONSTRUCT STANDARD 6" CONCRETE CURB. CONTRACTOR TO SAWCUT OUT EXISTING

ASPHALT TO INSTALL NEW CURB LINE AND LANDSCAPE ISLAND. REMOVE ASPHALT IN

ISLAND SECTION AND DISPOSE OF OFF-SITE. INSTALL ASPHALT TO NEW CURB LINE

FROM SAWCUT. CONTRACTOR TO PROVIDE POSITIVE DRAINAGE AROUND ALL

CONSTRUCTED CURB ISLANDS. ENSURE NO PONDING AT NEW CURB LINE AND INSTALL

2' WIDE FLUSH CURB SECTIONS WHERE NECESSARY. SEE DETAIL ON SHEET L1.1.
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5

INSTALL 6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE.  SEE DETAIL SHEET L3.1.
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6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE

SOUTH MACADAM AVENUE
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INSTALL BOLLARDS, MATCH EXISTING BOLLARDS TO REMAIN (2 REQUIRED).

6

5

8

8

8

7

INSTALL ASPHALT PAVING, MATCH ADJACENT.

7

7

7

7

8

INSTALL 6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE & GATES (F2) WITH BARBED

WIRE TOP NO LESS THAN 6" ABOVE TOP RAIL.  SEE SIMILAR DETAIL SHEET L3.1.
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EXISTING TREE TO REMAIN CONTRACTOR TO PROTECT IN PLACE

TREES
ITEM SIZE QTY. MATURE SIZE (H X W) / COMMENTS

PLANT MATERIALS LEGEND

SHRUBS & ACCENTS
ITEM SIZE QTY. MATURE SIZE (H X W) / COMMENTS

NYSSA SYLVATICA

BLACK TUPELO

1-1/2" CAL / B&B

AS SHOWN

9 35' H X 25' W / MEDIUM / 4' PLANTER

4' BRANCHING HT / POWER LINES

ZELKOVA SERRATA 'JFS-KW1'

CITY SPRITE ZELKOVA

1-1/2" CAL / B&B

AS SHOWN

13 25' H X 20' W / SMALL / 3' PLANTER

6' BRANCHING HT / POWER LINES

STYRAX JAPONICUS 'JFS-D'

SNOWCONE JAPANESE SNOWBELL

1-1/2" CAL / B&B

AS SHOWN

12 25' H X 20' W / SMALL / 3' PLANTER

6' BRANCHING HT / POWER LINES

THUJA PLICATA 'HOGAN

HOGAN WESTERN RED CEDAR

5' - 6' HT / B&B

AS SHOWN

4 50' H  X 15' W / SMALL / 6' PLANTER

EVERGREEN COLUMNAR

AMELANCHIER X 'AUTUMN BRILLIANCE'

AUTUMN BRILLIANCE SERVICEBERRY

1-1/2" CAL / B&B

AS SHOWN

9 25' H X 20' W / SMALL / 3' PLANTER

6' BRANCHING HT / POWER LINES

ABELIA 'EDWARD GOUCHER'

EDWARD GOUCHER ABELIA

5 GAL CONT

4'-0" OC

33 6' H X  6' W / EVERGREEN

DROUGHT TOLERANT

ARBUTUS UNEDO 'COMPACTA'

COMPACT STRAWBERRY TREE

5 GAL CONT

4'-0" OC

51 6' H X 5' W / EVERGREEN

DROUGHT TOLERANT

LIGUSTRUM JAPONICUM 'TEXANUM'

WAXLEAF PRIVET

5 GAL CONT

4'-0" OC

54 8' H X 6' W / GLOSSY EVERGREEN

PT - FULL SUN / DROUGHT TOLERANT

MYRICA CALIFORNICA

PACIFIC WAX MYRTLE

5 GAL CONT

4'-0" OC

32 10' H X 6' W / HIGH SCREEN SHRUB

PDX NATIVE / EVERGREEN

GROUNDCOVERS & MISC
ITEM SIZE QTY. MATURE SIZE (H X W)

MAHONIA REPENS

CREEPING MAHONIA

1 GAL

2'-0" OC

2,150 SF

622 PLANTS

18" H X 3' W / EVERGREEN

PNW NATIVE / SUN - PT SHADE

EXISTING SHRUB TO REMAIN CONTRACTOR TO PROTECT IN PLACE

ARCTOSTAPHYLOS UVA-URSI 'MASS.'

MASS KINNIKINICK

1 GAL

2'-0" OC

2,100 SF

607 PLANTS

9" H X 3' W / EVERGREEN

NATIVE / DROUGHT TOLERANT

LAWN TURF 'JB SIGNATURE' SOD

JB INSTANT LAWN, SILVERTON, OR

FILL AREA
2,815 SF

THREE-WAY PERENNIAL RYEGRASS

CISTUS X PULVERULENTUS 'SUNSET'

MAGENTA ROCK ROSE

2 GAL CONT

3'-0" OC

6
2' H X 4' W / EVERGREEN

FULL SUN / DROUGHT TOLERANT

PENNISETUM A. 'HAMELN'

HAMELN FOUNTAIN GRASS

2 GAL CONT

30" OC

12
30" H X 30" W

CARPINUS BETULUS 'FASTIGIATA'

PYRAMIDAL EUROPEAN HORNBEAM

1-1/2" CAL / B&B

AS SHOWN

25 35' H X 25' W / SMALL / 4' PLANTER

5' BRANCHING HT / DROUGHT TOLERANT

DECORATIVE ROCK BAND @ BUILDING

VALLEY LANDSCAPE CENTER

18" X 6" 

3/16" X 4" X 16'

675 SF

13 CY

460 LF

WASHED RIVER ROCK, SIZE 2" - 3"

TUALATIN, 503-692-0606

SURE-LOC STEEL EDGING

15" STEEL STAKES, COLOR BLACK

CONCRETE TO HAVE A BREAKING STRENGTH OF 3,500 PSI AFTER 28 DAYS.

BASE ROCK TO BE 2"-0" OR 3/4"-0" COMPACTED TO 95% OF AASHTO

T-99 AND SHALL BE TO SUBGRADE, STREET STRUCTURE, OR 4" IN DEPTH,

B. MATERIAL TO BE PRE-MOLDED, ASPHALT IMPREGNATED, NON EXTRUDING,

5) AT LOCATIONS NECESSARY TO LIMIT SPACING TO 45 FEET.

1/8" SLOPE TO FRONT

B. THE DEPTH OF THE JOINT SHALL BE AT LEAST 1-1/2 INCHES.

4) AT EACH END OF DRIVEWAYS.

CONTRACTION JOINTS.

A. SPACING TO BE NOT MORE THAN 15 FEET.

WHICHEVER IS GREATER.

WITH A THICKNESS OF 1/2 INCH.

EXPANSION JOINTS.

A. TO BE PROVIDED:

2) AT EACH COLD JOINT.

1) AT EACH POINT OF TANGENCY OF THE CURB.

3) AT EACH SIDE OF INLET STRUCTURES.

4.

3.

2.

1.

6" CURB EXPOSURE

BASE COURSE

AC PAVEMENT

NOTES:

1
6

"

8 3/4"

1" RADIUS

6"

1/2" RADIUS

STANDARD CURB DETAIL

NOT TO SCALE

STANDARD CURB
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L3.1

6' HIGH 100% FULLY SITE-OBSCURING SOLID WOOD FENCE (F2)

SCALE: NOT TO SCALE
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ID R330299 / 1S1E22AC-00200

OREGON PUBLIC BROADCASTING

7140 SOUTH MACADAM AVENUE

53,268 SF (1.223 AC)

ZONING CS
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ID R330327 / 1S1E22AC-00100

TRI-COUNTY METROPOLITAN TRANSPORTATION

WILLAMETTE SHORE TROLLEY RAIL TRACKS

STRUCTURED PARKING

LOWER LEVEL / UPPER LEVEL

Notes:

1. Map information based on preliminary Topographic Survey provided by S&F Land Services, dated

March 29, 2019.  Dowl has not verified accuracy of this information.

SITE PLAN GENERAL NOTES:

1. PLANT LEGEND & DETAILS: SEE SHEET L1.1.

2. MULCH: ALL PLANTING AREAS SHALL BE MULCHED WITH 3" MIN DEPTH BARK MULCH,

FRESH FIR MEDIUM GRIND.

3. IRRIGATION: ALL PROPOSED PLANT MATERIALS SHALL BE WATERED (MAY TO OCTOBER)

& MAINTAINED FOR A MINIMUM OF TWO (2) FULL GROWING SEASONS AFTER THE DATE

OF PLANTING INSTALLATION.  TREES SHALL BE WATERED AT A RATE OF 15 GALLONS

PER TREE ONCE PER WEEK, SHRUBS & GROUNDCOVERS AT A RATE OF 1" PER WEEK TO

MAINTAIN VIGOROUS HEALTHY GROWTH.

DOORDOOR DOOR

Legend

Project Boundary

Contour - 1' Interval

500

ID R273083 / 1S1E22A -00800

OREGON PUBLIC BROADCASTING

NEC/ NEVADA & SOUTH MACADAM AVE

9,267 SF (0.213 AC )

ZONING CS

Development Information

GROSS AREA: R330299, R273083 =  62,535 SF (1.436 AC)

DEVELOPMENT STANDARDS: CITY OF PORTLAND

ZONING BASE: STOREFRONT COMMERCIAL (CS)

LANDSCAPING AND SCREENING: (CHAPTER 33.248)

L2 LOW SCREEN:

TREES = 1 LG / 30 LF, 1 MD / 22 LF, 1 SM / 15 LF

SHRUBS (EVERGREEN) = 3' HT SCREEN WI/ 3 YRS

GROUNDCOVER PLANTS = FULL COVER WI/ 3 YRS

P1 PARKING LOT INTERIOR:

TREES (20% EVERGREEN) = LG / 4 SPACES (150 SF MIN)

= MD / 3 SPACES (75 SF MIN)

= SM / 2 SPACES (50 SF MIN)

SHRUBS = 1.5 SHRUBS / SPACE

GROUNDCOVER PLANTS = FULL COVER WI/ 3 YRS

PARKING AND LOADING: (CHAPTER 33.266)

PARKING LANDSCAPE @ STREET = 5' L2

TREES IN DEVELOPMENT SITUATIONS: (CHAPTER 11.50)

TREE PRESERVATION STANDARDS = EXEMPT

ON-SITE TREE DENSITY STANDARDS = EXEMPT

TREE RETAINED 1.5" < 6" DIA = SMALL TREE

TREE RETAINED 6" + = MEDIUM TREE + 6" INCREMENTS

TECHNICAL SPECS: (CHAPTER 11.60)

TREE SIZE ON-SITE = 1-1/2" CAL (5' HT CONIFER)

PROPOSED DEVELOPMENT:

SURFACE PARKING EXISTING = 30 SPACES

PARKING PERIMETER LANDSCAPE = 5' L2

PARKING INTERIOR LANDSCAPE = 1,433 SF (1,350 SF REQ)

PARKING INTERIOR TREES:

SMALL: 2 SPACES x 9 TREES = 18 SPACES

MEDIUM: 3 SPACES x 4 TREES = 12 SPACES

TOTAL PROPOSED INTERIOR = 30 SPACES (30 REQ)

EVERGREEN DIVERSITY (3/13) = 23% (20% REQ)

PARKING INTERIOR SHRUBS = 45 SHRUBS (45 SHRUBS REQ)

EXISTING LOADING

EXISTING

SURFACE

PARKING

ID R330300 / 1S1E22A -00900

CITY OF PORTLAND

WILLAMETTE PARK

ZONING OS

ID R167126 /

1S1E22AC-300

ZONING CS

SATELLITE ANTENNAS

465 LF FRONTAGE = 18 SMALL + 9 MEDIUM TREES OR 468 LF PROPOSED

EXISTING MONUMENT SIGN

100 LF = 7 SMALL TREES OR 105 LF PROPOSED

SITE CONSTRUCTION NOTES

CONSTRUCT STANDARD 6" CONCRETE CURB. CONTRACTOR TO SAWCUT OUT EXISTING

ASPHALT TO INSTALL NEW CURB LINE AND LANDSCAPE ISLAND. REMOVE ASPHALT IN

ISLAND SECTION AND DISPOSE OF OFF-SITE. INSTALL ASPHALT TO NEW CURB LINE

FROM SAWCUT. CONTRACTOR TO PROVIDE POSITIVE DRAINAGE AROUND ALL

CONSTRUCTED CURB ISLANDS. ENSURE NO PONDING AT NEW CURB LINE AND INSTALL

2' WIDE FLUSH CURB SECTIONS WHERE NECESSARY. SEE DETAIL ON SHEET L1.1.

1

PAINT RED NO PARKING ON CURB. PROVIDE (2) COATS OF PAINT MINIMUM.2

R

1

8

'

1

5
'
 
L
2
 
P

A
R

K
I
N

G

P
E

R
I
M

E
T

E
R

L
A

N
D

S
C

A
P

E

B
U

F
F

E
R

 
(
T

Y
P

)

EXISTING

SURFACE

PARKING

5' L2 PARKING PERIMETER

LANDSCAPE BUFFER (TYP)

5
'
 
L
2
 
P

A
R

K
I
N

G
 
P

E
R

I
M

E
T

E
R

L
A

N
D

S
C

A
P

E
 
B

U
F

F
E

R
 
(
T

Y
P

)

P1 PARKING INTERIOR

LANDSCAPE (TYP)

PAINT BLACK STRIPING ON ASPHALT TO REMOVE EXISTING PARKING. PROVIDE (2)
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REINSTALL 4" WIDE PARKING STRIPE TO ORIGINAL CONDITION (TYP), MATCH EXISTING

ADJACENT COLOR.  PROVIDE (2) COATS OF PAINT MINIMUM.
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CONSTRUCT STANDARD 6" CONCRETE CURB. CONTRACTOR TO SAWCUT OUT EXISTING

ASPHALT TO INSTALL NEW CURB LINE AND LANDSCAPE ISLAND. REMOVE ASPHALT IN

ISLAND SECTION AND DISPOSE OF OFF-SITE. INSTALL ASPHALT TO NEW CURB LINE

FROM SAWCUT. CONTRACTOR TO PROVIDE POSITIVE DRAINAGE AROUND ALL

CONSTRUCTED CURB ISLANDS. ENSURE NO PONDING AT NEW CURB LINE AND INSTALL

2' WIDE FLUSH CURB SECTIONS WHERE NECESSARY. SEE DETAIL ON SHEET L1.1.
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INSTALL 6' HIGH 100% SITE-OBSCURING SOLID WOOD FENCE.  SEE DETAIL SHEET L3.1.
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6' HIGH SOLID WOOD FENCE

SOUTH MACADAM AVENUE
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EXISTING TREE TO REMAIN CONTRACTOR TO PROTECT IN PLACE

TREES
ITEM SIZE QTY. MATURE SIZE (H X W) / COMMENTS

PLANT MATERIALS LEGEND

SHRUBS & ACCENTS
ITEM SIZE QTY. MATURE SIZE (H X W) / COMMENTS

NYSSA SYLVATICA

BLACK TUPELO

1-1/2" CAL / B&B

AS SHOWN

9 35' H X 25' W / MEDIUM / 4' PLANTER

4' BRANCHING HT / POWER LINES

ZELKOVA SERRATA 'JFS-KW1'

CITY SPRITE ZELKOVA

1-1/2" CAL / B&B

AS SHOWN

14 25' H X 20' W / SMALL / 3' PLANTER

6' BRANCHING HT / POWER LINES

STYRAX JAPONICUS 'JFS-D'

SNOWCONE JAPANESE SNOWBELL

1-1/2" CAL / B&B

AS SHOWN

17 25' H X 20' W / SMALL / 3' PLANTER

6' BRANCHING HT / POWER LINES

THUJA PLICATA 'HOGAN

HOGAN WESTERN RED CEDAR

5' - 6' HT / B&B

AS SHOWN

5 50' H  X 15' W / SMALL / 6' PLANTER

EVERGREEN COLUMNAR

AMELANCHIER X 'AUTUMN BRILLIANCE'

AUTUMN BRILLIANCE SERVICEBERRY

1-1/2" CAL / B&B

AS SHOWN

15 25' H X 20' W / SMALL / 3' PLANTER

6' BRANCHING HT / POWER LINES

ABELIA 'EDWARD GOUCHER'

EDWARD GOUCHER ABELIA

5 GAL CONT

4'-0" OC

20 6' H X  6' W / EVERGREEN

DROUGHT TOLERANT

ARBUTUS UNEDO 'COMPACTA'

COMPACT STRAWBERRY TREE

5 GAL CONT

4'-0" OC

30 6' H X 5' W / EVERGREEN

DROUGHT TOLERANT

LIGUSTRUM JAPONICUM 'TEXANUM'

WAXLEAF PRIVET

5 GAL CONT

4'-0" OC

39 8' H X 6' W / GLOSSY EVERGREEN

PT - FULL SUN / DROUGHT TOLERANT

MYRICA CALIFORNICA

PACIFIC WAX MYRTLE

5 GAL CONT

4'-0" OC

13 10' H X 6' W / HIGH SCREEN SHRUB

PDX NATIVE / EVERGREEN

GROUNDCOVERS & MISC
ITEM SIZE QTY. MATURE SIZE (H X W)

MAHONIA REPENS

CREEPING MAHONIA

1 GAL

2'-0" OC

1,605 SF

464 PLANTS

18" H X 3' W / EVERGREEN

PNW NATIVE / SUN - PT SHADE

EXISTING SHRUB TO REMAIN CONTRACTOR TO PROTECT IN PLACE

ARCTOSTAPHYLOS UVA-URSI 'MASS.'

MASS KINNIKINICK

1 GAL

2'-0" OC

2,205 SF

637 PLANTS

9" H X 3' W / EVERGREEN

NATIVE / DROUGHT TOLERANT

DECORATIVE ROCK

VALLEY LANDSCAPE CENTER

FILL AREA 675 SF

6" DEPTH

13 CY

MEXICAN BEACH PEBBLE, SIZE 2" - 3"

SMOOTH GUN GREY DRY / BLACK WET

TUALATIN, 503-692-0606

LAWN TURF 'JB SIGNATURE' SOD

JB INSTANT LAWN, SILVERTON, OR

FILL AREA
3,200 SF

THREE-WAY PERENNIAL RYEGRASS

CISTUS X PULVERULENTUS 'SUNSET'

MAGENTA ROCK ROSE

2 GAL CONT

3'-0" OC

13
2' H X 4' W / EVERGREEN

FULL SUN / DROUGHT TOLERANT

PENNISETUM A. 'HAMELN'

HAMELN FOUNTAIN GRASS

2 GAL CONT

30" OC

21
30" H X 30" W

CONCRETE TO HAVE A BREAKING STRENGTH OF 3,500 PSI AFTER 28 DAYS.

BASE ROCK TO BE 2"-0" OR 3/4"-0" COMPACTED TO 95% OF AASHTO

T-99 AND SHALL BE TO SUBGRADE, STREET STRUCTURE, OR 4" IN DEPTH,

B. MATERIAL TO BE PRE-MOLDED, ASPHALT IMPREGNATED, NON EXTRUDING,

5) AT LOCATIONS NECESSARY TO LIMIT SPACING TO 45 FEET.

1/8" SLOPE TO FRONT

B. THE DEPTH OF THE JOINT SHALL BE AT LEAST 1-1/2 INCHES.

4) AT EACH END OF DRIVEWAYS.

CONTRACTION JOINTS.

A. SPACING TO BE NOT MORE THAN 15 FEET.

WHICHEVER IS GREATER.

WITH A THICKNESS OF 1/2 INCH.

EXPANSION JOINTS.

A. TO BE PROVIDED:

2) AT EACH COLD JOINT.

1) AT EACH POINT OF TANGENCY OF THE CURB.

3) AT EACH SIDE OF INLET STRUCTURES.

4.

3.

2.

1.

6" CURB EXPOSURE

BASE COURSE

AC PAVEMENT

NOTES:

1
6

"

8 3/4"

1" RADIUS

6"

1/2" RADIUS

STANDARD CURB DETAIL

NOT TO SCALE

STANDARD CURB
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6' HIGH 100% SITE-OBSCURING SOLID WOOD FENCE
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1. Map information based on Topographic Survey provided by S&F Land

Services, dated July 16, 2021.  Dowl has not verified accuracy of this

information.
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SAWCUT AND DEMO ASPHALT PAVING AND BASEROCK.1
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LOWER LEVEL

EXISTING

BUILDING

EXISTING TRASH & RECYCLING

AREA (UNDER PARKING
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STRUCTURED PARKING LOWER LEVEL PLAN

SCALE: 1" = 20'
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EXISTING TRANSFORMER
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TOP & PRIVACY SLATS.

7
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EXISTING BIKE

ROOM

EXISTING SIGN ON

PARKING STRUCTURE

STRUCTURED PARKING

LOWER LEVEL PLAN, SEE

DETAIL BELOW.

PROPOSED TREE PROTECTION ZONE, SEE

COP TREE PROTECTION SPECIFICATIONS

11.60.030.  (6' HIGH ORANGE PLASTIC FENCE

SECURED TO GROUND WITH 8' METAL POSTS,
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SOUTH MACADAM AVENUE

TREE - DECIDUOUS

TREE - CONIFER

LEGEND

EXISTING RIGHT OF WAY

EXISTING BOUNDARY LINE

EASEMENT

EXISTING 5' CONTOUR

EXISTING 1' CONTOUR

PROPOSED 5' CONTOUR

PROPOSED 1' CONTOUR

XXXX

PROPOSED PERIMETER EROSION CONTROL

PROPOSED INLET PROTECTION

PROPOSED CONCRETE WASHOUT

PROPOSED GRAVEL CONSTRUCTION

ENTRANCE

PROPOSED STOCKPILE AREA

PROPOSED STAGING AREA

WORKING AND EQUIPMENT

STAGING AREA

STOCKPILE AREA

ON-SITE TREE DEMO

CONSTRUCTION

INGRESS / EGRESS

PROPOSED TREE PROTECTION ZONE, SEE

COP TREE PROTECTION SPECIFICATIONS

11.60.030.  (6' HIGH ORANGE PLASTIC FENCE

SECURED TO GROUND WITH 8' METAL POSTS,

SIGNAGE DESIGNATING THE PROTECTION

ZONE AND PENALTIES FOR VIOLATIONS

SHALL BE SECURED IN A PROMINENT

LOCATION ON EACH PROTECTION FENCE)

CONSTRUCTION

EGRESS

CONCRETE WASHOUT

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X

X

X

X

X

X

X
X

XX
XX

XX
XX

XX
XX

XX
XX

XX
XX

XX
XX

XX
XX

XX

XX XX XX XX XX XX XX XX XX XX XX XX XX XX XX XX XX XX

INSTALL PERIMETER EROSION

CONTROL TO EXTENT OF WORK (TYP)

INLET PROTECTION

INLET PROTECTION

INLET PROTECTION

STRUCTURED PARKING LOWER

LEVEL PLAN, SEE DETAIL BELOW.

EXISTING BIKE

ROOM

STRUCTURED PARKING

LOWER LEVEL

EXISTING

BUILDING

STRUCTURED PARKING LOWER LEVEL PLAN

SCALE: 1" = 20'

PERMISSIBLE ROOT PROTECTION ZONE ENCROACHMENTS

EXISTING TRASH & RECYCLING AREA

(UNDER PARKING STRUCTURE OVERHANG)

INLET PROTECTION

INLET PROTECTION

INLET PROTECTION

INLET PROTECTION

X
X

X
X

X
X

XX

XX

XX

XXXXXX

XX

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

X

INSTALL PERIMETER EROSION

CONTROL TO EXTENT OF WORK (TYP)

XX XX XX XX XX XX XX XX XX XX XX

INSTALL PERIMETER EROSION

CONTROL TO EXTENT OF WORK (TYP)

INSTALL PERIMETER EROSION

CONTROL TO EXTENT OF WORK (TYP)

X
X

XX
XX

XX
XX

XX
XX

XX

X
X

X
X

X
X

X
X

X
X

X
X

XXXXXXXXXXXXXX

X
X

X
X

X
X

TREE PROTECTION ZONE

PROPOSED STORMWATER

FACILITY

PROPOSED STORMWATER

FACILITY (TYP)

INLET PROTECTION

LU 21-012866 DZM GW
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EXISTING TREE TO REMAIN CONTRACTOR TO PROTECT IN PLACE

TREES
ITEM SIZE QTY. MATURE SIZE (H X W) / COMMENTS

PLANT MATERIALS LEGEND

SHRUBS & ACCENTS
ITEM SIZE QTY. MATURE SIZE (H X W) / COMMENTS

STYRAX JAPONICUS 'JFS-D'

SNOWCONE JAPANESE SNOWBELL

1-1/2" CAL / B&B

AS SHOWN

12 25' H X 20' W / SMALL / 3' PLANTER

6' BRANCHING HT / POWER LINES

ABELIA 'EDWARD GOUCHER'

EDWARD GOUCHER ABELIA

5 GAL CONT

4'-0" OC

33 6' H X  6' W / EVERGREEN

DROUGHT TOLERANT

ARBUTUS UNEDO 'COMPACTA'

COMPACT STRAWBERRY TREE

5 GAL CONT

4'-0" OC

53 6' H X 5' W / EVERGREEN

DROUGHT TOLERANT

LIGUSTRUM JAPONICUM 'TEXANUM'

WAXLEAF PRIVET

5 GAL CONT

4'-0" OC

60 8' H X 6' W / GLOSSY EVERGREEN

PT - FULL SUN / DROUGHT TOLERANT

MYRICA CALIFORNICA

PACIFIC WAX MYRTLE

5 GAL CONT

4'-0" OC

39 10' H X 6' W / HIGH SCREEN SHRUB

PDX NATIVE / EVERGREEN

GROUNDCOVERS & MISC
ITEM SIZE QTY. MATURE SIZE (H X W)

MAHONIA REPENS

CREEPING MAHONIA

1 GAL

2'-0" OC

4,876 SF

1,410 PLANTS

18" H X 3' W / EVERGREEN

PNW NATIVE / SUN - PT SHADE

EXISTING SHRUB TO REMAIN CONTRACTOR TO PROTECT IN PLACE

ARCTOSTAPHYLOS UVA-URSI 'MASS.'

MASS KINNIKINICK

1 GAL

2'-0" OC

3,049 SF

882 PLANTS

9" H X 3' W / EVERGREEN

NATIVE / DROUGHT TOLERANT

CISTUS X PULVERULENTUS 'SUNSET'

MAGENTA ROCK ROSE

2 GAL CONT

3'-0" OC

6
2' H X 4' W / EVERGREEN

FULL SUN / DROUGHT TOLERANT

PENNISETUM A. 'HAMELN'

HAMELN FOUNTAIN GRASS

2 GAL CONT

30" OC

20
30" H X 30" W

DECORATIVE ROCK BAND @ BUILDING

VALLEY LANDSCAPE CENTER

18" X 6" 

3/16" X 4" X 16'

675 SF

13 CY

460 LF

WASHED RIVER ROCK, SIZE 2" - 3"

MIRAFI 140 N NON-WOVEN GEO-TEXTILE

TUALATIN, 503-692-0606
SURE-LOC STEEL EDGING

15" STEEL STAKES, COLOR BLACK

QUERCUS ROBUR X BICO 'NADLER'

KINDRED SPIRIT OAK

1-1/2" CAL / B&B

AS SHOWN

2 30' H X 6' W / SMALL / TIGHTLY COLUMNAR

5' BRANCHING HT / DROUGHT TOLERANT

ILEX CRENATA 'SKY PENCIL'

SKY PENCIL JAPANESE HOLLY

3' - 4' HT / B&B

2'-0" OC

56 8' H  X 3' W / HIGH SCREEN SHRUB

EVERGREEN

MISCANTHUS 'PURPURASCENS'

AUTUMN FLAME GRASS

2 GAL CONT

2'-6" OC

40 5' H X 3' W / UPRIGHT 

BRILLIANT RED-ORANGE FALL COLOR

ZELKOVA SERRATA 'MUSASHINO'

MUSASHINO COLUMNAR ZELKOVA

1-1/2" CAL / B&B

AS SHOWN

13 45' H X 15' W / SMALL / 4' PLANTER

5' BRANCHING HT / NARROW VASE

PARROTIA PERSICA 'VANESSA'

VANESSA PERSIAN PARROTIA

1-1/2" CAL / B&B

AS SHOWN

12 40' H X 20' W / SMALL / 4' PLANTER

5' BRANCHING HT / POWER LINES

NYSSA SYLVATICA 'JFS-RED'

FIRESTARTER TUPELO

1-1/2" CAL / B&B

AS SHOWN

9 35' H X 18' W / MEDIUM / 4' PLANTER

5' BRANCHING HT / CENTRAL LEADER

CARPINUS BETULUS 'FASTIGIATA'

PYRAMIDAL EUROPEAN HORNBEAM

1-1/2" CAL / B&B

AS SHOWN

17 35' H X 25' W / SMALL / 4' PLANTER

5' BRANCHING HT / DROUGHT TOLERANT

LAGERSTROEMIA X 'TUSCARORA'

TUSCARORA CRAPE MYRTLE

1-1/2" CAL / B&B

MULTI-STEM

1 15' H X 15' W / SMALL / 3' PLANTER

5' MIN BRANCHING HT / POWER LINES

CALOCEDRUS DECURRENS

INCENSE CEDAR

6' - 7' HT / B&B

1.75" CAL

5 100' H X 30' W / MEDIUM / 6' PLANTER

NATIVE EVERGREEN / ZONE A/B

RHAMNUS (FRANGULA) PURSHIANA

CASCARA

1-1/2" CAL / B&B

AS SHOWN

5 30' H X 25' W / SMALL / 4' PLANTER

PDX NATIVE / WET TOLERANT / POWER LINES

GROUNDCOVERS
ITEM SIZE QTY. POTENTIAL HEIGHT / PLANTING ZONE

STORMWATER FACILITY PLANT MATERIALS:

CAREX OBNUPTA

SLOUGH SEDGE

1 GAL CONT

80 / 100 SF

100 SF

80 TOTAL 

PNW NATIVE

48" H / ZONE A / SUN - PART SHADE

JUNCUS PATENS

SPREADING RUSH

1 GAL CONT

80 / 100 SF

97 SF

78 TOTAL 

PNW NATIVE

36" H / ZONE A / SUN - PART SHADE

STORMWATER FACILITIES (PDX STORMWATER MANAGEMENT MANUAL):

MAINTENANCE = 2-YEAR (CHAPTER 3)

STORMWATER FACILITY = FLAT-BOTTOM RAIN GARDEN

ZONE A TOTAL = 197 SF

ZONE A HERBACEOUS (80 / 100 SF) = 158 PLANTS (158 PLANTS REQ)

158 TOTAL
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L3.1

6' HIGH 100% FULLY SITE-OBSCURING SOLID WOOD FENCE (F2)

SCALE: NOT TO SCALE

HAMELN FOUNTAIN GRASS

PYRAMIDAL EUROPEAN HORNBEAM

SNOWCONE JAPANESE SNOWBELL

FIRESTARTER TUPELO

AUTUMN FLAME GRASS

TUSCARORA CRAPE MYRTLE

VANESSA PERSIAN PARROTIA KINDRED SPIRIT OAK

INCENSE CEDAR MUSASHINO COLUMNAR ZELKOVA

SKY PENCIL JAPANESE HOLLY

EXTERIOR BUILDING WALL

OR CONCRETE WALK

6" LAYER DECORATIVE ROCK

18"

TOPSOIL

EXISTING SUBGRADE

GEO-TEXTILE FABRIC:

WRAP SIDES AND BOTTOM

OF ROCK LAYER.

STEEL EDGING, SET 1/2" MAX

ABOVE FINISHED GRADE.

SECURE W/ 5 STAKES PER

SECTION & 2 EACH JOINT.

WATERPROOFING MATERIAL

PLANT MATERIALS

OR LAWN

DECORATIVE ROCK BORDER DETAIL

SCALE: NOT TO SCALE

CASCARA

LU 21-012866 DZM GW
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SITE RENDERING - ART SHOWN IS FOR EXAMPLE ONLY AND DOES NOT REFLECT PROPOSED ART.  ARTIST SELECTION TO BE COORDINATED BY RACC

SCALE: NOT TO SCALE
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ID R330299 / 1S1E22AC-00200

OREGON PUBLIC BROADCASTING

7140 SOUTH MACADAM AVENUE

53,268 SF (1.223 AC)

ZONING CM2 (CS)

SO
UTH M

ACADAM
 AVENUE
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ID R330327 / 1S1E22AC-00100

TRI-COUNTY METROPOLITAN TRANSPORTATION

WILLAMETTE SHORE TROLLEY RAIL TRACKS

STRUCTURED PARKING

UPPER LEVEL

Notes:

1. Map information based on Topographic Survey provided by S&F Land Services,

dated July 6, 2021.  Dowl has not verified accuracy of this information.

SITE PLAN GENERAL NOTES:

1. THIS APPLICATION IS VESTED TO THE ZONING IN EFFECT ON SEPTEMBER

15, 2017, THE DATE OF THE ORIGINAL BUILDING PERMIT SUBMITTAL

(17-241-498 CO) THAT TRIGGERED NONCONFORMING UPGRADES.

1. PLANT LEGEND & DETAILS: SEE SHEET L3.1.

2. MULCH: ALL PLANTING AREAS SHALL BE MULCHED WITH 3" MIN DEPTH BARK

MULCH, FRESH FIR MEDIUM GRIND.

3. IRRIGATION: ALL PROPOSED PLANT MATERIALS SHALL BE WATERED (MAY

TO OCTOBER) & MAINTAINED FOR A MINIMUM OF TWO (2) FULL GROWING

SEASONS AFTER THE DATE OF PLANTING INSTALLATION.  TREES SHALL BE

WATERED AT A RATE OF 15 GALLONS PER TREE ONCE PER WEEK, SHRUBS

& GROUNDCOVERS AT A RATE OF 1" PER WEEK TO MAINTAIN VIGOROUS

HEALTHY GROWTH.

DOORDOOR DOOR

Legend

Project Boundary

Contour - 1' Interval
500

ID R273083 / 1S1E22A -00800

OREGON PUBLIC BROADCASTING

NEC/ NEVADA & SOUTH MACADAM AVE

9,267 SF (0.213 AC )

ZONING CM2 (CS)

Development Information

GROSS AREA: R330299, R273083 =  62,535 SF (1.436 AC)

DEVELOPMENT STANDARDS: CITY OF PORTLAND

ZONING BASE: STOREFRONT COMMERCIAL (CS)

LANDSCAPING AND SCREENING: (CHAPTER 33.248)

L2 LOW SCREEN:

TREES = 1 LG / 30 LF, 1 MD / 22 LF, 1 SM / 15 LF

SHRUBS (EVERGREEN) = 3' HT SCREEN WI/ 3 YRS

GROUNDCOVER PLANTS = FULL COVER WI/ 3 YRS

P1 PARKING LOT INTERIOR:

TREES (20% EVERGREEN) = LG / 4 SPACES (150 SF MIN)

= MD / 3 SPACES (75 SF MIN)

= SM / 2 SPACES (50 SF MIN)

SHRUBS = 1.5 SHRUBS / SPACE

GROUNDCOVER PLANTS = FULL COVER WI/ 3 YRS

PARKING AND LOADING: (CHAPTER 33.266)

PARKING LANDSCAPE @ STREET = 5' L2

TREES IN DEVELOPMENT SITUATIONS: (CHAPTER 11.50)

TREE PRESERVATION STANDARDS = EXEMPT

ON-SITE TREE DENSITY STANDARDS = EXEMPT

TREE RETAINED 1.5" < 6" DIA = SMALL TREE

TREE RETAINED 6" + = MEDIUM TREE + 6" INCREMENTS

TECHNICAL SPECS: (CHAPTER 11.60)

TREE SIZE ON-SITE = 1-1/2" CAL (5' HT CONIFER)

PROPOSED DEVELOPMENT:

SURFACE PARKING EXISTING = 35 SPACES

PARKING PERIMETER LANDSCAPE = 5' L2

PARKING INTERIOR LANDSCAPE = 1,622 SF (1,575 SF REQ)

PARKING INTERIOR TREES:

MEDIUM: 3 SPACES x 4 TREES = 12 SPACES

SMALL: 2 SPACES x 14 TREES = 28 SPACES

TOTAL PROPOSED INTERIOR = 40 SPACES (35 REQ)

EVERGREEN DIVERSITY (4/18) = 22% (20% REQ)

PARKING INTERIOR SHRUBS = 78 SHRUBS (53 SHRUBS REQ)

EXISTING LOADING

EXISTING

SURFACE

PARKING

ID R330300 / 1S1E22A -00900

CITY OF PORTLAND

WILLAMETTE PARK

ZONING OS

ID R167126 /

1S1E22AC-300

ZONING CM2 (CS)

SATELLITE ANTENNAS

465 LF FRONTAGE = 18 SMALL + 9 MEDIUM TREES OR 468 LF PROPOSED

EXISTING MONUMENT SIGN

100 LF = 7 SMALL TREES OR 105 LF PROPOSED

SITE CONSTRUCTION NOTES
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PAINT RED NO PARKING ON CURB. PROVIDE (2) COATS OF PAINT MINIMUM.2

1

5
'
 
L
2
 
P

A
R

K
I
N

G

P
E

R
I
M

E
T

E
R

L
A

N
D

S
C

A
P

E

B
U

F
F

E
R

 
(
T

Y
P

)

EXISTING SURFACE

PARKING

5' L2 PARKING PERIMETER

LANDSCAPE BUFFER (TYP)

5
'
 
L
2
 
P

A
R

K
I
N

G
 
P

E
R

I
M

E
T

E
R

L
A

N
D

S
C

A
P

E
 
B

U
F

F
E

R
 
(
T

Y
P

)

P1 PARKING INTERIOR

LANDSCAPE (TYP)

PAINT BLACK STRIPING ON ASPHALT TO REMOVE EXISTING PARKING. PROVIDE (2)

COATS OF PAINT MINIMUM.
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ADJACENT COLOR.  PROVIDE (2) COATS OF PAINT MINIMUM.
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PROPOSED STANDARD 6" CONCRETE CURB. CONTRACTOR TO SAWCUT OUT EXISTING

ASPHALT TO INSTALL NEW CURB LINE AND LANDSCAPE ISLAND. REMOVE ASPHALT IN

ISLAND SECTION AND DISPOSE OF OFF-SITE. INSTALL ASPHALT TO NEW CURB LINE

FROM SAWCUT. CONTRACTOR TO PROVIDE POSITIVE DRAINAGE AROUND ALL

CONSTRUCTED CURB ISLANDS. ENSURE NO PONDING AT NEW CURB LINE AND INSTALL

2' WIDE FLUSH CURB SECTIONS WHERE NECESSARY.
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PROPOSED 6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE.  SEE DETAIL SHEET L3.1.
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6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE

SOUTH MACADAM AVENUE
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PROPOSED BOLLARDS, MATCH EXISTING BOLLARDS TO REMAIN.

6

8

8

7

PROPOSED ASPHALT PAVING, MATCH ADJACENT.

7

7

7

8

PROPOSED 6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE (F2) & GATES WITH

ANTI-CLIMB SECURITY BARRIER.  ANTI-CLIMB SECURITY BARRIER SHALL BE GALVANIZED

RAZOR CHANNEL W PROFILE SECURITY SPIKES OR APPROVED EQUAL.  INSTALL ON

SATELLITE SIDE CORNER OF 2" X 6" CEDAR TOP.  SEE SIMILAR DETAIL SHEET L3.1.

9

PROPOSED 2 SPACE SHORT-TERM BIKE RACK.

9

6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE 6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE 10'

10

PROPOSED FENCE AND ART MURAL, SEE SHEET L3.5

10

EXISTING SIGN ON

PARKING STRUCTURE

EXISTING BIKE

ROOM

1 2

STRUCTURED PARKING

LOWER LEVEL

EXISTING

BUILDING

1

2

7

5

4

EXISTING TRASH & RECYCLING AREA

(UNDER PARKING STRUCTURE OVERHANG)

STRUCTURED PARKING LOWER LEVEL PLAN

SCALE: 1" = 20'

22.5'
22.5'

STRUCTURED PARKING LOWER

LEVEL PLAN, SEE DETAIL BELOW.

EXISTING TRANSFORMER

EXISTING STAIRS

EXISTING STAIRS

8

11

PROPOSED STORMWATER PLANTER PER BES DWG SW-231, SEE SHEET L3.1 FOR LEGEND.

11

11

11

6

12

REMOVE AND REPLACE ALL EXISTING LIGHT FIXTURES ON THE EAST FACADE WITH IDA

CERTIFIED DARK SKY COMPLIANT LIGHT FIXTURE, LUXLOGIC LIGHTING MODEL WARRIOR

WALL PACK SERIES OR APPROVED EQUAL.

DARK SKY LIGHT FIXTURE, LUXLIGHTING

WARRIOR WALL PACK SERIES

12

12

12

12

12

12

12

12

13

13

CONTRACTOR TO INSPECT EXISTING CONCRETE WALL AND REPORT OVERALL CONDITION,

WALL DEPTH, AND FOOTING SIZE TO ENGINEER.

14

14

PROPOSED 8" C900 STORM PIPE.

ANTI-CLIMB SECURITY BARRIER

LU 21-012866 DZM GW
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Date: August 20, 2021 

From: Hannah Bryant, Land Use Services 
503-865-6520 / Hannah.Bryant@portlandoregon.gov

REQUEST FOR RESPONSE 

Case File: LU 21-012886 DZM GW 
Pre App:  PC # 20-121512 

This notice is being sent to all service and technical review agencies for their input on the 
proposal described below.  Neighborhood Associations also receive this advance notice via e-
mail.  Your timely response, as indicated below, will help the assigned planner determine if 
applicable approval criteria can be met, or what conditions might be required. 

 The approval criteria are listed below.  Although we are interested in any comments you
may have, please consider your response in terms of these criteria.

 All agencies are encouraged to use this as an opportunity to inform the applicant of any
additional requirements that may be imposed by your agency during building permit phase
– especially those that would significantly affect the proposal.

 Please note in your response which requirements are specifically associated with the
applicable land use review approval criteria, and which requirements you have the
independent authority to impose at time of building permits.

 Neighborhood Associations are encouraged to submit comments by the deadline noted
below.  To comment, you may write to Hannah Bryant at 1900 SW Fourth Ave., Suite 4500,
Portland, OR  97201.  You can also e-mail your comments to me at my e-mail address
identified above.  After the staff report is published, please submit your comments to the
Design Commission at 1900 SW Fourth Ave., Suite 4500, Portland, OR 97201 and fax them
to 503-823-5630.

The Bureau of Development Services recommendation will be published ten days before the 
scheduled hearing date.  You will also receive a Notice of Public Hearing for this proposal, with 
hearing date and time confirmed, mailed twenty days prior to the hearing. 

 Please send your response to BDS no later than:  Friday, September 10,
2021 – 21 days after the date of this RFR  (If I receive comments after this date,
I may not have enough time to include them in the staff report).

 We must publish our report by:  September 20, 2021
 A public hearing before the Design Commission is tentatively

scheduled for September 30, 2021; 1:30pm

LU 21-012886 DZM GW
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Request for Response for LU 21-012886 DZM GW – Non-Conforming Upgrades on Macadam 
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Applicant/Owner: Kyle Davis | Oregon Public Broadcasting Foundation 
7140 S Macadam Ave 
Portland, OR 97219-3013 
 

Architect: Read Stapleton | DOWL 
720 SW Washington Street, Suite 750 
Portland, OR 97205 

 
Site Address: 7140 S MACADAM AVE 

 
Legal Description: BLOCK 4 LOT 2&4, SOUTHERN PORTLAND; TL 200 1.24 ACRES, 

SECTION 22 1S 1E 
Tax Account No.: R780200010, R991220380 
State ID No.: 1S1E22A   00800, 1S1E22AC  00200 
Quarter Section: 3729 & 3730 
 
Neighborhood: South Portland NA., contact at board@southportlandna.org.  
Business District: South Portland Business Association, contact at 

info@southportlanddba.com.  
District Coalition: In care of Office of Community and Civic Life, contact Shuk Arifdjanov at 

shuk.arifdjanov@portlandoregon.gov.  
 
Plan District:   Macadam 
Other Designations: None 
Zoning: CM2 (MU-C)d g – Commercial Mixed-Use 2, with ‘Design’ and ‘River 

General’ overlay. 
 
Case Type: DZM GW – Design Review with Modification Review and Greenway 

Review 
Procedure: Type III, with a public hearing before the Design Commission.  The 

decision of the Design Commission can be appealed to City Council. 
 

Proposal: 
The applicant requests approval for a Design Review with Modifications and Greenway Review 
for upgrades to the Oregon Public Broadcasting (OPB) site located at 7140 South Macadam 
Avenue within tax lots 1S1E22AC-00200 and 1S1E22A-00800. These exterior site upgrades 
are proposed to comply with an ‘Option 2’ Nonconforming Development Assessment Covenant 
signed by both OPB and the City of Portland in 2017. Exterior upgrades proposed to the site 
are limited to those necessary to meet the applicant’s obligations identified in the Covenant, 
and include the following: 
 

· New landscape plantings across the site to meet interior and perimeter parking lot 
landscaping requirements, as well as along the site’s South Macadam Avenue frontage; 

· New sight-obscuring fencing along the site’s eastern boundary as well as on the north, 
south, and east side of the existing satellite dish and generator area; 

· Removal of four existing parallel parking spaces along the east side of the existing parking 
structure and replacement with landscape planter beds; and 

· New landscape planter strip along the site’s southern boundary adjacent to tax lot 
1S1E22AC-00300. 

 
Design Review is required because the site is located in the design overlay and non-exempt 
exterior alterations are proposed. A Type III Design Review process is required to consider 
removal of a condition of approval from the site’s original 1987 Design Review approval (DZ 15-
87) that required an approximately 3-foot landscape strip along the site’s eastern edge.  
 

mailto:board@southportlandna.org
mailto:info@southportlanddba.com
mailto:shuk.arifdjanov@portlandoregon.gov


Request for Response for LU 21-012886 DZM GW – Non-Conforming Upgrades on Macadam 
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Modifications are requested to three standards: 
 

1. Parking Area Setbacks and Landscaping - 33.266.130.G.2 – to allow a six-foot sight-
obscuring fence on the eastern property boundary in lieu of required landscaping meeting 
the L2 standard. 
2. Loading Standards – Placement, Setbacks and Landscaping - 33.266.310.E – to allow a 
six foot completely sight-obscuring fence in lieu of minimum landscaping requirements on 
the perimeter of the loading area. 
3. Fences – Locations and Heights - 33.130.270.C.1.a – to allow a six foot completely sight-
obscuring fence within ten feet of a street lot line in the location of the satellite dish 
enclosure. 
 
Greenway Review is required because the site is located in the river general overlay and 
exterior alterations to existing development are proposed.” 

 
Approval Criteria: 
In order to be approved, this proposal must comply with the approval criteria of Title 33, 
Portland Zoning Code.  The applicable approval criteria are: 
 
 Macadam Corridor Design Guidelines 

 
 
 

Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under 
the regulations in effect at the time the application was filed, provided that the application is 
complete at the time of filing, or complete within 180 days.  This application was filed on 
February 9, 2021 and determined to be complete on August 5, 2021.  
 
Enclosures:  Zoning Map, Site Plan 
 



 

 

 



 

 

 



Date: August 17, 2021 

To: Kyle Davis 
OREGON PUBLIC BROADCASTING FOUNDATION 
7140 South Macadam Ave 
Portland, OR 97219 
(503) 293-1999

From: Hannah Bryant 

RE: LU 21-012886 DZM  GW – Non-Conforming Upgrades on S. Macadam Ave.

Dear Kyle: 

I have received your application for a Design Review w/ Modifications GW at 7140 S 
MACADAM AVE.  Your application was deemed complete on August 5, 2021.  Your case 
number is given above; the hearing is scheduled for September 30, 2021; 1:30pm.  I am the 
planner handling your case, and can answer any questions you might have during the process. 

The Zoning Code requires you to post notice on the site of your proposal 30 days before the 
hearing.  The information below will help you do this.  If you did not pick up poster boards 
from the Development Services Center when you filed your application, please contact me at 
least 24 hours in advance so the posting boards can be prepared for you to pick up.  My phone 
number is (503) 865-6520 insert your number.  I am enclosing the notice that should be placed 
on the signs. 

A. Your site has 475 feet of frontage on South Macadam Avenue.  You must post 1 signs
along this street.  There must be at least one sign every 600 feet.

Your site has 100 feet of frontage on South Nevada Street.  You must post 1 signs along
this street.  There must be at least one sign every 600 feet.

B. These signs must be placed within 10 feet of the street frontage line, and must be visible
to pedestrians and motorists.  You may not post in the public right-of-way.

C. Because the hearing for your case is scheduled for September 30, 2021; 1:30pm, you
must post the notice by August 31, 2021, 30 days before the hearing.

D. A certification statement is enclosed, which you must sign and return.  The statement
affirms that you posted the site.  It also confirms your understanding that if you do not
post the notice by the date above, your hearing will be automatically postponed.  In
addition, time limits on our processing of your case will be waived.  You must return this
statement to us by September 16, 2021, 14 days before the hearing.

E. You should not remove the notice before the hearing, but it must be taken down within
two weeks after the final decision is made on your request.

Encl: Posting Notice 
Statement Certifying Posting 

cc: Application Case File 

LU 21-012886 DZM GW
D.2



 

 

Oregon Public Broadcasting Foundation *Kyle Davis* 
Applicant 
OREGON PUBLIC BROADCASTING FOUNDATION 
7140 South Macadam Ave 
Portland, OR 97219 
(503) 293-1999 
 
DATE:  ___________________________________ 
 
 
TO: Hannah Bryant 
 Bureau of Development Services 
 1900 SW Fourth Ave., Suite 5000 
 Portland, Oregon  97201 
 
 

APPLICANT’S STATEMENT CERTIFYING POSTING 
 

Case File LU 21-012886 
 
This certifies that I have posted notice on my site as required by the Zoning Code.  I 
understand that the hearing is scheduled for September 30, 2021; 1:30pm, and that I 
was required to post the property at least 30 days before the hearing. 
 
The required number of poster boards, with the notices attached, were set up on 
_________________________(date).  These were placed within 10 feet of the street frontage 
line so that they were visible to pedestrians and motorists. 
 
I understand that this form must be returned to the Bureau of Development Services no 
later than September 16, 2021, 14 days before the scheduled hearing.  I also understand 
that if I do not post the notices by 30 days before the hearing, or return this form by 14 
days before the hearing, my hearing will automatically be postponed.  I also understand 
this will result in a waiver of the time limits for processing my case. 
 
In addition, I understand that I may not remove the notices before the hearing, but am 
required to remove them within two weeks of the final decision on my request. 
 
 

___________________________________________ 
 Signature 
 
 ___________________________________________ 
 Print Name 
 
 ___________________________________________ 
 Address 
 
 ____________________________________________ 
 City/State/Zip Code 
 



 

Type III Land Use Review
OPB Non-Conforming Upgrades
 

WHEN THURSDAY, September 30, 2021 @ 1:30 PM 
(hearing start time –see Design Commission agenda for estimated project start time) 

WHERE https://www.portland.gov/bds/design-commission/events/2021/9/30/9-30-21-design-
commission-hearing-agenda 

REVIEW BY DESIGN COMMISSION CASE FILE 
LU 21-012886 DZM GW 
(EA 20-121512 PC) 

LAND USE 
REVIEW TYPE DESIGN REVIEW WITH MODIFICATIONS and GREENWAY REVIEW 

PROPOSAL 

Type III Design Review w/ Modifications and Greenway Review for the Oregon Public Broadcasting 
(OPB) site. Proposal includes landscape plantings and new fences. Modifications include: 

1. Parking Area Setbacks and Landscaping - to allow a six-foot sight-obscuring fence in lieu of
required landscaping meeting the L2 standard.

2. Loading Standards – Placement, Setbacks and Landscaping - to allow a six-foot sight-
obscuring fence in lieu of minimum landscaping requirements at loading area.

3. Fences – Locations and Heights - to allow a six foot completely sight-obscuring fence within
ten feet of a street lot line in the location of the satellite dish enclosure.

Greenway Review is required because the site is in the river general overlay. 

PROJECT INFO www.portlandoregon.gov/bds/dcagenda 

SITE LOCATION 7140 S. Macadam Avenue 
ZONING/ 
DESIGNATION CM2d g– Commercial Mixed-Use 2 with Design + River General overlays | Macadam Plan District 

QUESTIONS? 
BDS CONTACT 

Hannah Bryant, City Planner 
(503) 865-6520 / Hannah.Bryant@PortlandOregon.gov
Bureau of Development Services, 1900 SW 4th Ave, Suite 5000, Portland, OR 97201 

D.3



 

Type III Land Use Review
OPB Non-Conforming Upgrades
 

WHEN THURSDAY, November 4, 2021 @ 1:30 PM 
(hearing start time –see Design Commission agenda for estimated project start time) 

WHERE https://www.portland.gov/bds/design-commission/events/2021/9/30/9-30-21-design-
commission-hearing-agenda 

REVIEW BY DESIGN COMMISSION CASE FILE 
LU 21-012886 DZM GW 
(EA 20-121512 PC) 

LAND USE 
REVIEW TYPE DESIGN REVIEW WITH MODIFICATIONS and GREENWAY REVIEW 

PROPOSAL 

Type III Design Review w/ Modifications and Greenway Review for the Oregon Public Broadcasting 
(OPB) site. Proposal includes landscape plantings and new fences. Modifications include: 

1. Parking Area Setbacks and Landscaping - to allow a six-foot sight-obscuring fence in lieu of
required landscaping meeting the L2 standard.

2. Loading Standards – Placement, Setbacks and Landscaping - to allow a six-foot sight-
obscuring fence in lieu of minimum landscaping requirements at loading area.

3. Fences – Locations and Heights - to allow a six foot completely sight-obscuring fence within
ten feet of a street lot line in the location of the satellite dish enclosure.

Greenway Review is required because the site is in the river general overlay. 

PROJECT INFO www.portlandoregon.gov/bds/dcagenda 

SITE LOCATION 7140 S. Macadam Avenue 
ZONING/ 
DESIGNATION CM2d g– Commercial Mixed-Use 2 with Design + River General overlays | Macadam Plan District 

QUESTIONS? 
BDS CONTACT 

Hannah Bryant, City Planner 
(503) 865-6520 / Hannah.Bryant@PortlandOregon.gov
Bureau of Development Services, 1900 SW 4th Ave, Suite 5000, Portland, OR 97201 
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Oregon Public Broadcasting Foundation *Kyle Davis* 

Applicant 
OREGON PUBLIC BROADCASTING FOUNDATION 

7140 South Macadam Ave 

Portland, OR 97219 

(503) 293-1999

DATE:  _9/1/2021________________________ 

TO: Hannah Bryant 

Bureau of Development Services 

1900 SW Fourth Ave., Suite 5000 
Portland, Oregon  97201 

APPLICANT’S STATEMENT CERTIFYING POSTING 

Case File LU 21-012886 

This certifies that I have posted notice on my site as required by the Zoning Code.  I 

understand that the hearing is scheduled for September 30, 2021; 1:30pm, and that I 

was required to post the property at least 30 days before the hearing. 

The required number of poster boards, with the notices attached, were set up on 

______8/31/2021____________(date).  These were placed within 10 feet of the street 

frontage line so that they were visible to pedestrians and motorists. 

I understand that this form must be returned to the Bureau of Development Services no 

later than September 16, 2021, 14 days before the scheduled hearing.  I also understand 
that if I do not post the notices by 30 days before the hearing, or return this form by 14 

days before the hearing, my hearing will automatically be postponed.  I also understand 

this will result in a waiver of the time limits for processing my case. 

In addition, I understand that I may not remove the notices before the hearing, but am 
required to remove them within two weeks of the final decision on my request. 

___________________________________________ 

Signature 

_____________Kyle Davis___________________ 

Print Name 

OPB, 7140 South Macadam Ave 

Address 

Portland, OR, 97219 

City/State/Zip Code 

DocuSign Envelope ID: A384A0A4-0340-4507-86CC-37BBB993A20A
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Date: September 2, 2021 

To: Interested Person 

From: Hannah Bryant, Land Use Services 
503-865-6520 / Hannah.Bryant@portlandoregon.gov

NOTICE OF A PUBLIC HEARING ON A PROPOSAL 
IN YOUR NEIGHBORHOOD 

CASE FILE: LU 21-012886 DZM GW 
PC # 20-121512 

REVIEW BY:     Design Commission 
WHEN: September 30, 2021; 1:30pm 
REMOTE ACCESS: Design Commission Agenda 
https://www.portlandoregon.gov/bds/dcagenda 

Due to the City’s Emergency Response to COVID19, this land use hearing will be 
limited to remote participation via Zoom. Please refer to the instructions included 
with this notice to observe and participate remotely. 

Development has been proposed in your neighborhood requiring a land use review.  The proposal, 
review process, and information on how to respond to this notice are described below.  A copy of 
the site plan and zoning map are attached.  I am the staff person handling the case.  Please call 
me if you have questions regarding this proposal.  Please contact the applicant if you have 
questions regarding any future development on the site. 

Applicant/Owner: Kyle Davis | Oregon Public Broadcasting Foundation 
7140 South Macadam Ave 
Portland, OR 97219-3013 

Representative: Read Stapleton| Dowl 
720 SW Washington Street, Suite 750 
Portland, OR 97205 

Site Address: 7140 S MACADAM AVE 

Legal Description: BLOCK 4 LOT 2&4, SOUTHERN PORTLAND; TL 200 1.24 ACRES, 
SECTION 22 1S 1E 

Tax Account No.: R780200010, R991220380 
State ID No.: 1S1E22A   00800, 1S1E22AC  00200 
Quarter Section: 3729 & 3730 

LU 21-012886 DZM GW
D.6
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Neighborhood: South Portland NA., contact at board@southportlandna.org  
Business District: South Portland Business Association, contact info@southportlanddba.com  
District Coalition: In Care of Office of Community & Civic Life, contact Shuk Arifdjanov at 

shuk.arifdjanov@portlandoregon.gov  
 
Plan District: Macadam 
Other Designations: None 
 
Zoning: CM2 (MU-C)d g – Commerical Mixed-Use 2 with a Design Overlay and 

Greenway Overlay 
Case Type: DZM GW – Design Review with Modifications and Greenway Review 
Procedure: Type III, with a public hearing before the Design Commission.  The 

decision of the Design Commission can be appealed to City Council. 
 
Proposal: 
The applicant requests approval for a Design Review with Modifications and Greenway Review for 
upgrades to the Oregon Public Broadcasting (OPB) site located at 7140 South Macadam Avenue 
within tax lots 1S1E22AC-00200 and 1S1E22A-00800. These exterior site upgrades are proposed 
to comply with an ‘Option 2’ Nonconforming Development Assessment Covenant signed by both 
OPB and the City of Portland in 2017. Exterior upgrades proposed to the site are limited to those 
necessary to meet the applicant’s obligations identified in the Covenant, and include the following: 
 

· New landscape plantings across the site to meet interior and perimeter parking lot 
landscaping requirements, as well as along the site’s South Macadam Avenue frontage. 

· New sight-obscuring fencing along the site’s eastern boundary as well as on the north, south, 
and east side of the existing satellite dish and generator area. 

· Removal of four existing parallel parking spaces along the east side of the existing parking 
structure and replacement with landscape planter beds; and 

· New landscape planter strip along the site’s southern boundary adjacent to tax lot 
1S1E22AC-00300. 

 
Design Review is required because the site is located in the design overlay and non-exempt 
exterior alterations are proposed. A Type III Design Review process is required to consider removal 
of a condition of approval from the site’s original 1987 Design Review approval (DZ 15-87) that 
required an approximately 3-foot landscape strip along the site’s eastern edge.  
 
Modifications are requested to three standards: 
 

1. Parking Area Setbacks and Landscaping - 33.266.130.G.2 – to allow a six-foot sight-
obscuring fence on the eastern property boundary in lieu of required landscaping meeting the 
L2 standard. 
2. Loading Standards – Placement, Setbacks and Landscaping - 33.266.310.E – to allow a six 
foot completely sight-obscuring fence in lieu of minimum landscaping requirements on the 
perimeter of the loading area. 
3. Fences – Locations and Heights - 33.130.270.C.1.a – to allow a six foot completely sight-
obscuring fence within ten feet of a street lot line in the location of the satellite dish enclosure. 
 

Greenway Review is required because the site is located in the river general overlay and exterior 
alterations to existing development are proposed. 
 
Relevant Approval Criteria: 
In order to be approved, this proposal must comply with the criteria of Title 33, Portland’s Zoning 
Code.  The relevant criteria are: 
 
 Macadam Corridor Design Guidelines  
 

mailto:board@southportlandna.org
mailto:info@southportlanddba.com
mailto:shuk.arifdjanov@portlandoregon.gov
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Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under the 
regulations in effect at the time the application was submitted, provided that the application is 
complete at the time of submittal, or complete within 180 days.  This application was submitted 
on February 9, 2021 and determined to be complete on August 5, 2021. 
 
DECISION MAKING PROCESS 
 
The Bureau of Development Services will be making a recommendation on this proposal; our 
report and recommendation will be available 10 days before the hearing.  The Staff report will be 
posted on the Bureau of Development Services website at 
http://www.portlandoregon.gov/bds/35625. Land use review notices are listed on the website by 
the District Coalition in which the site is located; the District Coalition for this site is identified at 
the beginning of this notice.  The file and all evidence on this case are available for your review by 
appointment only.  Please call the Request Line at our office, 1900 SW Fourth Avenue, Suite 5000, 
phone 503-823-7617, to schedule an appointment. I can provide some information over the 
phone. Copies of all information in the file can be obtained for a fee equal to the cost of services.  
Additional information about the City of Portland, city bureaus, and a digital copy of the Portland 
Zoning Code is available on the City’s website at http://www.portlandoregon.gov. 
 
The neighborhood association, listed on the first page of this notice, may take a position on this 
application and may have scheduled an open meeting prior to making their recommendation to 
the Bureau of Development Services. Please contact the person listed as the neighborhood contact 
to determine the time and date of this meeting. 
 
We are seeking your comments on this proposal. To comment, you may write or testify at the 
remote hearing. Please refer to the file number when seeking information or submitting testimony. 
In your comments, you must address the approval criteria as stated in the administrative report 
and decision which you previously received. Please note that all correspondence and testimony 
received will become part of the public record. 
 
Written comments must be received by the close of the record and should include the case 
file number. Any new written testimony should be emailed to Hannah Bryant at 
Hannah.Bryant@portlandoregon.gov. 
 
Please note regarding USPS mail: If you choose to mail written testimony via USPS, due to the 
Covid-19 Emergency, USPS mail is only received a couple times a week, and testimony must be 
received before the close of the record. Therefore, please mail testimony well in advance of the 
hearing date. 
 
Thank you for any information you can provide regarding this case. Note: If you have already 
written, it is not necessary to write again; your correspondence will be given to the Design 
Commission. 
 
If you plan to testify at the hearing, please refer to instructions included with this notice. 
 
The applicant and proponents have the burden of proof to show that each and every element of 
the approval criteria are satisfied. In order to prevail, the opponents must persuade the Design 
Commission to find that the applicant has not carried the burden of proof with regard to one or 
more of the approval criteria. The opponents may also explain to the Design Commission how or 
why the facts asserted by the applicant are not supported by evidence in the record. Opponents 
may wish to recommend conditions of approval which will make the proposal more acceptable, if 
approved. 
 
Prior to the conclusion of the hearing before the Design Commission, any participant may request 
an opportunity to present additional evidence or testimony regarding the application. If such a 
request is made, the record will be held open for seven days to receive the new evidence and the 

http://www.portlandoregon.gov/bds/35625
http://www.portlandoregon.gov/


Public Notice Case File LU 21-012886 DZM GW – Non-Conforming Upgrades on Macadam Page 4 

 

record shall be held open for at least an additional seven days to provide the other parties an 
opportunity to respond to that new evidence. 
 
ORS 227.178 states the City must issue a final decision on Land Use Review applications within 
120-days of the application being deemed complete. The 120-day review period may be extended 
at the request of the applicant. 

 
APPEAL PROCESS 
 
You can appeal the decision of the Design Commission to the City Council.  If appealed, City 
Council will hold an evidentiary hearing.  New evidence can be submitted to the City Council in 
the event of an appeal of an evidentiary hearing. 
 
A fee is charged for appeals.  Recognized neighborhood associations may qualify for an appeal fee 
waiver.  The City Council’s decision may be appealed to the Oregon Land Use Board of Appeals 
(LUBA). 
 
Failure to raise an issue in person or in writing by the close of the record at or following the final 
evidentiary hearing on this case may preclude an appeal to LUBA on that issue.  Also, if you do 
not provide enough detailed information to the Design Commission, they may not be able to 
respond to the issue you are trying to raise.  In such a situation an appeal to LUBA based on that 
issue may not be allowed. 

 
HEARING CANCELLATION 
 
This public hearing will be cancelled due the inclement weather or other similar emergency. 

• Design Commission: This public hearing will be cancelled if Portland Public Schools close 
due to inclement weather or other similar emergency. Check local television and radio 
reports for school closures. Please call the Bureau of Development Services at 503-823-
7617, for information regarding cancellations or rescheduling. 

 
The hearing will be rescheduled for the earliest possible date. A renotification notice will not be 
sent. Please refer to the agenda link at the beginning of this document for updated information on 
this hearing. 
 
The Bureau of Development Services is committed to providing equal access to 
information and hearings.  Please notify us no less than five business days prior to 
the event if you need special accommodations.  Call 503-823-7300 (TTY 503-823-
6868). 
 
Enclosures: 
 
Instructions for Observing or Testifying at the Portland Design Commission or Historic Landmarks 
Commission Webinar Hearings 
Zoning Map 
Site Plan 



 

 
 



 

 
 



 

 

 



Date: October 13, 2021 

To: Interested Person 

From: Hannah Bryant, Land Use Services 
503-865-6520 / Hannah.Bryant@portlandoregon.gov

REVISED NOTICE OF A PUBLIC HEARING ON A 
PROPOSAL IN YOUR NEIGHBORHOOD 

CASE FILE: LU 21-012886 DZM GW 
PC # 20-121512 

REVIEW BY:     Design Commission 
WHEN: November 4, 2021; 1:30pm 
REMOTE ACCESS: Design Commission Agenda 
https://www.portlandoregon.gov/bds/dcagenda 

Due to the City’s Emergency Response to COVID19, this land use hearing will be 
limited to remote participation via Zoom. Please refer to the instructions included 
with this notice to observe and participate remotely. 

Note: This hearing was originally scheduled for September 30, 2021. It was 
postponed at the applicant’s request.  

Development has been proposed in your neighborhood requiring a land use review.  The proposal, 
review process, and information on how to respond to this notice are described below.  A copy of 
the site plan and zoning map are attached.  I am the staff person handling the case.  Please call 
me if you have questions regarding this proposal.  Please contact the applicant if you have 
questions regarding any future development on the site. 

Owner/Applicant: Kyle Davis | Oregon Public Broadcasting Foundation 
7140 South Macadam Ave 
Portland, OR 97219 

Representative: Read Stapleton| Dowl 
720 SW Washington Street, Suite 750 
Portland, OR 97205 

Site Address: 7140 S MACADAM AVE 

Legal Description: BLOCK 4 LOT 2&4, SOUTHERN PORTLAND; TL 200 1.24 ACRES, 
SECTION 22 1S 1E 

Tax Account No.: R780200010, R991220380 

LU 210012886 DZM GW
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State ID No.: 1S1E22A   00800, 1S1E22AC  00200 
Quarter Section: 3729 & 3730 
Neighborhood: South Portland NA., contact at board@southportlandna.org 
Business District: South Portland Business Association, contact 

info@southportlanddba.com. 
District Coalition: In care of Office of Community and Civic Life, contact Shuk Arifdjanov at 

shuk.arifdjanov@portlandoregon.gov. 
Plan District: Macadam 
Other Designations: None 
 
Zoning: CM2 (MU-C)d g – Commerical Mixed-Use 2 with a Design Overlay and 

Greenway Overlay 
Case Type: DZM GW – Design Review with Modifications and Greenway Review 
Procedure: Type III, with a public hearing before the Design Commission.  The 

decision of the Design Commission can be appealed to City Council. 
 
Proposal: 
The applicant requests approval for a Design Review with Modifications and Greenway Review for 
upgrades to the Oregon Public Broadcasting (OPB) site located at 7140 South Macadam Avenue 
within tax lots 1S1E22AC-00200 and 1S1E22A-00800. These exterior site upgrades are proposed 
to comply with an ‘Option 2’ Nonconforming Development Assessment Covenant signed by both 
OPB and the City of Portland in 2017. Exterior upgrades proposed to the site are limited to those 
necessary to meet the applicant’s obligations identified in the Covenant, and include the following: 
 

· New landscape plantings across the site to meet interior and perimeter parking lot 
landscaping requirements, as well as along the site’s South Macadam Avenue frontage. 

· New sight-obscuring fencing along the site’s eastern boundary as well as on the north, south, 
and east side of the existing satellite dish and generator area. 

· Removal of four existing parallel parking spaces along the east side of the existing parking 
structure and replacement with landscape planter beds; and 

· New landscape planter strip along the site’s southern boundary adjacent to tax lot 
1S1E22AC-00300. 

 
Design Review is required because the site is located in the design overlay and non-exempt 
exterior alterations are proposed. A Type III Design Review process is required to consider removal 
of a condition of approval from the site’s original 1987 Design Review approval (DZ 15-87) that 
required an approximately 3-foot landscape strip along the site’s eastern edge.  
 
Modifications are requested to three standards: 
 

1. Parking Area Setbacks and Landscaping - 33.266.130.G.2 – to allow a six-foot sight-
obscuring fence on the eastern property boundary in lieu of required landscaping meeting the 
L2 standard. 
2. Loading Standards – Placement, Setbacks and Landscaping - 33.266.310.E – to allow a six 
foot completely sight-obscuring fence in lieu of minimum landscaping requirements on the 
perimeter of the loading area. 
3. Fences – Locations and Heights - 33.130.270.C.1.a – to allow a six foot completely sight-
obscuring fence within ten feet of a street lot line in the location of the satellite dish enclosure. 
 

Greenway Review is required because the site is located in the river general overlay and exterior 
alterations to existing development are proposed. 
 
Relevant Approval Criteria: 
In order to be approved, this proposal must comply with the criteria of Title 33, Portland’s Zoning 
Code.  The relevant criteria are: 
 
 Macadam Corridor Design Guidelines  
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Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under the 
regulations in effect at the time the application was submitted, provided that the application is 
complete at the time of submittal, or complete within 180 days.  This application was submitted 
on February 9, 2021 and determined to be complete on August 5, 2021. 
 
DECISION MAKING PROCESS 
 
The Bureau of Development Services will be making a recommendation on this proposal; our 
report and recommendation will be available 10 days before the hearing.  The Staff report will be 
posted on the Bureau of Development Services website at 
http://www.portlandoregon.gov/bds/35625. Land use review notices are listed on the website by 
the District Coalition in which the site is located; the District Coalition for this site is identified at 
the beginning of this notice.  The file and all evidence on this case are available for your review by 
appointment only.  Please call the Request Line at our office, 1900 SW Fourth Avenue, Suite 5000, 
phone 503-823-7617, to schedule an appointment. I can provide some information over the 
phone. Copies of all information in the file can be obtained for a fee equal to the cost of services.  
Additional information about the City of Portland, city bureaus, and a digital copy of the Portland 
Zoning Code is available on the City’s website at http://www.portlandoregon.gov. 
 
The neighborhood association, listed on the first page of this notice, may take a position on this 
application and may have scheduled an open meeting prior to making their recommendation to 
the Bureau of Development Services. Please contact the person listed as the neighborhood contact 
to determine the time and date of this meeting. 
 
We are seeking your comments on this proposal. To comment, you may write or testify at the 
remote hearing. Please refer to the file number when seeking information or submitting testimony. 
In your comments, you must address the approval criteria as stated in the administrative report 
and decision which you previously received. Please note that all correspondence and testimony 
received will become part of the public record. 
 
Written comments must be received by the close of the record and should include the case 
file number. Any new written testimony should be emailed to Hannah Bryant at 
Hannah.Bryant@portlandoregon.gov. 
 
Please note regarding USPS mail: If you choose to mail written testimony via USPS, due to the 
Covid-19 Emergency, USPS mail is only received a couple times a week, and testimony must be 
received before the close of the record. Therefore, please mail testimony well in advance of the 
hearing date. 
 
Thank you for any information you can provide regarding this case. Note: If you have already 
written, it is not necessary to write again; your correspondence will be given to the Design 
Commission. 
 
If you plan to testify at the hearing, please refer to instructions included with this notice. 
 
The applicant and proponents have the burden of proof to show that each and every element of 
the approval criteria are satisfied. In order to prevail, the opponents must persuade the Design 
Commission to find that the applicant has not carried the burden of proof with regard to one or 
more of the approval criteria. The opponents may also explain to the Design Commission how or 
why the facts asserted by the applicant are not supported by evidence in the record. Opponents 
may wish to recommend conditions of approval which will make the proposal more acceptable, if 
approved. 
 
Prior to the conclusion of the hearing before the Design Commission, any participant may request 
an opportunity to present additional evidence or testimony regarding the application. If such a 
request is made, the record will be held open for seven days to receive the new evidence and the 

http://www.portlandoregon.gov/bds/35625
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record shall be held open for at least an additional seven days to provide the other parties an 
opportunity to respond to that new evidence. 
 
ORS 227.178 states the City must issue a final decision on Land Use Review applications within 
120-days of the application being deemed complete. The 120-day review period may be extended 
at the request of the applicant. 

 
APPEAL PROCESS 
 
You can appeal the decision of the Design Commission to the City Council.  If appealed, City 
Council will hold an evidentiary hearing.  New evidence can be submitted to the City Council in 
the event of an appeal of an evidentiary hearing. 
 
A fee is charged for appeals.  Recognized neighborhood associations may qualify for an appeal fee 
waiver.  The City Council’s decision may be appealed to the Oregon Land Use Board of Appeals 
(LUBA). 
 
Failure to raise an issue in person or in writing by the close of the record at or following the final 
evidentiary hearing on this case may preclude an appeal to LUBA on that issue.  Also, if you do 
not provide enough detailed information to the Design Commission, they may not be able to 
respond to the issue you are trying to raise.  In such a situation an appeal to LUBA based on that 
issue may not be allowed. 

 
HEARING CANCELLATION 
 
This public hearing will be cancelled due the inclement weather or other similar emergency. 

• Design Commission: This public hearing will be cancelled if Portland Public Schools close 
due to inclement weather or other similar emergency. Check local television and radio 
reports for school closures. Please call the Bureau of Development Services at 503-823-
7617, for information regarding cancellations or rescheduling. 

 
The hearing will be rescheduled for the earliest possible date. A renotification notice will not be 
sent. Please refer to the agenda link at the beginning of this document for updated information on 
this hearing. 
 
The Bureau of Development Services is committed to providing equal access to 
information and hearings.  Please notify us no less than five business days prior to 
the event if you need special accommodations.  Call 503-823-7300 (TTY 503-823-
6868). 
 
Enclosures: 
Zoning Map 
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ENDORSEMENT INFO1 INFO2 NAME ADDRESS/IO ADDRESS CITYSTATEZIP/ADDRESSEE

RETURN SERVICE REQUESTED 1S1E22A   200 TRI-COUNTY METROPOLITAN TRANSPORTATION DISTRICT OF OREGON 4012 SE 17TH AVE PORTLAND OR 97202-3940

RETURN SERVICE REQUESTED 1S1E22A   400 BREMEN LLC C/O KIERSEY & MCMILLAN PO BOX 1696 BEAVERTON OR 97075-1696

RETURN SERVICE REQUESTED 1S1E22A   700 PACIFIC OUTDOOR ADVERTISING 715 NE EVERETT ST PORTLAND OR 97232-2724

RETURN SERVICE REQUESTED 1S1E22A   700 R273084 LLC 7140 S MACADAM AVE PORTLAND OR 97219

RETURN SERVICE REQUESTED 1S1E22A   900 PORTLAND CITY OF BUREAU OF PARKS & RECREATION 1120 SW 5TH AVE #1302 PORTLAND OR 97204

RETURN SERVICE REQUESTED 1S1E22AC  1100 EBNER MARISA & EBNER KEVIN F 4640 SW ORMANDY WAY PORTLAND OR 97221

RETURN SERVICE REQUESTED 1S1E22AC  1200 ENGEL PETER M JR 7364 SW MILES PL PORTLAND OR 97219-3026

RETURN SERVICE REQUESTED 1S1E22AC  1300 MILES PLACE LLC 7368 S MILES PL PORTLAND OR 97219-3026

RETURN SERVICE REQUESTED 1S1E22AC  1400 HALL DANIEL W & HALL KAY P 7400 S MILES PL PORTLAND OR 97219-3028

RETURN SERVICE REQUESTED 1S1E22AC  1500 BRUUN ERIK 11415 S AVENTINE AVE PORTLAND OR 97219-8318

RETURN SERVICE REQUESTED 1S1E22AC  1600 SOPPE THOMAS D & BURDICK MICHAEL N 7414 S MILES PL PORTLAND OR 97219

RETURN SERVICE REQUESTED 1S1E22AC  1700 BREITEN TRUST ETAL PO BOX 82248 PORTLAND OR 97282

RETURN SERVICE REQUESTED 1S1E22AC  1800 ITO  MENDEZ & ASSOCIATES LLC 3852 WELLINGTON CT WEST LINN OR 97068

RETURN SERVICE REQUESTED 1S1E22AC  1900 RENTAL ON MILES LLC 2256 KNOLL CIR ANCHORAGE AK 99501

RETURN SERVICE REQUESTED 1S1E22AC  200 OREGON PUBLIC BROADCASTING FOUNDATION INC PO BOX 69485 PORTLAND OR 97201

RETURN SERVICE REQUESTED 1S1E22AC  200 STATE OF OREGON 7140 S MACADAM AVE PORTLAND OR 97219

RETURN SERVICE REQUESTED 1S1E22AC  300 D-LUX HARDWOOD FLOORS CO INC 7330 S MACADAM AVE PORTLAND OR 97219

RETURN SERVICE REQUESTED 1S1E22AC  300 LS COOPER LLC 2006 NE 38TH AVE PORTLAND OR 97212

RETURN SERVICE REQUESTED 1S1E22AC  300 MARQUE MOTORS INC 7310 S MACADAM AVE PORTLAND OR 97219

RETURN SERVICE REQUESTED 1S1E22AC  3200 COCHRAN ROBERT L 7502 S MILES PL PORTLAND OR 97219-3030

RETURN SERVICE REQUESTED 1S1E22AC  3700 DIANA M ITAMI TR 7629 SE 109TH AVE PORTLAND OR 97266

RETURN SERVICE REQUESTED 1S1E22AC  3900 YOUNG STEVEN T & YOUNG ANNE N 1410 NW KEARNEY ST #810 PORTLAND OR 97209-2764

RETURN SERVICE REQUESTED 1S1E22AC  400 OREGON STATE DEPT OF TRANSPORTATION 725 SUMMER ST STE C SALEM OR 97301-1266

RETURN SERVICE REQUESTED 1S1E22AC  4000 MYERS BRETT S 7421 S MILES PL PORTLAND OR 97219-3027

RETURN SERVICE REQUESTED 1S1E22AC  4100 WILLIAMS MARK H 7407 S MILES PL PORTLAND OR 97219-3027

RETURN SERVICE REQUESTED 1S1E22AC  4300 GORGE PERFORMANCE INC 7400 S MACADAM AVE PORTLAND OR 97219

RETURN SERVICE REQUESTED 1S1E22AC  4300 HEUKER BERNARD H TR PO BOX 1 CASCADE LOCKS OR 97014

RETURN SERVICE REQUESTED 1S1E22AC  4300 THE KIDS' BACKYARD STORE  INC 7400 S MACADAM AVE PORTLAND OR 97219-3022

RETURN SERVICE REQUESTED 1S1E22AC  500 DOWD MICHAEL B 753 S MILES ST PORTLAND OR 97219-8568

RETURN SERVICE REQUESTED 1S1E22AC  600 MILLER CLAYTON & PLUMMER COURTNEY 8722 NW SKYLINE BLVD PORTLAND OR 97231

RETURN SERVICE REQUESTED 1S1E22AC  700 NELSON BETHANY & SANDELL GRAEME 763 S MILES ST PORTLAND OR 97219-8568

RETURN SERVICE REQUESTED 1S1E22AC  800 ANTHONY WILLIAM & KRASNER CAITLIN 7355 S MILES PL PORTLAND OR 97219-3025

RETURN SERVICE REQUESTED 1S1E22AC  900 BRALEY REX & TUELL RAEANNE 1243 SE 50TH AVE PORTLAND OR 97215

RETURN SERVICE REQUESTED 1S1E22AC  90000 BARRETT BEST HOUSE CONDO ASSOC ATTN BB HOUSE LLC 30350 NW SCOTCH CHURCH RD HILLSBORO OR 97124-8331

RETURN SERVICE REQUESTED 1S1E22BA  4200 GLASCOCK STREET WAXLER LLP 6915 S MACADAM AVE STE 300 PORTLAND OR 97219

RETURN SERVICE REQUESTED 1S1E22BA  4200 GREAT NORTHERN STAFF ADMINS LLC 6915 S MACADAM AVE STE 350 PORTLAND OR 97219

RETURN SERVICE REQUESTED 1S1E22BA  4200 MKE & ASSOCIATES INC 6915 S MACADAM AVE STE 200 PORTLAND OR 97219

RETURN SERVICE REQUESTED 1S1E22BA  4200 PORTLAND MACADAM PLACE EQUITIES LLC & PORTLAND MILLIKAN EQUITIES LLC 520 SW 6TH AVE #610 PORTLAND OR 97204

RETURN SERVICE REQUESTED 1S1E22BA  4200 TESEDA CORPORATION 6105 S MACADAM AVE STE 100 PORTLAND OR 97239-3640

RETURN SERVICE REQUESTED 1S1E22BA  6500 HOFFART HERBERT J 4632 SW VERMONT ST PORTLAND OR 97219-1054

RETURN SERVICE REQUESTED 1S1E22BA  6600 FAYARD ALFRED A TR & FAYARD GLENDA C TR 14700 EASTVIEW DR LOS GATOS CA 95032

RETURN SERVICE REQUESTED 1S1E22BA  6800 SCANDIA 811 LLC 61383 S HWY 97 STE E BEND OR 97702

RETURN SERVICE REQUESTED 1S1E22BA  6800 SZECHUAN CHEF 7007 S MACADAM AVE PORTLAND OR 97219

RETURN SERVICE REQUESTED 1S1E22BA  7000 BRECUNIER RICHARD S TR & BRECUNIER LINNEA E TR 5191 READ RD MOORPARK CA 93021-9762

RETURN SERVICE REQUESTED 1S1E22BA  7100 JOKIC ALEKSANDR 614 S TEXAS ST PORTLAND OR 97219-8575

RETURN SERVICE REQUESTED 1S1E22BA  7200 KRUSSEL JOHN W 608 S TEXAS ST PORTLAND OR 97219-8575

RETURN SERVICE REQUESTED 1S1E22BA  7300 SMITH JENNIFER E 602 S TEXAS ST PORTLAND OR 97219-8575

RETURN SERVICE REQUESTED 1S1E22BA  7400 OVIEDO CESAR & LEEN KATHRYN 1820 NW 29TH ST CORVALLIS OR 97330

RETURN SERVICE REQUESTED 1S1E22BA  8401 EZ PEREGRINE FALCON LLC 1380 ANDREWS RD LAKE OSWEGO OR 97034

RETURN SERVICE REQUESTED 1S1E22BA  8500 CADOTTE ASHLEY 607 S NEVADA ST PORTLAND OR 97219-3392

RETURN SERVICE REQUESTED 1S1E22BA  8600 FERYN ALICIA 609 S NEVADA ST PORTLAND OR 97219-3392

RETURN SERVICE REQUESTED 1S1E22BA  8700 DAMRAU STEVEN B 14307 DURYEA LN S TACOMA WA 98444-2016

RETURN SERVICE REQUESTED 1S1E22BA  8800 PRUEKSARITANONT THOMAYANT 3316 NE 87TH PL PORTLAND OR 97220

RETURN SERVICE REQUESTED 1S1E22BA  8900 SAVARIA ANNE TR & POLLOCK JULIA G EST OF 3226 SW UPPER DR PORTLAND OR 97201-1771

RETURN SERVICE REQUESTED 1S1E22BA  9000 ROSS PROPERTIES LLC 7990 KULA HWY KULA HI 96790

RETURN SERVICE REQUESTED 1S1E22BA  9100 MO & Z II LLC 7119 S MACADAM AVE PORTLAND OR 97219

RETURN SERVICE REQUESTED 1S1E22BD  1000 SPRINKLE STEPHANIE 7334 S VIRGINIA AVE PORTLAND OR 97219-3039

RETURN SERVICE REQUESTED 1S1E22BD  101 DENTAL SERVICE  LLC 14201 NE 20TH AVE STE B200 VANCOUVER WA 98686-6413

RETURN SERVICE REQUESTED 1S1E22BD  101 MVPSC LLC 5611 NE COLUMBIA BLVD PORTLAND OR 97218-1237

RETURN SERVICE REQUESTED 1S1E22BD  101 NJ TANNING & AIR BRUSHING LLC 7117 S MACADAM AVE PORTLAND OR 97219

RETURN SERVICE REQUESTED 1S1E22BD  101 ZUPAN ENTERPRISES OREGON INC 6915 S MACADAM AVE #255 PORTLAND OR 97219

RETURN SERVICE REQUESTED 1S1E22BD  80000 ASSOCIATION OF UNIT OWNERS OF MACADAM VILLAGE CONDOMINIUM 33470 SW CHINOOK PLZ PMB 325 SCAPPOOSE OR 97056

RETURN SERVICE REQUESTED 1S1E22BD  80001 RUETER DEREK C 602 S NEVADA ST #A PORTLAND OR 97219

RETURN SERVICE REQUESTED 1S1E22BD  80002 JOHNSON MARK 602 S NEVADA ST APT B PORTLAND OR 97219-3394

RETURN SERVICE REQUESTED 1S1E22BD  80003 JURSNICK AMY 602 S NEVADA ST APT C PORTLAND OR 97219-3394

RETURN SERVICE REQUESTED 1S1E22BD  80004 TALAL JESSICA E 13376 SW BENCHVIEW TER PORTLAND OR 97223

RETURN SERVICE REQUESTED 1S1E22BD  80005 HSU FRANCES C 602 S NEVADA ST APT E PORTLAND OR 97219-3394

RETURN SERVICE REQUESTED 1S1E22BD  80006 SIRIPRUSANAN UKRIT & AZUCENA 12479 KESTREL ST SAN DIEGO CA 92129

RETURN SERVICE REQUESTED 1S1E22BD  80007 HENLEY NEAL D 602 S NEVADA ST APT G PORTLAND OR 97219-3394

RETURN SERVICE REQUESTED 1S1E22BD  80008 VAN BRAMER LINDSAY L 2932 NE 88TH PL PORTLAND OR 97220-5313

RETURN SERVICE REQUESTED 1S1E22BD  80009 GILMAN BRIAN T 17393 NW GOLD CANYON LN BEAVERTON OR 97006-7307

RETURN SERVICE REQUESTED 1S1E22BD  80010 DIAN N O'REILLY REV TR & LISSNER FAMILY TR PO BOX 786 SOQUEL CA 95073
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RETURN SERVICE REQUESTED 1S1E22BD  80011 CARNEIRO KENNETH & MENAPACE SHARON 2601 SW TROY ST PORTLAND OR 97219

RETURN SERVICE REQUESTED 1S1E22BD  80012 REICHERT HEIDI & WRIGHT BENJAMIN 606 S NEVADA ST APT D PORTLAND OR 97219-3396

RETURN SERVICE REQUESTED 1S1E22BD  80013 POST SARAH P 606 S NEVADA ST APT G PORTLAND OR 97219-3396

RETURN SERVICE REQUESTED 1S1E22BD  80014 VELEVA BILIANA & ROTSE MARC & VELEV OMOURTAG 606 S NEVADA ST APT F PORTLAND OR 97219-3396

RETURN SERVICE REQUESTED 1S1E22BD  80015 LUNDSTROM MARTIN & LUNDSTROM BLAKE 697 SW 15TH ST CORVALLIS OR 97333

RETURN SERVICE REQUESTED 1S1E22BD  80016 MURRAY LARRY S 56336 CASCADE VIEW DR WARREN OR 97053

RETURN SERVICE REQUESTED 1S1E22BD  80017 MARTIN JOSE 610 S NEVADA ST APT A PORTLAND OR 97219-3399

RETURN SERVICE REQUESTED 1S1E22BD  80018 SARAZIN ANDREA N 610 S NEVADA ST APT B PORTLAND OR 97219-3399

RETURN SERVICE REQUESTED 1S1E22BD  80019 MUSASHE DEREK T & MUSASHE CAITLIN 610 S NEVADA ST APT C PORTLAND OR 97219-3399

RETURN SERVICE REQUESTED 1S1E22BD  80020 FOSTER AMY 610 S NEVADA ST APT D PORTLAND OR 97219-3399

RETURN SERVICE REQUESTED 1S1E22BD  80021 CMJDS PROPERTIES LLC 2300 SW 1ST AVE #200 PORTLAND OR 97201

RETURN SERVICE REQUESTED 1S1E22BD  80022 GRAHAM MARTY G & GRAHAM MARY E 3801 N GOLDWATER BLVD #305 SCOTTSDALE AZ 85251

RETURN SERVICE REQUESTED 1S1E22BD  80023 BORUP CORY & BORUP LYNETTE 610 S NEVADA ST APT G PORTLAND OR 97219-3399

RETURN SERVICE REQUESTED 1S1E22BD  80024 PASTRANA STEVEN 5014 ROLLINGWOOD DR AUSTIN TX 78746

RETURN SERVICE REQUESTED 1S1E22BD  80025 GREENBRIAR PROPERTIES LLC 3133 SHANNON DR BROOMFIELD CO 80023

RETURN SERVICE REQUESTED 1S1E22BD  80026 THOMPSON MARK W 614 S NEVADA ST APT B PORTLAND OR 97219-3486

RETURN SERVICE REQUESTED 1S1E22BD  80027 CASTRO KEITH W & CASTRO TERESA 614 S NEVADA ST APT C PORTLAND OR 97219-3486

RETURN SERVICE REQUESTED 1S1E22BD  80028 WAGNELL ELI 614 S NEVADA ST APT D PORTLAND OR 97219-3486

RETURN SERVICE REQUESTED 1S1E22BD  80029 WONG ANDREW & WONG EILEEN 614 S NEVADA ST APT E PORTLAND OR 97219-3486

RETURN SERVICE REQUESTED 1S1E22BD  80030 WATERCOTT LAWRENCE 614 S NEVADA ST APT F PORTLAND OR 97219-3486

RETURN SERVICE REQUESTED 1S1E22BD  80031 CHEUNG KARMAN & LAU CHEUK LAM 614 S NEVADA ST PORTLAND OR 97219-3398

RETURN SERVICE REQUESTED 1S1E22BD  80032 MANNING JOEL & MANNING ANNIE 614 S NEVADA ST APT H PORTLAND OR 97219-3486

RETURN SERVICE REQUESTED 1S1E22BD  80033 HALEY MAUREEN L 618 S NEVADA ST APT A PORTLAND OR 97219-3488

RETURN SERVICE REQUESTED 1S1E22BD  80034 CLARK KASHA B 15 SW CUSTER ST PORTLAND OR 97219

RETURN SERVICE REQUESTED 1S1E22BD  80035 ARTHUR STEPHANIE 715 SW VIEWMONT DR PORTLAND OR 97225-6137

RETURN SERVICE REQUESTED 1S1E22BD  80036 STAFFORD JONATHON & ELIZABETH 14674 RAINBOW DR LAKE OSWEGO OR 97035

RETURN SERVICE REQUESTED 1S1E22BD  80037 SHUM CHIU HUNG & JEN-JEN HWANG 3268 STONEY RIDGE RD EUGENE OR 97405

RETURN SERVICE REQUESTED 1S1E22BD  80038 NELSON LAUREN A 618 S NEVADA ST UNIT F PORTLAND OR 97219-3488

RETURN SERVICE REQUESTED 1S1E22BD  80039 DU JONATHAN R 618 S NEVADA ST APT G PORTLAND OR 97219-3488

RETURN SERVICE REQUESTED 1S1E22BD  80040 NEWMAN BRADLEY & NEWMAN CATHERINE 618 S NEVADA ST APT H PORTLAND OR 97219-3488

RETURN SERVICE REQUESTED 1S1E22BD  80041 CABALLERO MARTIN & JULIE 622 S NEVADA ST #A PORTLAND OR 97219-3490

RETURN SERVICE REQUESTED 1S1E22BD  80042 HUYNH YEN 622 S NEVADA ST #B PORTLAND OR 97219-3490

RETURN SERVICE REQUESTED 1S1E22BD  80043 CUSHMAN CHRIS & CUSHMAN CARMA 18160 COTTONWOOD RD PMB 202 SUNRIVER OR 97707-9317

RETURN SERVICE REQUESTED 1S1E22BD  80044 FONKEN LORIANA 622 S NEVADA ST #D PORTLAND OR 97219

RETURN SERVICE REQUESTED 1S1E22BD  80045 WAHLSTROM GUS 7442 S VIRGINIA AVE APT A PORTLAND OR 97219-3065

RETURN SERVICE REQUESTED 1S1E22BD  80046 WAHLSTROM MOSE S 19075 SW MADELINE ST ALOHA OR 97007

RETURN SERVICE REQUESTED 1S1E22BD  80047 IGARTA STEPHEN & IGARTA CHRISTINE 2108 SW CALDEW ST PORTLAND OR 97219

RETURN SERVICE REQUESTED 1S1E22BD  80048 LANE M HICKEY LIV TR 7442 S VIRGINIA AVE APT D PORTLAND OR 97219-3065

RETURN SERVICE REQUESTED 1S1E22BD  80049 DECOURCEY FAMILY INVESTMENT LLC 248 NW SEBLAR CT PORTLAND OR 97210

RETURN SERVICE REQUESTED 1S1E22BD  80050 HUTCHINSON ROSEMARY A 2221 SW 1ST AVE #1424 PORTLAND OR 97201-5019

RETURN SERVICE REQUESTED 1S1E22BD  80051 CAMPBELL JOEL H 7448 S VIRGINIA AVE #B PORTLAND OR 97219

RETURN SERVICE REQUESTED 1S1E22BD  80052 LAI LENNETTA G TR & LAI BRIAN W 731 ALBEMARLE ST EL CERRITO CA 94530

RETURN SERVICE REQUESTED 1S1E22BD  80053 WELLS FAMILY 2009 TRUST 7448 S VIRGINIA AVE APT D PORTLAND OR 97219-3067

RETURN SERVICE REQUESTED 1S1E22BD  80054 OLSON MICHAEL C 7448 S VIRGINIA AVE APT E PORTLAND OR 97219-3067

CURRENT RESIDENT 542 S TEXAS ST PORTLAND OR 97219

CURRENT RESIDENT 549 S NEVADA ST PORTLAND OR 97219

CURRENT RESIDENT 553 S NEVADA ST PORTLAND OR 97219

CURRENT RESIDENT 557 S NEVADA ST PORTLAND OR 97219

CURRENT RESIDENT 601 S TEXAS ST PORTLAND OR 97219

CURRENT RESIDENT 602 S NEVADA ST #B PORTLAND OR 97219

CURRENT RESIDENT 602 S NEVADA ST #C PORTLAND OR 97219

CURRENT RESIDENT 602 S NEVADA ST #D PORTLAND OR 97219

CURRENT RESIDENT 602 S NEVADA ST #E PORTLAND OR 97219

CURRENT RESIDENT 602 S NEVADA ST #F PORTLAND OR 97219

CURRENT RESIDENT 602 S NEVADA ST #G PORTLAND OR 97219

CURRENT RESIDENT 602 S NEVADA ST #H PORTLAND OR 97219

CURRENT RESIDENT 603 S TEXAS ST PORTLAND OR 97219

CURRENT RESIDENT 606 S NEVADA ST #A PORTLAND OR 97219

CURRENT RESIDENT 606 S NEVADA ST #B PORTLAND OR 97219

CURRENT RESIDENT 606 S NEVADA ST #C PORTLAND OR 97219

CURRENT RESIDENT 606 S NEVADA ST #D PORTLAND OR 97219

CURRENT RESIDENT 606 S NEVADA ST #E PORTLAND OR 97219

CURRENT RESIDENT 606 S NEVADA ST #F PORTLAND OR 97219

CURRENT RESIDENT 606 S NEVADA ST #G PORTLAND OR 97219

CURRENT RESIDENT 606 S NEVADA ST #H PORTLAND OR 97219

CURRENT RESIDENT 610 S NEVADA ST #A PORTLAND OR 97219

CURRENT RESIDENT 610 S NEVADA ST #B PORTLAND OR 97219

CURRENT RESIDENT 610 S NEVADA ST #C PORTLAND OR 97219

CURRENT RESIDENT 610 S NEVADA ST #D PORTLAND OR 97219

CURRENT RESIDENT 610 S NEVADA ST #E PORTLAND OR 97219

CURRENT RESIDENT 610 S NEVADA ST #F PORTLAND OR 97219

CURRENT RESIDENT 610 S NEVADA ST #G PORTLAND OR 97219

CURRENT RESIDENT 610 S NEVADA ST #H PORTLAND OR 97219
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CURRENT RESIDENT 611 S NEVADA ST PORTLAND OR 97219

CURRENT RESIDENT 613 S NEVADA ST PORTLAND OR 97219

CURRENT RESIDENT 614 S NEVADA ST #A PORTLAND OR 97219

CURRENT RESIDENT 614 S NEVADA ST #B PORTLAND OR 97219

CURRENT RESIDENT 614 S NEVADA ST #C PORTLAND OR 97219

CURRENT RESIDENT 614 S NEVADA ST #D PORTLAND OR 97219

CURRENT RESIDENT 614 S NEVADA ST #E PORTLAND OR 97219

CURRENT RESIDENT 614 S NEVADA ST #F PORTLAND OR 97219

CURRENT RESIDENT 614 S NEVADA ST #G PORTLAND OR 97219

CURRENT RESIDENT 614 S NEVADA ST #H PORTLAND OR 97219

CURRENT RESIDENT 615 S NEVADA ST PORTLAND OR 97219

CURRENT RESIDENT 618 S NEVADA ST #A PORTLAND OR 97219

CURRENT RESIDENT 618 S NEVADA ST #B PORTLAND OR 97219

CURRENT RESIDENT 618 S NEVADA ST #C PORTLAND OR 97219

CURRENT RESIDENT 618 S NEVADA ST #D PORTLAND OR 97219

CURRENT RESIDENT 618 S NEVADA ST #E PORTLAND OR 97219

CURRENT RESIDENT 618 S NEVADA ST #F PORTLAND OR 97219

CURRENT RESIDENT 618 S NEVADA ST #G PORTLAND OR 97219

CURRENT RESIDENT 618 S NEVADA ST #H PORTLAND OR 97219

CURRENT RESIDENT 618 S TEXAS ST PORTLAND OR 97219

CURRENT RESIDENT 622 S NEVADA ST #C PORTLAND OR 97219

CURRENT RESIDENT 626 S NEVADA ST #A PORTLAND OR 97219

CURRENT RESIDENT 626 S NEVADA ST #B PORTLAND OR 97219

CURRENT RESIDENT 626 S NEVADA ST #C PORTLAND OR 97219

CURRENT RESIDENT 626 S NEVADA ST #D PORTLAND OR 97219

CURRENT RESIDENT 630 S NEVADA ST #E PORTLAND OR 97219

CURRENT RESIDENT 630 S NEVADA ST #F PORTLAND OR 97219

CURRENT RESIDENT 630 S NEVADA ST #G PORTLAND OR 97219

CURRENT RESIDENT 630 S NEVADA ST #H PORTLAND OR 97219

CURRENT RESIDENT 630 S NEVADA ST #I PORTLAND OR 97219

CURRENT RESIDENT 630 S NEVADA ST #J PORTLAND OR 97219

CURRENT RESIDENT 630 S NEVADA ST #K PORTLAND OR 97219

CURRENT RESIDENT 640 S NEVADA ST #B PORTLAND OR 97219

CURRENT RESIDENT 6840 S MACADAM AVE PORTLAND OR 97219

CURRENT RESIDENT 6915 S MACADAM AVE #100 PORTLAND OR 97219

CURRENT RESIDENT 6915 S MACADAM AVE #102 PORTLAND OR 97219

CURRENT RESIDENT 6915 S MACADAM AVE #115 PORTLAND OR 97219

CURRENT RESIDENT 6915 S MACADAM AVE #130 PORTLAND OR 97219

CURRENT RESIDENT 6915 S MACADAM AVE #145 PORTLAND OR 97219

CURRENT RESIDENT 6915 S MACADAM AVE #200 PORTLAND OR 97219

CURRENT RESIDENT 6915 S MACADAM AVE #245 PORTLAND OR 97219

CURRENT RESIDENT 6915 S MACADAM AVE #250 PORTLAND OR 97219

CURRENT RESIDENT 6915 S MACADAM AVE #300 PORTLAND OR 97219

CURRENT RESIDENT 6915 S MACADAM AVE #340 PORTLAND OR 97219

CURRENT RESIDENT 6915 S MACADAM AVE #350 PORTLAND OR 97219

CURRENT RESIDENT 6932 S MACADAM AVE #A PORTLAND OR 97219

CURRENT RESIDENT 6932 S MACADAM AVE #B PORTLAND OR 97219

CURRENT RESIDENT 6932 S MACADAM AVE #D PORTLAND OR 97219

CURRENT RESIDENT 7025 S MACADAM AVE PORTLAND OR 97219

CURRENT RESIDENT 7027 S MACADAM AVE PORTLAND OR 97219

CURRENT RESIDENT 7033 S MACADAM AVE #101 PORTLAND OR 97219

CURRENT RESIDENT 7033 S MACADAM AVE #102 PORTLAND OR 97219

CURRENT RESIDENT 7033 S MACADAM AVE #104 PORTLAND OR 97219

CURRENT RESIDENT 7033 S MACADAM AVE #105 PORTLAND OR 97219

CURRENT RESIDENT 7033 S MACADAM AVE #106 PORTLAND OR 97219

CURRENT RESIDENT 7033 S MACADAM AVE #107 PORTLAND OR 97219

CURRENT RESIDENT 7033 S MACADAM AVE #108 PORTLAND OR 97219

CURRENT RESIDENT 7035 S MACADAM AVE PORTLAND OR 97219

CURRENT RESIDENT 7037 S MACADAM AVE PORTLAND OR 97219

CURRENT RESIDENT 7107 S MACADAM AVE PORTLAND OR 97219

CURRENT RESIDENT 7113 S MACADAM AVE PORTLAND OR 97219

CURRENT RESIDENT 7115 S MACADAM AVE PORTLAND OR 97219

CURRENT RESIDENT 7221 S MACADAM AVE PORTLAND OR 97219

CURRENT RESIDENT 7223 S MACADAM AVE PORTLAND OR 97219

CURRENT RESIDENT 7352 S MILES PL PORTLAND OR 97219

CURRENT RESIDENT 7356 S MILES PL PORTLAND OR 97219

CURRENT RESIDENT 7400 S MACADAM AVE #G PORTLAND OR 97219

CURRENT RESIDENT 7400 S MACADAM AVE #H PORTLAND OR 97219

CURRENT RESIDENT 7400 S MACADAM AVE #J PORTLAND OR 97219

CURRENT RESIDENT 7400 S MACADAM AVE #P PORTLAND OR 97219

CURRENT RESIDENT 7402 S MACADAM AVE #B PORTLAND OR 97219

CURRENT RESIDENT 7410 S MACADAM AVE PORTLAND OR 97219

CURRENT RESIDENT 7410 S MILES PL PORTLAND OR 97219
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CURRENT RESIDENT 7426 S MILES PL PORTLAND OR 97219

CURRENT RESIDENT 7430 S MILES PL PORTLAND OR 97219

CURRENT RESIDENT 7440 S MILES PL PORTLAND OR 97219

CURRENT RESIDENT 7442 S VIRGINIA AVE #A PORTLAND OR 97219

CURRENT RESIDENT 7442 S VIRGINIA AVE #B PORTLAND OR 97219

CURRENT RESIDENT 7442 S VIRGINIA AVE #C PORTLAND OR 97219

CURRENT RESIDENT 7442 S VIRGINIA AVE #D PORTLAND OR 97219

CURRENT RESIDENT 7442 S VIRGINIA AVE #E PORTLAND OR 97219

CURRENT RESIDENT 7448 S VIRGINIA AVE #A PORTLAND OR 97219

CURRENT RESIDENT 7448 S VIRGINIA AVE #C PORTLAND OR 97219

CURRENT RESIDENT 7448 S VIRGINIA AVE #D PORTLAND OR 97219

CURRENT RESIDENT 7448 S VIRGINIA AVE #E PORTLAND OR 97219

CURRENT RESIDENT 7501 S MILES PL PORTLAND OR 97219

CURRENT RESIDENT 752 S MILES ST PORTLAND OR 97219

CURRENT RESIDENT 755 S MILES ST PORTLAND OR 97219

RETURN SERVICE REQUESTED OWNER/APPLICANT OREGON PUBLIC BROADCASTING FDTN DAVIS KYLE 7140 S MACADAM AVE PORTLAND OR 97219-3013

RETURN SERVICE REQUESTED REPRESENTATIVE DOWL STAPLETON READ 720 SW WASHINGTON ST STE 750 PORTLAND OR 97205

RETURN SERVICE REQUESTED LAND USE CONTACT OREGON WILDLIFE FED PO BOX 5878 PORTLAND OR 97228-5878

RETURN SERVICE REQUESTED LAND USE CONTACT SOUTH PORTLAND BA PO BOX 69072 PORTLAND OR 97239

RETURN SERVICE REQUESTED LAND USE CONTACT SOUTH PORTLAND NA C/O SWNI 7688 SW CAPITOL HWY PORTLAND OR 97201

RETURN SERVICE REQUESTED OFFICE OF COMMUNITY & CIVIC LIFE ARIFDJANOV SHUK 1120 SW 5TH AVE STE 114 PORTLAND OR 97219

RETURN SERVICE REQUESTED LAND USE CONTACT AIA URBAN DESIGN COMMITTEE 422 NW 13TH AVE PORTLAND OR 97209

RETURN SERVICE REQUESTED DOUG KLOTZ 1908 SE 35TH PLACE PORTLAND OR 97214

RETURN SERVICE REQUESTED JUDY PETERS 6916 NE 40TH ST VANCOUVER WA 98661

RETURN SERVICE REQUESTED KARLA MOORE-LOVE (CITY HALL) 1221 SW 4TH AVE  #130 PORTLAND OR 97204

RETURN SERVICE REQUESTED RISK & LAND DEPARTMENT NW NATURAL 250 SW TAYLOR STREET PORTLAND OR 97204-3038

RETURN SERVICE REQUESTED LAND USE CONTACT PACIFIC POWER & LIGHT 7544 NE 33RD DR PORTLAND OR 97211

RETURN SERVICE REQUESTED LAND USE CONTACT PLAN AMENDMENT SPECIALIST 635 CAPITAL ST NE #150 SALEM OR 97301

RETURN SERVICE REQUESTED LAND USE CONTACT PORT OF PORTLAND PLANNING PO BOX 3529 PORTLAND OR 97208

RETURN SERVICE REQUESTED LAND USE CONTACT RESTORE OREGON 1130 SW MORRISON ST STE 318 PORTLAND OR 97205

RETURN SERVICE REQUESTED LAND USE CONTACT STATE HISTORIC PRESERVATION OFFICE 725 SUMMER NE #C SALEM OR 97301

RETURN SERVICE REQUESTED LAND USE CONTACT TRANSIT DEVELOPMENT 1800 SW FIRST AVE  SUITE 300 PORTLAND OR 97201

RETURN SERVICE REQUESTED PORTLAND SCHOOL DISTRICT LAND USE NOTICE CONTACT 501 N DIXON PORTLAND OR 97227

LAND USE CONTACT PROSPER PORTLAND 129/PROSPER

PORTLAND PARK TRAIL TATE WHITE B106/R1302

BRANDON SPENCER-HARTLE B299/R7000

HEARINGS CLERK 299/3100

DAWN KRANTZ B299/R5000

RETURN SERVICE REQUESTED 21-012886   REV HRNG    10-13-2021 CASE FILE BRYANT 1900 SW 4TH AVE #5000 PORTLAND OR 97201
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LIFE SAFETY COMMERCIAL PLAN REVIEW RESPONSE 

 
To: Hannah Bryant 
From: Tara Carlson, Life Safety Plans Examiner 
Date: September 13, 2021 
RE: 7140 S MACADAM AVE, 21-012886-LU 
 
The following comments are based on the plans and documents provided to the Life Safety 
Plan Reviewer. They are intended to provide the applicant with preliminary Building Code 
information that could affect this Land Use review and/or future Building Permit reviews. The 
comments may not identify all conflicts between this proposal and the Building Codes. A 
complete Life Safety plan review will be provided at the time of Building Permit submittal. The 
comments are based on the 2019 Oregon Structural Specialty Code (OSSC), or the 2019 
Oregon Mechanical Specialty Code (OMSC), henceforward referred to as the Building Code. 

 
RESPONSE SUMMARY  
Life Safety Plan Review does not object to the approval of this proposal.  Based on the 
information provided, there appears to be no conflicts between the proposal and applicable 
building codes. 

 
 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Exhibit E.1 



 
Urban Forestry 

1900 SW 4th Ave. Ste 5000, Portland, OR 97201 
Tel: 503-823-TREE (8733)   Fax: 503-823-4493 

email: trees@portlandoregon.gov 
web: portlandoregon.gov/trees 
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Urban Forestry         exhibit E.2 
Land Use Review Response 
 
Date:   September 10, 2021 
From:  Dan Gleason 

 503-823-1691, Daniel.Gleason@portlandoregon.gov 
Case File:  21-012886-000-00-LU 
Location  7140 S MACADAM AVE 
Proposal:  DZ HEARING - The applicant requests approval for a Design Review with Modifications and Greenway Review 
for upgrades to the Oregon Public Broadcasting (OPB) site located at 7140 South Macadam Avenue within tax lots 1S1E22AC-00200 
and 1S1E22A-00800. These exterior site upgrades are proposed to comply with an ¿Option 2¿ Nonconforming Development 
Assessment Covenant signed by both OPB and the City of Portland in 2017. Exterior upgrades proposed to the site are limited to those 
necessary to meet the applicant¿s obligations identified in the Covenant, and include the following: 
 
· New landscape plantings across the site to meet interior and perimeter parking lot landscaping requirements, as well as along the 
site¿s South Macadam Avenue frontage; 
· New sight-obscuring fencing along the site¿s eastern boundary as well as on the north, south, and east side of the existing satellite 
dish and generator area; 
· Removal of four existing parallel parking spaces along the east side of the existing parking structure and replacement with landscape 
planter beds; and 
· New landscape planter strip along the site¿s southern boundary adjacent to tax lot 1S1E22AC-00300. 
 
Design Review is required because the site is located in the design overlay and non-exempt exterior alterations are proposed. A Type 
III Design Review process is required to consider removal of a condition of approval from the site¿s original 1987 Design Review 
approval (DZ 15-87) that required an approximately 3-foot landscape strip along the site¿s eastern edge.  
 
Modifications are requested to three standards: 
 
1. Parking Area Setbacks and Landscaping - 33.266.130.G.2 ¿ to allow a six-foot sight-obscuring fence on the eastern property 
boundary in lieu of required landscaping meeting the L2 standard. 
2. Loading Standards ¿ Placement, Setbacks and Landscaping - 33.266.310.E ¿ to allow a six foot completely sight-obscuring fence in 
lieu of minimum landscaping requirements on the perimeter of the loading area. 
3. Fences ¿ Locations and Heights - 33.130.270.C.1.a ¿ to allow a six foot completely sight-obscuring fence within ten feet of a street 
lot line in the location of the satellite dish enclosure. 
 
Greenway Review is required because the site is located in the river general overlay and exterior alterations to existing development 
are proposed.¿ 
              
Urban Forestry has reviewed the proposal for its impact on existing street trees and heritage trees, street tree 
planting requirements and related mitigation, in accordance with Title 11, Trees.  
 
PLEASE NOTE THERE MAY BE OTHER APPLICABLE TREE REQUIREMENTS AS PER TITLE 33 
PLANNING & ZONING. 
 
A. Response Summary 

Urban Forestry does not object to approval of the proposed development subject to the following conditions: 
• All the existing healthy, non-nuisance species street trees are must be preserved and protected.  

 

mailto:trees@portlandoregon.gov
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A. Tree Plan (11.50.060) 
A tree plan must be submitted with each phase of review including land use reviews, building permit 
applications, and public works permits. A tree plan was submitted with the EA application, but additional 
tree information may be required. The plan must include the following information for street trees: 

a. The size and location of street trees adjacent to the subject property. 
a. Trees proposed to be preserved including tree protection specifications in accordance with 

11.60.030. 
b. Tree(s) proposed for removal. 
c. Tree planting plan (tree species and location(s)). 

 
 
A. Street Trees 

1. Existing Street Conditions 
a. SW Macadam St: The site has approximately 565 feet of street frontage. The right-of-way is 

improved with pavement, curbs, planting strip, and sidewalks. There are overhead high voltage 
power lines. There are 15 street trees.  All of the street trees are Raywood Ash (Fraxinus 
oxycarpa ‘Raywood’) in good condition.  They range in size from 3” to 25” DBH. 

 
2. Street Tree Preservation (11.50.040) 

Based on the proposed development it appears existing street trees may be impacted. Development 
proposals must be configured to avoid street trees.  
 
All existing street trees must be preserved at all phases of construction as they are healthy, non-nuisance 
species that are appropriate for their locations. This includes limiting impacts from the development 
such as scaffolding or heavy equipment access. Any pruning of the street trees must be permitted 
through Urban Forestry and must follow proper arboricultural practices to reduce hard to the trees.  
 
If the applicant believes the tree must be removed to facilitate development, the applicant must provide 
detailed adequate technical analysis demonstrating why the tree cannot be preserved while developing 
the site to City standards for Urban Forestry to evaluate.  
 

3. Street Tree Protection Specifications (11.60.030) 
Tree protection is required in accordance with Title 11 Trees, Protection Methods (11.60.030). Tree 
protection shall follow either the Prescriptive or Performance path. Protection methods must be shown 
on the tree plan. If using the Performance path, the alternate tree protection plan must be prepared by an 
arborist who has visited the site.  
 
Tree protection must be shown on building permits associated with this development.  
 

4. Street Tree Planting (11.50.060.C) 
The applicant has provided a conceptual street tree planting plan showing all the existing street trees as 
retained.  This plan meets the requirements of 11.50.060 for street tree planting.  Any new street trees 
must be planted at a minimum 2.5 caliper inches and be a species chosen from the appropriate list. The 
tree planting must be shown on all plan sets.   

 
a. SW Macadam St: The site has approximately 565 feet of street frontage at this location; due to 

the existing infrastructure and tree spacing, the 15 existing trees meet density.  
 

 
B. Heritage Trees  

1. Heritage Trees (11.20.060):  
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There are no Heritage Trees on or adjacent to this site. 
 

 
B. Conditions of Approval 
Urban Forestry has no objections to the proposal subject to the following conditions of approval:  

• The proposed work will not negatively impact the existing street trees required to be preserved. If 
evidence is provided any trees cannot be retained it must be evaluated by Urban Forestry prior to any 
permits allowing removal of street trees.



 
Urban Forestry 

1900 SW 4th Ave. Ste 5000, Portland, OR 97201 
Tel: 503-823-TREE (8733)   Fax: 503-823-4493 

email: trees@portlandoregon.gov 
web: portlandoregon.gov/trees 
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URBAN FORESTRY TREE REQUIREMENTS 
Early Assistance and Land Use Review 

 
Portland Parks & Recreation Urban Forestry staff review Early Assistance and Land Use Review 
materials to identify potential issues and requirements in accordance with Title 11, Trees and Title 33, 
Zoning Code. The purpose of these reviews is to identify potential issues and/or impacts on existing 
street trees, heritage trees, and trees on City-owned or managed sites (if applicable), as well as to 
provide adequate areas for future street tree planting on existing and proposed public streets. Trees 
on private property are subject to development standards from the Bureau of Development Services. 
See planning requirements for private property trees or call the Zoning Hotline at 503-823-7526.  
 
Tree Plan Submittal Requirements (11.50.070) 
 

A tree plan must be submitted with each phase of review including land use reviews, building permit 
applications, and public works permits. The tree plan information may be combined with other 
relevant plan sheets. The tree plan submittal shall include the following information: 
     

� existing improvements; 
� proposed alterations; 
� existing street trees > 3” DBH including size and location; 
� existing on-site trees > 6” DBH within 15’ of the limits of disturbance; 
� trees proposed for removal; 
� tree planting proposal, including tree size, species and location; and 
� trees to be retained and proposed tree protection measures meeting the specification in 

Chapter 11.60. 
 
Any changes to an approved Tree Plan, including amending tree species must be approved by the 
City Forester. Please note that the City Forester may not approve revised tree planting plans based 
on the lack of species availability. To facilitate species availability, it is recommended that tree 
procurement occur approximately 6 months prior to installation.       
 
Tree Mitigation (11.50.040.C.2) 
 

Healthy street trees ≥ 6” DBH that are approved for removal shall be replanted with two trees in 
addition to trees required to be planted to meet Street Tree Planting Standards, below. When street 
improvements are to partially or fully unimproved streets, healthy street trees ≥12” DBH approved for 
removal shall be replanted with two trees, with trees planted to meet Street Tree Planting Standards 
credited towards meeting this requirement. Tree replacement for trees removed shall occur in the 
street planter strip, on site, or in the same watershed either by planting or by paying a fee in lieu of 
planting in accordance with table 60-1, below. 
 
On City-owned or managed sites, healthy, non-nuisance trees ≥ 6” DBH that are approved for 
removal shall be replanted per the Administrative Rule PRK-2.04 for tree replacement standards, 
below: 
 

mailto:trees@portlandoregon.gov
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Tree Replacement for Development on City Owned or 

Managed Sites 
Size of tree to be removed 

(inches in diameter) Number of trees to be planted 

6 and up to 12 Up to 2 

More than 12 and up to 20 Up to 3 

More than 20 and up to 25 Up to 5 

More than 25 Up to 6 

 
 
Street Tree Planting Standards (11.50.050) 
 

One street tree shall be planted or retained for each full increment of 25 linear feet per side of street 
frontage. Planting is exempt when existing above or below grade utilities prevent planting of street 
trees, or if the existing design of the street will not accommodate street tree planting because the 
planting strip is less than 3 feet wide, there is not a planting strip, or there is insufficient space to add 
tree wells. Trees planted to meet street tree planting standards are credited toward mitigation 
requirements when street improvements are to partially or fully unimproved streets. When the 
required number of trees cannot be planted, a fee in lieu of planting will be required, in accordance 
with Table 60-1, below.   
 
 
 
 
 
 
 
 
 
 
 
Tree Planting Specifications 
If there are fewer than 8 required trees, they may all be the same species. If there are between 8 and 
24 required trees, no more than 40 percent can be of one species. If there are more than 24 required 
trees, no more than 24 percent can be of one species. Street tree species shall conform to the 
appropriate “City of Portland Approved Street Tree Planting List.” The City Forester may approve or 
require an alternate or unlisted species. 
 
All required street trees shall be planted in-ground following Standard Drawing Number P-581 
“Typical Street Tree installation,” except when in raised planters that are used to meet Bureau of 
Environmental Services storm water management requirements. Please include the Standard 
Drawing Number P-581 as part of the Public Works permit application. Plant materials shall be 
installed to current nursery industry standards and proper arboricultural practices [American National 
Standards Institute, ANSI A300 Part 6: Tree, Shrub, and Other Woody Plant Maintenance-Standard 
Practices (Planting and Transplanting) 2012, Tree Care Industry Association, Inc. Londonderry, NH]. 
Plant materials shall be properly supported to ensure survival. 

Table 60-1 Broadleaf Tree Size Requirements 
Development  

Type 
Tree Size 

On Site Street 
One and Two Family Residential 1.5” 1.5” 

Multi Dwelling Residential 1.5” 2” 
All others 1.5” 2.5” 
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All trees required or approved to be planted by Title 11 shall be planted or payment in lieu of planting 
made prior to the expiration of the permit or City’s final acceptance of the project, as applicable. 
However, it is encouraged that planting occur during the wet months or as per City Forester 
recommendations. Street tree planting may be deferred between May 1 and September 30 upon filing 
a performance guarantee as provided in Section 11.10.060 or other assurance deemed acceptable 
by the City Forester or BDS Director as applicable.   
 
Tree Protection Specifications (11.60.030) 
 

Trees to be retained shall be protected in accordance with Title 11 Trees, Protection Specifications 
(11.60.030.C). Tree protection shall be shown on the tree plan and include the distance from the 
trunk of the tree to the fence. A standard root protection zone is established as follows; a minimum of 
1 foot radius (measured horizontally away from the face of the tree trunk) for each inch of tree 
diameter. Protection fencing shall be a minimum 6-foot high metal chain link construction fence, 
secured with 8-foot metal posts established at the edge of the root protection zone and permissible 
encroachment area. 



 

 

Land Use Response 
Date: September 16, 2021 

To: Hannah Bryant, BDS Land Use Services 
503-865-6520, Hannah.Bryant@portlandoregon.gov 

From: Abigail Cermak, BES Systems Development 
503-823-7577, Abigail.Cermak@portlandoregon.gov 

Case File: LU 21-012886 
Location:  7140 S MACADAM AVE 

R#: R273083, R330299 
Proposal: DZ HEARING - The applicant requests approval for a Design Review with Modifications and 

Greenway Review for upgrades to the Oregon Public Broadcasting (OPB) site located at 7140 South 
Macadam Avenue within tax lots 1S1E22AC-00200 and 1S1E22A-00800. A Type III Design Review 
process is required to consider removal of a condition of approval from the site’s original 1987 Design 
Review approval (DZ 15-87) that required an approximately 3-foot landscape strip along the site’s 
eastern edge. Modifications are requested to three standards:1) Parking Area Setbacks and 
Landscaping - 33.266.130.G.2. 2) Loading Standards Placement, Setbacks and Landscaping - 
33.266.310.E.3) Fences Locations and Heights - 33.130.270.C. Greenway Review is required 
because the site is located in the river general overlay and exterior alterations to existing 
development are proposed. 

 
The following comments are based on the land use review plans and documents provided to the Bureau 
of Environmental Services (BES). Some references to Portland City Code (PCC) are included below; the 
applicant may also refer to the Auditor’s Office Online Charter and Code page. 

A. RESPONSE SUMMARY 

The applicant has not provided information addressing stormwater management feasibility and 
staff has not received a stormwater management plan to review for this project. Although there 
are no BES-specific approval criteria under the design and greenway review application, the 
applicant should be aware that utilizing parking lot landscaping areas as stormwater facilities 
could have an impact on the land use review. Therefore, it may be in the applicant’s best interest 
to submit information addressing stormwater management through this review.    

B. SANITARY SERVICE & STORMWATER MANAGEMENT 

For BES to recommend approval of the design and greenway review application, the applicant 
must demonstrate that the proposed project will accommodate sanitary disposal facilities 
(approvable under PCC 17.32) and stormwater management facilities (approvable under PCC 
17.38). The comments below relate to these requirements. 

1. Existing Sanitary Infrastructure: According to available GIS data, the following sewer 
infrastructure is located in the vicinity of the project site: 

a. There is a public 8-inch sanitary-only sewer in SW Nevada St (BES as-built # 2377). 

b. There is a public 12-inch concrete (CSP) combined sewer on the far west side of SW 
Macadam Ave (BES as-built #22313).  
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2. Sanitary Service Availability: Sanitary connections from private property that are to be 
permitted according to PCC 17.32.090 must be separately conveyed to the property line and 
connected through individual laterals to a City sanitary or combined sewer. All discharge 
must be connected via a route of service approved by the BES Chief Engineer.  

a. Proposed Development: No changes to the sanitary system have been proposed.  

3. Existing Stormwater Infrastructure: According to available GIS data, the following stormwater 
infrastructure is located in the vicinity of the project site: 

a. There is a public 8-inch storm-only sewer in SW Nevada St (BES as-built #2377). City 
records indicate that there are existing stormwater lateral connections to this sewer 
from the surface parking lots of the subject property. 

b. There is a public BES-owned 22-inch vitrified clay (VSP) storm-only sewer on the west 
side of SW Macadam Ave (BES as-built #20330). City records also indicate there are 
existing stormwater lateral connections to this sewer from the subject site. 

c. There is a 12-inch concrete (CSP) ODOT-owned storm-only sewer on the east side of 
SW Macadam Ave (as-built #15V-101). Connections to this sewer would need to be 
approved by ODOT. This ODOT sewer connects to a BES-owned 12-inch concrete 
(CSP) storm-only sewer in SW Macadam Ave (as-build unknown) which connects 
further downstream to the BES-owned 22-inch storm-only sewer described above. 

d. There is a private drainage ditch east of the subject site. 

e. There also appear to be 4-inch ODOT perforated storm-lines in SW Macadam Ave.  

f. Currently, stormwater from the public right-of-way discharges to existing storm 
infrastructure in SW Macadam (ODOT-owned) and SW Nevada (City of Portland). 

4. General Stormwater Management Requirements: Development and redevelopment sites 
that include any of the triggers listed in PCC 17.38.040 are subject to the policies and 
standards of PCC 17.38.035, Portland’s Stormwater Management Manual (SWMM) and 
Source Control Manual (SCM). Projects must comply with the current adopted version of the 
SWMM as of the permit application date.  

5. Private Property Stormwater Management: Stormwater runoff from this project must comply 
with all applicable standards of the SWMM and be conveyed to a discharge point along a 
route of service approved by the BES Director or the Director’s designee.  

a. Nonconforming Parking Lot and Landscape Requirements: As this project is bringing 
existing parking areas into compliance with current landscaping requirements per PCC 
33.258.070, the SWMM requires that new landscaped areas must also be utilized as 
vegetated stormwater facilities where feasible (refer to Section 1.2.3 of the SWMM). 
The SWMM includes examples of criteria that will be considered to determine feasibility. 
Note that if a stormwater facility is determined feasible, the facility must be sized using 
the appropriate methodology from Section 2.5 of the SWMM and should therefore be 
included in the required stormwater report.  

1) The plans submitted under this land use review indicate that it may be feasible to 
use some of the parking lot landscaped areas as stormwater management 
facilities. However, the applicant has neither provided a stormwater management 
report nor has the applicant demonstrated that using these areas as stormwater 
management is not feasible. As mentioned previously in the BES Land Use 
Response (case #17-203779, dated February 23, 2018) and the BES Pre-
Application Conference Response (case #20-121512-EA, dated April 7, 2020) it 
was recommended that the applicant address the feasibility of using the parking lot 
landscaped areas for stormwater management with the design and greenway 
review so as not to risk triggering a subsequent design review. For instance, 

http://www.portlandoregon.gov/bes/SWMM
https://www.portlandoregon.gov/bes/scm
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stormwater management facilities may limit the use of certain plant species in 
which those landscaped areas may no longer meet the zoning code landscaping 
and greenway requirements. Please note that if not completed at this stage, the 
applicant will be required to address stormwater management feasibility at building 
permit. 

6. Public Right-of-Way Stormwater Management: Stormwater runoff from public right-of-way 
improvements as required by the City of Portland Bureau of Transportation (PBOT) must be 
managed according to the standards of the SWMM and the Sewer and Drainage Facilities 
Design Manual.  

a. There are no public right-of-way improvements that will trigger BES public stormwater 
drainage improvements. 

7. Modification to Parking Lot Landscaping: The applicant is proposing a modification to 
parking lot landscaping requirements identified in the Zoning Code. For the modification to 
be approved, the applicant must show that granting the adjustment will equally or better 
meet the purpose of the regulation to be modified. In this case, the purpose statements 
include specific stormwater-related benefits. Based on the submitted plans and narrative, 
BES understands there are space constraints limiting the placement of landscaping on the 
subject site. Although the applicant is requesting a reduction of landscaping in certain areas, 
the proposal does include the installation of landscaped areas where landscaping previously 
was not located. The applicant is also proposing to reduce the number of parking lot spaces 
to increase landscaping. Additionally, it may be feasible for the applicant to use some of the 
proposed parking lot landscaped areas as stormwater facilities as mentioned above, 
however the applicant has not addressed this feasibility at this time. Overall, BES finds that 
the reduction of impervious areas and the increase in landscaped areas will help to reduce 
the amount and rate of stormwater runoff from the parking lot areas and will reduce 
pollutants in the runoff. Installation of stormwater facilities (if feasible) will further 
demonstrate how the proposal will equally or better meet the regulation to be modified. 
Therefore, with the following condition of approval, BES supports the proposed modification 
to parking lot landscaping. 

BES does not have specific approval criteria related to design and greenway reviews. Staff has 
provided the above information in order to assist BDS Land Use Services with review of relevant 
approval criteria and to inform the applicant of sewer and stormwater management requirements 
that will apply to future development of the site. 

C. CONDITIONS OF APPROVAL 
If the land use application is approved, BES recommends that the following conditions be 
included in the decision: 

1. At building permit the applicant must address the feasibility of using parking lot landscaping 
areas for stormwater management. If deemed feasible, a stormwater report for any new 
stormwater facilities would be required with the building permit application. 

D. ADMINISTRATIVE REVIEW 

The applicant may request a modification of a decision presented in this response, as applicable, 
via an administrative review as outlined in PCC sections 17.06.050, 17.32.150, 17.33.100, 
17.34.115, 17.36.110, 17.38.060 and 17.39.120 and in those sections’ associated administrative 
rules. Some portions of this response are not decisions, but guidance related to requirements that 
this proposal may be subject to during City review of other processes, such as a building permit 
or public works permit review. While these are not decisions that are ripe to be considered 
through an administrative review, if the outcome of a future administrative review needs to be 
anticipated at this time in order to inform the land use action, the administrative review process 
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may be utilized. Some items, such as technical standards, are not reviewable. For guidance on 
whether a modification can be requested and whether the land use process is the proper time to 
request it, consult with the BES staff identified above prior to submitting a request.  

There is no fee charged for an administrative review, and all BES penalties and late fees will be 
stayed pending the outcome of the review process, as applicable. To request an administrative 
review, the applicant must complete the Administrative Review Request Form (located here: 
www.portlandoregon.gov/bes/68285) and submit it to the Systems Development staff listed above 
within 20 business days of the mailing date of this response. The applicant should coordinate with 
the BDS planner to determine whether applying for an administrative review would have an 
impact on state-mandated land use timelines. 

 

 
 
 
 
 
 
 
 
 
 
 
  

http://www.portlandoregon.gov/bes/68285


Land Use Response Addendum 
Date: October 21, 2021 

To: Hannah Bryant, BDS Land Use Services 
503-865-6520, Hannah.Bryant@portlandoregon.gov

From: Abigail Cermak, BES System Development 
503-823-7577, Abigail.Cermak@portlandoregon.gov

Case File: LU  21-012886 
Location: 7140 S MACADAM AVE 

R#: R780200010, R991220380 
Proposal: DZ HEARING - The applicant requests approval for a Design Review with Modifications 

and Greenway Review for upgrades to the Oregon Public Broadcasting (OPB) site located 
at 7140 South Macadam Avenue within tax lots 1S1E22AC-00200 and 1S1E22A-00800. A 
Type III Design Review process is required to consider removal of a condition of approval 
from the site’s original 1987 Design Review approval (DZ 15-87) that required an 
approximately 3-foot landscape strip along the site’s eastern edge. Modifications are 
requested to three standards:1) Parking Area Setbacks and Landscaping - 
33.266.130.G.2. 2) Loading Standards Placement, Setbacks and Landscaping - 
33.266.310.E.3) Fences Locations and Heights - 33.130.270.C. Greenway Review is 
required because the site is located in the river general overlay and exterior alterations to 
existing development are proposed. 

This memo is an addendum to the initial BES Land Use Response issued by Bureau of Environmental 
Services (BES) staff on September 16, 2021, and is in response to the following new information that was 
received subsequent to those initial comments: 

• OPB Non-Conforming Upgrades – Stormwater Design Memo from DOWL (dated October 13,
2021) - The applicant provided a narrative and stormwater report demonstrating which parking lot
landscaping areas are feasible for stormwater management. The applicant is proposing lined
vegetated planters to manage stormwater from some areas of the existing parking lots. The
stormwater facilities have been designed under the presumptive approach and will meet pollution
reduction standards prior to discharging to the public storm-only sewer. The information provided
appears to meet the requirements of Section 1.2.3 of the 2020 Stormwater Management Manual
(SWMM).

A. COMMENTS

Based on this additional information, BES has determined that sufficient information has been
provided to demonstrate a feasible stormwater management plan for this project. BES has no
objections to approval of the environmental review application.

B. CONDITIONS OF APPROVAL

BES has no recommended conditions of approval.

C. ADMINISTRATIVE REVIEW

The applicant may request a modification of a decision presented in this response, as
applicable, via an administrative review as outlined in PCC sections 17.06.050, 17.32.150,
17.33.100, 17.34.115, 17.36.110, 17.38.060 and 17.39.120 and in those sections’ associated
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administrative rules. Some portions of this response are not decisions, but guidance related to 
requirements that this proposal may be subject to during City review of other processes, such as 
a building permit or public works permit review. While these are not decisions that are ripe to be 
considered through an administrative review, if the outcome of a future administrative review 
needs to be anticipated at this time in order to inform the land use action, the administrative 
review process may be utilized. Some items, such as technical standards, are not reviewable. 
For guidance on whether a modification can be requested and whether the land use process is 
the proper time to request it, consult with the BES staff identified above prior to submitting a 
request.  

There is no fee charged for an administrative review, and all BES penalties and late fees will be 
stayed pending the outcome of the review process, as applicable. To request an administrative 
review, the applicant must complete the Administrative Review Request Form (located here: 
www.portlandoregon.gov/bes/68285) and submit it to the Systems Development staff listed 
above within 20 business days of the mailing date of this response. The applicant should 
coordinate with the BDS planner to determine whether applying for an administrative review 
would have an impact on state-mandated land use timelines. 

 

http://www.portlandoregon.gov/bes/68285
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��������� ��	
����������������������
���

�����������
�������	�� !����"�"�	
�	#�$$%�$&#�'�% '('�)*+
�(,�-&.��/��0*+1)*-	02-"-&3�-1'4�%$%$5)�6�7!8�+,�3��*��7�
%&9  ��
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��������� ��	
����������������������
���

�����������
�������	�� !����"�"�	
�	#�$$%�$&#�'�% '('�)*+
�(,�-&.��/��0*+1)*-	02-"-&3�-1'4�%$%$5)�6�7!8�+,�3��*��7�
%&9 ���

:;<=>?��@AB@<CDE=F:DFGC:HI;<=>JDA;�



��������� ��	
����������������������
���

�����������
�������	�� !����"�"�	
�	#�$$%�$&#�'�% '('�)*+
�(,�-&.��/��0*+1)*-	02-"-&3�-1'4�%$%$�)'�-'��-� 5��� ���67 ���

89:�;<;=><=;??@><<<><<>AB�89:>>CDEFGHI�JKLFGHI�FKEM�NOPA;�QLLRJ�QGRSTUVW�XYZX�[XYZX\]̂_ÙŴ à]WbcT\UdêYTfgaW�hijiklkm�nopq�rstLu�v]w\x̀y�z\xx\_�[z\xx\_ev]w\x̀b{Y]̀d\xXY]WcYxecY|fm�\̀̀ \̂_TWx̀}�~m�sv��s��jmpje�{c�z\xx\_y�}�wYa�VxYZy�̀_W��UccW}̀�U}}aW�̀Y�TW�U}�̀_W�}̂]WWxUxc�\dYxc�̀_W�W\}̀�{]Y{W]̀w�dUxWe���rv�}�{]Y{Y}\d�U}Ỳ��aUdX�\��Wx̂Wy�ZÙ_Yà�\xw�{W]UTẀW]�d\xX}̂\{Uxce����Z\x̀WX�̀Y�T\VW�Ù�̂dW\]�Z_\̀�̀_W�XU��W]Wx̂W�U}��ẀZWWx��rv�}�{]Y{Y}\d�\xX�Z_\̀�U}�]W�aU]WXe��g_U}X]\ZUxc�}_YZ}�p�i�k�d\xX}̂\{Uxc�\dYxc�̀_W�W\}̀�{]Y{W]̀w�dUxWe����x̂W�Ù�}�\�Yà�hql��dYxc�~xỲ�̀_W�hhl�_̀\̀��rv�U}�{]Y{Y}Uxc��Y]�̀_W��Wx̂W��̀_\̀�TW\x}�hql��XU|UXWX��w�nl����mj�d\]cW�̀]WW}�]W�aU]WXy�Z_Û_�U}Z_\̀���X]WZe���̀�p��ZUXW��w�hql��dYxcy�̀_\̀�U}�\d}Y�kyhll�}��Y��{W]|UYa}�d\xX}̂\{Uxc��WXy�|W]}a}��W]Y��Y]�̀_W��Wx̂We�g_\̀�_\}�̀]WTWxXYa}�}̀Y]TZ\̀W]y�_\�Ù\̀y�̂YYdUxc�\xX�\W}̀_ẀÛ�|\daW�̀_W��Wx̂W�XYW}x�̀�_\|We�Ya�̂\x�}WW�\̀�\�cd\x̂W�̀_\̀�̀_W��Wx̂Wy�Z_UdW�{]Y|UXUxc�}̂]WWxUxc�\̀�c]YaxX�dW|Wdy��\dd}��\]�}_Y]̀�Y��̀_W�a��W]Uxc�\xX�Ỳ_W]��WxW�Ù}�̀_\̀�kyhll�}��Y��{d\x̀Uxc�ZÙ_�mj�d\]cW�̀]WW}�~Y]�nk�}T\dd�YxW}��ZYadX{]Y|UXWe��g_W�XU��W]Wx̂W��]YT�Ya]�_Ya}W�\xX�̀_W�{\]V�ZYadX��W�Ux̂]WXU�dWe��T�xỲ�}\wUxc�̀_\̀��rv�}_YadX�{]Y|UXW�̀_W�p�i�k��Ù�XYW}x�̀��Ùe����T�}\wUxc�̀_\̀��rv�xWWX}�̀Y�XY�\�dỲ�Ẁ Ẁ]�̀_\x�\��Wx̂W�\dYxWy�cU|Wx�̀_\̀�̀_W��Wx̂W��\dd}�}Y��\]�}_Y]̀�Y��̂YT{\]Uxc�̀Y�̀_W�]W�aU]WX�p�i�ke���Y_̀W��Ùw�}_YadX�]W�aU]W�\}�T\xw�̀]WW}�\xX�Ỳ_W]�d\xX}̂\{Uxc�\}�ZUdd��Ùy�{da}�Ỳ_W]�̂YxXÙUYx}�dUVW���|WTWx̀UYxWX�~dUc_̀�}_UWdXUxcy�Ẁ ê�e���dd�T\VW�\�}{ŴU�Û�dU}̀�Y��̀_Y}Wy�\dYxc�ZÙ_�\�X]\ZUxcy�d\̀W]�~Yx̂W��rv�a]xU}_W}�\̂ à\d�}Ẁ�\̂V�XUTWx}UYx}�e�Y�xWWX�̀Y�]W{dw�̀Y�̀_U}esUVWsÛ_\Wd��YZXy�r]W}UXWx̀�YZX��]̂_ÙŴ à]W��x̂el�pn����sUdW}��̀]WẀrY]̀d\xXy��]WcYx����km�~pln��q�m�ph�pWT\Udo��XYZX\]̂_ÙŴ à]WbcT\UdêYT�
LU 21-012866 DZM GW
F.5



��������� ��	
����������������������
���

�����������
�������	�� !����"�"�	
�	#�$$%�$&#�'�% '('�)*+
�(,�-&.��/��0*+1)*-	02-"-&3�-1'4�%$%$256/�789:�;)<�$�(:04=> ��5

?@A�BCD�EFEGHFGEIIJHFFFHFFHKL�MNO�PQR@�NSTQPUV@W@�NW@PMXYZ[�\]̂ \�_\]̂ \̀abcYd[bdea[fgX Ỳhib]Xjke[�lmnmopoq�qoroo�stuQA�vaẁxdy�z̀xx̀c�_z̀xx̀civaẁxdf{]adh̀x\]a[g]xig]|jz̀xx̀cykc̀xZ}i�~�v�c̀}��[[x�}]��̀\�]|[a�dc[�h̀}d��[̂�w[̀a}��̀�d[a��[Yxg��Yx[��]a�w[̀a}��[�]a[�dc̀d��dc̀d�dc[Y\[̀�dc̀d�dc[w�\�̀}Z�X[�d]�{a]|Y\[�]ea�]̂ x�}ba[[xYxg�Y}�d]d̀hhw�Yx�Z[[{Yxg�̂Ydc�]dc[a�dcYxg}�dc[w�|[}̀Y\�̀x\�\]x[i���]�dc̀d�}�g]]\�d]�c[̀a�dc[w�}̀Y\�̂c̀d�dc[w�\Y\i��k]]��̀\�̀�]ed�dc[�}Yd[�|Y}Ydy��ed�̂[�b̀x�̂]aZ�̀a]ex\�dc̀di��ex\[a}d̀x\�̂c̀d�~�v�Y}�bh̀YXYxg�̀�]ed�dc[�}{̀b[�̀|̀Yh̀�h[��]a�̀�\aY|[̂ ẁ�{he}�h̀x\}b̀{Yxg�]x�dc[[̀}d�}Y\[�]��dc[��eYh\Yxgi����[}y�dc[w�̀a[�b]aa[bd�dc̀d�dc[a[�Y}�x]d�[x]egc�a]]X��]a�̀�qo��̂Y\[�\aY|[̂ ẁ{he}�̀����̂Y\[�{h̀xd[a��]a�dc[�h[xgdc�]��dc[�X Ỳx��eYh\Yxg��x]d�dc[�g̀àg[�i��ved�dc[a[����a]]X��]a�̀���{h̀xd[a��]a�̀�}e�}d̀xdỲh�{̀ad�]��dc̀d�h[xgdcy�̀x\�Y��dc[�\aY|[̂ ẁ�Y}�a[\eb[\�d]�qq�y��[d̂[[x�dc[�h]̀\Yxg\]]a�̀x\�dc[�x]adc�[x\�]��dc[��eYh\Yxgy�dc[a[�Y}�a]]X��]a�̀�{h̀xd[a����̂Y\[�]a�bh]}[�d]����[|[x�dc[a[i�kc[w�̀ha[̀\w�̀a[�{a]{]}Yxg�h[̀|Yxg�dc[�\aY|[̂ ẁ�]xhw�qq��n��̂Y\[�̀d�dc[�}]edc�[x\�]��dc[�{̀aZYxg}daebdea[y�̀x\�dc[�]xhw�a[̀}]x��]a�Yd��[Yxg�x̀aa]̂ �dc[a[�Y}�dc̀d�dc[a[�}�̀�}X h̀h�bea��dc[a[�dc̀d�b]eh\[̀}Yhw��[�X]|[\i��kc̀d�X[̀x}�dc[w�\]x�d�dcYxZ�̀�qo��XYxi�Y}�̂]adc�}{[x\Yxg�̀��[̂�cex\a[\�\]hh̀a}�d]X]|[�̀��[̂��[[d�]��bea�i��ish}]y�~�v�Y}�bh̀YXYxg�dc[�a[̀}]x�dc[�\aY|[̂ ẁ�Xe}d��[�qo��̂Y\[�Y}�dc̀d�Yd�Y}�̀�{̀aZYxg�̀a[̀�̀Y}h[i�ved�YdY}x�d��dc[a[�}�x]�{̀aZYxg�̀h]xg�Ydi����\]x�d�Zx]̂ �]��̀xw�]dc[a�a[�eYa[X[xd��]a�̀�\aY|[̂ ẁ�̂Y\dci���d�}�x]d�̀�Ya[�h̀x[i���][}�~�v�kcY}�Y}�̀hh�̂cw�Yd�̂ }̀�}]�̂a]xg��]a�~�v�d]�gY|[�\[b[{dY|[�\YX[x}Y]x}�]x�Yd}�h̀d[}d�h̀x\}b̀{[�{h̀xi�kc[\YX[x}Y]x}�\]��~k�}c]̂ �dc[�d]d̀h�̂Y\dc�̀|̀Yh̀�h[i���]e�b̀x�}[[�dc̀d�dc[w�̀a[�x]d�d̀Z[x�d]�dc[{a]{[adw�hYx[�Y��w]e�[xh̀ag[�dc[�}Yd[�{h̀xi��kc[w�̀a[�}[|[àh�Yxbc[}�h[}}�dc̀x�dc[�\YX[x}Y]x}�dc̀d�̂[a[�Yxdc[��̀ahw�s}}Y}d̀xb[�\à Ŷxg�dc̀d���}[xd�w]ey�̀x\�dc̀d�\à Ŷxg�̂ }̀�\]x[�̀�d[a�dc[�h̀d[}d�}ea|[w�dc̀ddc[w��eaxY}c[\�d]�w]ei���]�dc[��̀ahw�s}}Y}d̀xb[�{h̀x�̀{{[̀a}�d]�}c]̂ �dc[�dae[�\YX[x}Y]x}�̀|̀Yh̀�h[yx̀\�dc[w�}c]̂ �dc[a[�Y}�{h[xdw�]��a]]X�d]�̀\\�}YgxY�Yb̀xd�h̀x\}b̀{Yxg�[|[x�̂Ydc�̀�qo��̂Y\[�\aY|[̂ ẁyx̀\�[|[x�X]a[�̂Ydc�̀x�qq��]a�qq��n��\aY|[̂ ẁikc[�̀bdèh�\YX[x}Y]x}��a]X�dc[�[̀}d��eYh\Yxg�̂ h̀h�d]�dc[�{a]{[adw�hYx[�̀a[�̀�]ed�qlio���̀d�dc[�x]adc[x\�]��dc[��eYh\Yxgy�̀x\�qnio���̀d�dc[�}]edc�[x\i��kc̀d�X[̀x}�̀�qo��̂Y\[�\aY|[̂ ẁ�h[̀|[}�̀�]ed�lio���̀ddc[�}]edc�d]�oio���̀d�dc[�x]adc��]a�̀��[xb[��̀��[̂�Yxbc[}�̂Y\[��{he}�{h̀xdYxgi��~ay��io���d]��io���̂Ydc�̀xqq��̂Y\[�\aY|[̂ ẁi���x�[Ydc[a�b̀}[y�dc[�h]̀\Yxg�̀a[̀�̂]eh\��[�dc[��ehh�̂Y\dc�d]�dc[��[xb[y�̂Ydc�x]h̀x\}b̀{Yxgy�]a�̀�]ed�q���̂Y\[��̀�|[aw�g[x[a]e}����̂Y\[a�dc̀x�a[�eYa[\ikc[a[�}�̀h}]�̀�{]}}Y�YhYdw�d]�̀\\�̀�}[b]x\�h]̀\Yxg�}{̀b[�Yx��a]xd�]��dc[�g̀àg[y�̂cYbc�̂]eh\�̀hh]̂\[hY|[aw�|[cYbh[}�d]�{̀aZ�̂Ydc�[x]egc�a]]X��]a�]dc[a�|[cYbh[}�d]�{̀}}�[̀}Yhwi����hh�}c]̂ �w]e�dc̀d�Yx�̀\à Ŷxgi���d�̂]eh\��[�|[aw�e}[�eh��]a�~�v�Yx�Xw�]{YxY]xi����|[��[[x�dawYxg��]a���w[̀a}�d]�g[d�~�v�d]h]]Z�̀d�dc̀d�]{dY]xy��ed�dc[w�|[�x[|[a�̀ga[[\�d]�d̀hZ�d]�X[�̀�]ed�Ydikc[�]dc[a�dcYxg�d]�a[X[X�[a��~�v�bc]}[�d]�h]b̀d[�dc[��eYh\Yxg�bh]}[a�d]�dc[�{a]{[adw�hYx[�dc̀x�̂c̀d^̀}�̀{{a]|[\y�dc[x�bc]}[�x]d�d]�d[hh�dc[��Ydw��]a�dc[�{̀}d�dca[[�\[b̀\[}i���|[x�}Yxgh[��̀XYhw�c]e}[

LU 21-012866 DZM GW
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�;�<==>?@A<B?�CDE>�BFD>DEGF�@DHH?IBJK��L?JBM�N<II<F�OPQRS�HAT?�UDVU�WUDVU<>@FAB?@BE>?XGH<AYK@DHZ�[\]̂S�_E?JU<CM�̀?=B?Ha?>�bM�cdce�cfdg�hi�jQS�L>C<IBM�N<II<F�WN<II<FKL>C<IBX=D>BY<IUD>?GDIKGDkZ�[lmn\ôS�phL�qr�cesdecttu�vwi�xy�zDE>�B>??J�IDV�BD�a?�>?HDk?U�{|}}|~�����|}������|������������}�������|�}����~|}�������������|}���|��}����|}���~|���~�����������~�������|�����������}��~���|������������~���|���}���|�|���|���}�������������������������}���~����������|����~���|�������������}��������������������~�������|�|����~���|��������}�}��������~����|�|��|����}��|}������~�����������|�~����|���}������~|���|}�������}�}�����~������}�~���������}�~���|�����������~�������������|������|��|�|���~�����}���������~�������~����������~|���|��|������}��~��}��������������|�}��}�����~����|������������|������~�������������}��������������������|���������|���|}���|������������� ���|�������¡¢���|���������|�£�����������������������|�������~���}����¡���|�������������~|��������|������|���������|�~�|������|����¤�����~��}����}���|��|�����~��}��������������~���|�����}���|�������������|�|�£��~|���~������}������������~������|}�~���������|����¥����|}�����������~���~������~|���~��������}���������~|��|��������|�����������~���������~��|����~|}��~������������}���}�����~|����|��������~������|}�~���������|���������������|�������������|�������}����~|��¦�§ �̈|���������~|�����~|��}���~������������|����~��������|���}����}������~����������������}�©�|�����|�����~��������|�����}���������~���}�����ª�������~������|���}��|��|�|����������~���|��������|��}����~���|������«��������}��~���|}���������|���~��������|}���~���|��������������}��£�������~|������|}��¦�§ �̈~|�����|��¤����~|��|�}�©�|��������|���|��|���������|���~�����������~|������������~|���~���������������}��~�������������|����~��������|��ª����������~|�������}�������~������|��}�¬©©�������~���|���}��|��|�|�������|}�|����|��}������}�|���������|�����~|��������|�����}����}�|��|���}�|��|���©©®���}����~|��|��|��|��|��������|��|����©�|��������|���}��̄ «�©©�~����������������~������}���ª��¡�|}���°±°²����}�|���}�������~����|���~�������|��}��|}���}�|�����}�������}��������|����}��|}��~�������~|����}����������|�������}�����~��������|���}�����~����~�����|���������©©����~�����~�����|���~�����}�|}��|��������|�����������~���������������~����}��~�����©�|���������}��~��������}���~���}��|}�������~���������������|���}��}���~�|�����~��~��������|�����}������������}��}����}��|}�������}����~���������}�������������©©���~������~�����©�|��������|����|������}��������������|}���|����~����~�����|��}��|��������|���|��������|�����}������|������}��|��������|���}����|������~��}|�������������|�������~����������}��}�����������|����������



��������� ��	
����������������������
���

�����������
�������	�� !����"�"�	
�	#�$$%�$&#�'�% '('�)*+
�(,�-&.��/��0*+1)*-	02-"-&3�-1'4�%$%$+�1"�$5-
+�678�#)�9*�: &  � 

;<=>�?�@AA�B@�CDE�=FG�HC;I�JBKKBFL�MNN�><A�NMOP�K=PLA@>Q�RM@>�BRSMP>=F>�>PAA@�MF�B>@�@B>A�>M�R=JA�><AGPBTAU=V�WX�UBGAP�><=F�U<=>�=KPA=GV�<=@�UMPJAG�NBFA�NMP�MTAP�WY�VA=P@Z��[\]̂�̂\_̀abcde�fghiij_kgbl���m?JA�Dn�oL=BFQ�CDE�GMA@�FM>�pMRROFBp=>A�UB><�RAQ�@M�?XR�FM>�=qKA�>M�=@J�><AR�=qMO>�><B@Z��mBp<=AK�HMUGQ�DPA@BGAF>HMUG�oPp<B>Ap>OPA�?FpZrsW�n�mBKA@�n>PAA>DMP>K=FGQ�CPALMF��truvtwsYWx�uyuzrrY{AR=BK|��GMUG=Pp<B>Ap>OPA}LR=BKZpMR��



��������� ��	
����������������������
���

�����������
�������	�� !����"�"�	
�	#�$$%�$&#�'�% '('�)*+
�(,�-&.��/��0*+1)*-	02-"-&3�-1'4�%$%$$5��61��"�+17"!$1�#���8 & ���
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LU 21-012866 DZM GW
F.11



��������� ��	
����������������������
���

�����������
�������	�� !����"�"�	
�	#�$$%�$&#�'�% '('�)*+
�(,�-&.��/��0*+1)*-	02-"-&3�-1'4�%$%$5�%��/�"*+)
�.'6,7$"!�8 ���
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=>?@ABCDE�F?GH>C��IJKLIMNOPQ�KRKSJJOTGUBVAW��D>XDB?YZV@GY@[?G\HUBVA]Y>U�FC�̂[GE�_G̀�LTE�KOKL�B@�JWPK�ab�c?dBC@E�eBCCBZ�feBCCBZ]c?dBC@\ >̀?@ABCD>?GH>C]H>ghX?>@GW�eV�bViGE��j>�d>[�ZBgG�@VUG�@>�YZB@�@>DBdk�l�B̀ ?̀GYVB@G�BAA�d>[?�@VUG�BCD�m>Y[n�>C�ZGÀVCH�@ZVn�nV@GY>UG�VC@>�Y>U ÀVBCYG�XV@Z�Y[??GC@�Y>DG]�l�XBC@�@>�UBiG�n[?G�d>[�ZBgG�B�ZGBDn�[̀�Bo>[@@ZG�nY>̀G�>m�@ZVn�?GgVGX�BCD�CGp@�n@G̀n�m>?�GpVn@VCH�>?�m[@[?G�nV@G�Y>CDV@V>Cn�@ZB@�B?G�C>@o?>[HZ@�VC@>�Y>Cm>?UBCYG�B@�@ZVn�@VUG]��l�ZBgG�BA?GBDd�BniGD�F=c�@>�̀?>gVDG�BDDV@V>CBA�@?GGn�>C�@ZG�n>[@Z�GCD�>m�@ZG�nV@G]�̂ZGdZBgG�n>UG�AGHV@VUB@G�>̀G?B@V>Cn�Y>CYG?Cn�?GHB?DVCH�̀?>@GY@VCH�?>>@�q>CGnE�̀?>@GY@VCH@?GGn�BCD�UBVC@BVCVCH�gGZVYAG�@[?C�?BDV[n�B@�@ZG�_r�Y>?CG?E�o[@�B?G�Gp̀A>?VCH�n>A[@V>Cn]�l�BUX?V@VCH�@ZG�n@Bmm�?G̀>?@�C>XE�n>�V@sn�̀>nnVoAG�@ZGnG�̀?>̀>nGD�n>A[@V>Cn�XVAA�C>@�oG�nZB?GD[C@VA�@ZG�ItPO�ZGB?VCH]�lm�n>E�@ZG�n@Bmm�?G̀>?@�XVAA�n[HHGn@�Y>CDV@V>Cn�>m�B̀ ?̀>gBA]��uG�YBC�DVnY[nn�m[?@ZG?�VC�B�YBAA]�=AGBnG�AG@�UG�iC>X�>m�BCd�o?VGm�XVCD>Xn�d>[�ZBgG�@>DBd]�cGn@E�eBCCBZ��vG@�F[@A>>i�m>?�VF_wxyz{�|}~����������������}���������|�}����|������{��������������|�������������������� �¡��¢y{�£�������¤�������¤������£�����������������������¥���¦§̈�©�{�ª���«¡£�¬���®���̄ �̄�°±��²³���́��́�����~�}́�́�µ�}�������}��������������́���}���eBCCBZE�l�C>@VYGD�l�UBDG�n>UG�UVn@BiGn�VC�DV?GY@V>CnE�G@Y]�@ZB@�XVAA�UBiG�̀B?@n�>m�@ZVn�GUBVAY>Cm[nVCH�@>�m>AA>X�BCD�XVAA�YZBCHG�n>UG�C[UoG?n�nAVHZ@AdE�BA@Z>[HZ�@ZGd�D>C¶@�YZBCHGBCd�>m�@ZG�̀>VC@n]���l¶AA�nGCD�d>[�@ZG�Y>??GY@GD�gG?nV>C�@>U>??>X]���bViG�bVYZBGA�j>XDE�=?GnVDGC@j>XD�a?YZV@GY@[?G�lCY]JNP�_�bVAGn�_@?GG@=>?@ABCDE�F?GH>C��IJKLIMNOPQ�KRKSJJOTGUBVAW��D>XDB?YZV@GY@[?G\HUBVA]Y>U��



��������� ��	
����������������������
���

�����������
�������	�� !����"�"�	
�	#�$$%�$&#�'�% '('�)*+
�(,�-&.��/��0*+1)*-	02-"-&3�-1'4�%$%$5�6�*�"78�9:�
��8,;�+1�$< 4�!

��=>�?@>A�BCD�EFA�GHGE�IJ�KLFG�M?�NOPC�Q@RQ�SQ@RQITUVOJCUJWTCXYNIOZ[U@N\�RT@JCL�]I>>IVA=M̂_̀�TCaWC̀J�J@�DT@bOQC�>@�ZI>Q̀UIDO>Y�IZ@>Y�OJ̀�CÌJ�DT@DCTJc�ZO>C�Ò�JVC�N@̀JÒY>OdOUI>J�QCbOIJO@>�dT@N�e@>O>Y�TCaWOTCNC>J̀�O>�JVÒ�TCbOCR[��fgh�ijk�lfm�njopqr�stuvk�owjux�vijv�uv�ojyzv�{uv�jy|�wjyrkojtuy}�jw~y}�uvk�qjkv�t�~tq�v|�wuyq��nqiuyr�uvkxjuy�nsuwruy}��~��t�~�qy�vijv�uv�ki~swr�nq�q�qxtvqr�{�~x�t�~�uruy}�jy|��i|�viuk�xjvvq�k��=M̂_̀�TCaWC̀JCQ�N@QOdOUIJO@>�O>b@ZbC̀�>@J�@>Zc�RIObO>Y�I�̀OY>OdOUI>JTCaOWTCQ�>@>U@>d@TNO>Y�WDYTIQC��I�K_��G��WddCT����_�Z@>Y���WJ�IZ̀@�RIObO>Y�JVC�JVC�F_ZI>Q̀UIDC��WddCT�JVIJ�=M̂�IZTCIQc�IYTCCQ�J@�DT@bOQC�O>�E���A��WJ�JVC>�UV@̀C�J@�bO@ZIJC�c�COJVCT�TCN@bO>Y�OJ�@T�>CbCT�O>̀JIZZO>Y�OJ[���VC�DT@D@̀CQ�̀W�̀JOJWJC���I�R@@QC>�dC>UC��ROZZ�DT@bOQC�I�Y@@Q�Z@R�bÒWIZ�̀UTCC>A��WJ@JVCTRÒC�ROZZ�VIbC�>@>C�@d�JVC�@JVCT��C>CdOJ̀��̀VIQO>YA�̀UTCC>O>Y�I�@bC��_A�ROZQZOdCVI�OJIJA�I�OZOJc�J@�UIDJWTC�̀J@TNRIJCTA�I�K_�ROQC�DVc̀OUIZ��WddCT�DTCbC>JO>Y�bCVOUZC�IUJObOJcUZ@̀C�J@�JVC�DT@DCTJc�ZO>C��@d�JVC�K_��G�̀UTCC>[���VIJ�̀UTCC>�IJ����_�Z@>Y��c�K_�ROQC�R@WZQDT@bOQC�>CITZc�GA�HH�̀d�@d�ZI>Q̀UIDCQ�ITCI�I>Q�B�������ZITYC�JTCC̀[���bC>�JVC�F_�ROQCZI>Q̀UIDC��WddCT�VÌ��C>CdOJ̀�JVC�dC>UC�IZ@>C�UI>_J�DT@bOQC[������VC�CÌJ�DT@DCTJc�ZO>C�Ò��c�dIT�JVC�N@̀J�ONDIUdWZ�DITJ�@d�JVC�DT@�CUJ�d@T�ẀA�I>Q�d@T�JVCDITP_̀�ẀCT̀�I>Q�ROZQZOdC[�i|�fgh�ijk�y~v�njopqr�st�uvk�owjux�vijv�y~�wjyrkojtuy}��uww�{uv��JVO>P�=M̂�Ò�U@TTCUJ�JVIJ�JVCTC�Ò>_J�T@@N�d@T�ZI>Q̀UIDO>Y�IZ@>Y�OJ̀�CÌJ�DT@DCTJc�ZO>CdT@N�B[��CbIQI�̀@WJVRITQ�J@�JVC�>@TJVCÌJ�U@T>CT�@d�OJ̀�NIO>��WOZQO>Y[��̂WJ�JVIJ�Ò>_J�JVCUÌC�IJ�JVC�CÌJ�QTObCRIc�ITCI��CVO>Q�JVC�NIO>��WOZQO>YA�J@RITQ̀�JVC�̀@WJV�C>Q�@d�JVCÒJC[��=M̂_̀�NIO>��WOZQO>Y�Ò�>@J�DITIZZCZ�J@�JVC�CÌJ�DT@DCTJc�ZO>C[���VC�̀CJ�IUP�Ò�>ITT@RC̀J�IJJVC�>@TJV�C>Q�@d�JVC�IDDT@�ONIJCZc�GHH_�Z@>Y��WOZQO>Y_̀�CÌJ�RIZZA�I>Q�ROQC>̀�J@RITQ̀JVC�̀@WJV[��=M̂_̀�C�ÒJO>Y�U@>QOJO@>̀�̀OJC�DZI>�I>Q�̀WTbCc��@JV�̀V@R�I��WOZQO>Y�̀CJ�IUP@d�EF[�E_�IJ�JVC�>@TJV�U@T>CT�@d�JVC��WOZQO>Y_̀�CÌJ�RIZZA�I��QTObC�IÒZC��E�[�_�ROQC�IJ�JVCTCUC̀ C̀Q�Z@IQO>Y�Q@@T�O>�JVC�NOQQZC�@d�JVIJ�RIZZA�I>Q�I��QTObC�IÒZC��E�[�_�ROQC�IJ�JVC@̀WJV�C>Q[���_N�dO>C�ROJV�VIbO>Y�JVC�DT@D@̀CQ�dC>UC�ROJV�>@�ZI>Q̀UIDO>Y�IJ�JVC�Z@IQO>Y�ITCI[���_N�IZ̀@dO>C�ROJV�>@�ZI>Q̀UIDO>Y�>@TJV�@d�JVIJ��dT@N�JVC�Z@IQO>Y�ITCI�J@�JVC�>@TJVCÌJ�U@T>CT�@dJVC��WOZQO>Y���CUIẀC�JVIJ�ITCI�JIDCT̀�Q@R>�J@�EF[�E_A�RVOUV�R@WZQ�ZCIbC�@>Zc�E[�E_IbIOZI�ZC�ROJV��I�EG_�ROQC�QTObCRIcA�RVOUV�Ò�I�TCÌ@>I�ZC�NO>ONWN�QTObCRIc�ROQJV[���=���O>�TCYITQ�J@�TCÌ@>I�ZC�NO>ONWN�QTObCRIc�ROQJVL��=M̂_̀�QTObCRIc�ROQJV��ẀJ>@TJV�@d�JVC�>@TJVCÌJ�U@T>CT�@d�JVC��WZOQO>Y�Ò�EE[�_�IUU@TQO>Y�J@�=M̂[�BO>UC�CbCTcbCVOUZC�QTObO>Y�̀@WJV�@d�JVIJ�UI>�dOJ�JVT@WYV�JVIJ�ROQJVA�I�EG_�ROQJV�R@>_J��C�TC̀JTOUJObC[��Z̀@A�JVC�O>̀OQC�ZI>C̀�@>�IQ�IUC>J�B�?IUIQIN��I�BJIJC�]OYVRIc��ITC�I�@WJ�EE_�ROQCA�ẀCQ�c�JV@ẀI>Q̀�@d�bCVOUZC̀�QIOZc�ROJV�I�̀DCCQ�ZONOJ�@d�FK�NDV[���d��@>Zc�EE_�R@TP̀�d@T�JVCJ̀IJC�VOYVRIcA�UCTJIO>Zc�EG_�Ò�C>@WYV�d@T�=M̂_̀�DTObIJC�QTObCRIc�IJ�>@>�Z@IQO>Y�ITCÌ[�
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=>?@A�BC�DEF�GHIJKLHHMIHNO�MBPIHNO�PQFPR�DEF�PSPHMPKMF�THIDE�PD�DEF�NPQQBTFUD�VPD�DEFUBLDEFPUD�WBQNFQX�HU�YZ[\][�@EF�IQHSFTP̂�THIFNU�K̂�PKBLD�P�CBBD�NBQDETPQIU�DB�DEFMBPIHNO�PQFP�ILF�DB�DEF�KLMHIHNO�KFHNO�U_FTFI�CQBG�DEF�̀QB̀FQD̂�MHNF[��@EPD�GFPNU�DEPDTHDE�P�Ya]�THIF�IQHSFTP̂R�DEFQF�HU�P�GHNHGLG�BC�b[\]�PNI�L̀�DB�PKBLD�c[\]�MFCDBSFQ[�=LKDQPWDHNO�PKBLD�Zd�CBQ�CFNWF�THIDE�PNI�Zd�CBQ�P�WLQKR�DEPD�̂HFMIU�PKBLD�e[\]�DB�b[\]�CBQDEF�PWDLPM�̀MPNDHNO�KFIR�TEHWE�HU�P�̀FQCFWDM̂�QFPUBNPKMF�KFI�THIDE[��fg�hijkj�lm�ngkjomgn�pqr�migstu�ngh�vj�kjwslkju�hg�xkgyluj�oh�tjomh�o�z{�|luj�}j~�tsuln���jn�jonu��skv��vju�ln�hioh�okjo��i��pqr{f��tol��hioh�lh��on{h�xkgyluj�tonum�oxln��ln�hioh�okjo�vj�osmj�hij�kj�jnhmskyj��mig|m�hij�vsltuln��lm��tgmjk�hg�hij�jomh�xkgxjkh��tlnj�hion�|ioh�|omoxxkgyju�ugjm��p��igtu�sx�@EF�Y��\�P̀ Q̀BSPM�WPMMFI�CBQ�P�UFDKPW_�BC�e�]�DB�DEF�QPHM�WFNDFQMHNFR�̂HFMIHNO�P�Y\]�UFDKPW_CQBG�FPUD�TPMM�DB�FPUD�̀QB̀FQD̂�MHNF[��>��]U�WLQQFND�GFPULQFGFNDU�UEBT�HD�HU�UEBQD�BC�DEPDK̂�BNM̂�bd�VYZ[\]�HU�YZ]J�dX�PD�DEF�NPQQBTFUD�UBLDE�FNI�BC�DEF�IQHSFTP̂R�PNI�TFMM�>����Y\]PD�DEF�UBLDE�FNI�BC�DEF�MBPIHNO�PQFP[��@EF�Y��\�MPNI�LUF�P̀ Q̀BSPM�WPMMFI�CBQ��d��������������������������������� ¡�¢�����������������£��¤������������£���¥��¤������¦��������¢¤����������£����������������§̈������©��£�����¤���������������ª«��>���POQFFI�DB�DEPD�WBNIHDHBN�HNY��\R�TEFN�>���DEBLOED�HD�EPI�Y\]�THIDE�PSPHMPKMF[��fg�pqr{m��tol��hioh�lh��on{hxkgyluj�hioh�ln�¬¬®�|ijn�lh{m�gnt��migkh�v��o��j|�ln�ijm�oh�hij�nokkg|�jnu��ōjmng�mjnmj�°MUBR�>���EPU�NBKBÎ�DB�KMPGF�KLD�HDUFMC�CBQ�KLHMIHNO�HDU�KLHMIHNO�WMBUFQ�DB�DEF�̀QB̀FQD̂MHNF�DEPN�TEPD�TPU�P̀ Q̀BSFI[��>���UEBLMIN]D�KF�MFD�BCC�DEF�EBB_�CBQ�̀QBSHIHNOMPNIUWP̀HNO�DEPD�THMM�CHD�±LUD�KFWPLUF�HD�IBFUN]D�TPND�DB�̀QBSHIF�HD[��²EHMF�³�UL̀ B̀QD�DEFUWQFFNHNO�CFNWF�DEPD]U�̀QB̀BUFIR�PU�GFNDHBNFI�PKBSF�HD�IBFUN]D�̀QBSHIF�DEF�UPGFKFNFCHDU�PU�MPNIUWP̀HNO[��@EF�MPNIUWP̀HNO�THMM�PII�̀FQSHBLU�PQFPR�EPNIMF�UDBQGTPDFQQLNBCC�CQBG�DEF�IQHSFTP̂�̀PSHNOR�PII�OQFFNFQ̂R�PII�UWQFFNHNO�DPMMFQ�DEPN�Z]R�PNI�PUULQFDEPD�DEF�IQHSFTP̂�HU�NPQQBT�FNBLOE�DEPD�̀FB̀MF�TBN]D�KF�PKMF�DB�̀PQ_�PMBNO�DEFIQHSFTP̂[��³D�PMUB�TBN]D�HNDFQCFQF�THDE�MBPIHNO�KFWPLUF�³]G�NBD�̀QB̀BUHNO�DB�PII�PN̂MPNIUWP̀HNO�PD�DEF�MBPIHNO�PQFP[fg�o�z{�xtonhjk�́f�jomlt��o�iljyovtj��kg��hij�mgshijomh�xkgxjkh���gknjk�jomh|oku�hghij�tgouln��okjo�oh�hij��luutj�g��hij�jomh��o�oujµ�onu�hijkj{m�ng�kjomgn�pqrmigstun{h�vj�kjwslkju�hg�xkgyluj�lh�¶H_F�=��³]MM�UFNI�̂BL�P�GPQ_L̀�BC�>��]U�UHDF�̀MPN�DB�UEBT�DEHU�SHULPMM̂[¶HWEPFM�·BTIR��QFUHIFND·BTI�°QWEHDFWDLQF�³NW[\ce�=�¶HMFU�=DQFFD�BQDMPNIR�>QFOBN���\aY�
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;<=�>?�@ABCA@DDE�FGH�IJ�KLMNOP�QRSSNMMNRP�MTRUVK�WL�XRVK�YWRUX�RUXBRZBMQR[LNXLSM\]̂_�̀ab̀ �c̀ ab̀ defg]h_fhie_jk\d]lmfa\noi_�pqrsqtutr�ruvtw�xyzR{�|e}d~h���d~~dg�c�d~~dgm|e}d~hj�aehld~̀ae_ka~mka�n�d~~dg��ogd~̂�}ai��ae�hdl̂]~k�b]hg�\_�hàd}m���\�laâ]~k��aebdè�ha��]~]�g]~k�aie�̀]�fi��]a~�ogie�̀d}m�~�hg_�\_d~h]\_����i~̀_e�hd~̀�hg_�l]\]h_̀��fa�_�a��hg]��e_�]_bm����̀��e_�_e�����hg_�~a~fa~�ae\]~k]��i_���_�]~flì_̀�]~�hg]��e_�]_b��dla~k�b]hg�dll�hg_��a~]~k��]aldh]a~�m����hg]~̂�~ah�̀a]~k�hgdhkided~h__���ea�l_\����ifg�d���x|�gd�]~k�ha�h_de�aih�baê�d��ea�_̀�]~�hg]��e_�]_b�d��d�e_�ilh�a�_̀f]�]a~��]~��a\_��ihie_�e_�]_bm���dl�a�hg]~̂�]h���bea~k�ha�gd�_��x|��]k~�d~�dke__\_~h��hdh]~k�]h�b]llfaee_fh�dll�~a~fa~�ae\]~k�]h_\���hg_~�a~l}�e_�]_b�hg_�]h_\��hgdh�b_e_�]̀_~h]�]_̀��}�|���_del]_e�bg_~�x|��i�\]hh_̀��ld~��hgdh�b_e_~�h�dffiedh_�ae�fa\�l_h_�_~aikg��ae�|���ha�̀a�d~�dffiedh_�d��_��\_~ha��hg_�~a~fa~�ae\]~k�]��i_�m����dl�a�̀a~�h�l]̂_�hgdh�hg]��dll�\_d~���x|���~_]kg�ae��b]ll��_�ka]~khgeaikg�}_de��a��d̀ ]̀h]a~dl�bd]h]~k��ae��eah_fh]a~��hgdh��x|��gail̀�gd�_��__~�e_�i]e_̀�ha��ea�]̀_�]~hg_�hba�}_de�h]\_��ed\_�]h�dke__̀�ham��l�a��bg_~���\_h�b]hg��_�_ffd���di�d~̀�y]̂_��]_�_l̀�]~�tur��ae�turp����dke__̀�~ah�ha��]l_��_�_edl�fà_�]aldh]a~�fa\�ld]~h��dkd]~�h��x|��_fdi�_��_�_ffd�d~̀�y]̂_�dke__̀�b]hg�\_�hgdh�hg_��_�h�bd}�hagd~̀l_�hg_��]aldh]a~��bail̀��_�hgeaikg�hg]��e_�]_bm���ab���\��]~̀]~k�aih�|���]���_�flì]~k�hga�_���ea\hg_�e_�]_b��fa~hede}�ha�bgdh���bd��hal̀m����̀]̀�\}��deh���allab]~k�hgeaikg��}�~ah��]l]~k�hg_�fa\�ld]~h���|���̀]̀�~ahm|ih�k]�_~�hgdh�hgdh��fa�_�̀_f]�]a~�gd���__~�\d̀_���ae�~ab�dh�l_d�h����hg]~̂�]h�]��]\�aehd~h�hgdh�hg_�_�]k~��a\\]��]a~�i~̀_e�hd~̀��hg_��]hidh]a~��d~̀�]��hal̀�d�aih�bgdh�hg]��e_�]_b�����o�d̀ è_��]~km�og_��a\\]��]a~�fd~~ah��ea�_el}�_�dlidh_�hg_�baê�hgdh����b]hg]~�hg_��fa�_�b]hgaih�̂~ab]~k�d�aihhg_�aih�]̀_�hg_��fa�_�]��i_�m���h��gail̀~�h��_�l_�h�ha�\_�ha�h_ll�hg_�_�hg]~k��ha�hg_��a\\]��]a~moba�_�d\�l_��a��bg}�]h���]\�aehd~h�ha�h_ll�hg_��a\\]��]a~�d�aih�hg_��ah_~h]dl�d̀ ]̀h]a~dl��]aldh]a~�d~̀�\]��]~k�~a~fa~�ae\]~k�i�ked̀_�v����������� ¡¢£¤¢¥¦���� �§̈��]aldh_��hg_�rp�©�dke__\_~hm����_~��x|�gd��\d̀_�hgdh�fl_de�b]hg�]h�rªmpr���_h�df̂�̀]\_~�]a~����m�hg_�r©��e_�i]e_̀�m���x|�]��i�]~k�hg_�e_̀if_̀��_h�df̂�ha��l_d̀�d�gdè�g]�hgdh�\d̂_��]h�]\�a��]�l_�ha��]h�hg_�e_�i]e_̀�ld~̀�fd�]~k��_g]~̀�hg_��i]l̀]~km����_~�hgaikg�]h�]�~�heil]~k�d�aih�hgdh��]aldh]a~�~ab��hg_��a\\]��]a~��gail̀��_�hal̀�hgdh�hgdh�gdè�g]��bd��fe_dh_̀��}��x|bg_~�]h�fga�_�ha��]aldh_�hg_�rp�©�d��ea�dl�fa~̀]h]a~�m��«�¬���£��¤®�¥̄��°�¢��̄�±²³¬��¥�¢¦� ̄������³́ µ�¢���££̄¶¢¥¦�±²³��̄�¡���·£��¤��������¤��¢·�¶¢��̄¡���̧¡¢¢¥¦�������� �§̈��̄� ��£�¦�£¢¹�¤��̄¡¦���¥��¤º¡��»�¥�������£�����³́ µ�§�¥�¤̄�¢����££�����¼̄»»¢��¢̄¥����������½¢̄£��¢̄¥��¾¢���¿����������££¢���¤¢������¬��\d]~�]��i_�]��hgdh�hg_��_~f_�bd��d��ea�_̀�]~�rp�©��_h��df̂��_�_edl��__h�ea\�hg_����_�d̀d��]̀_bdl̂m���x|�hg_~�\a�_̀�hg_��_~f_�aih�ha�hg_��]̀_bdl̂�b]hgaih�d��ea�dl��laf̂]~k�fe]h]fdl��]kghl]~_���_hb__~�ed]l�fea��]~k�i�_e��d~̀�hg_�heall_}��\d̂]~k�hg_�fea��]~k�̀d~k_eai�mog_��a\\]��]a~��gail̀�̂~ab��bg_~�]h�fa~�]̀_e��dllab]~k�hgdh��_~f_�ha��_��al]̀��hgdh�]h��lafdh]a~�]aldh_��hg_�rp�©�d��ea�_̀��ld~�m��og_}��gail̀�dl�a�̂~ab�hgdh�hgdh��]aldh]a~�\_d~���x|�fail̀��_
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lu_app    10/06/20 City of Portland Oregon - Bureau of Development Services

Land Use Review Application     File Number:
FOR INTAKE, STAFF USE ONLY        
Date Rec _________________by ___________________

 Type I   Type Ix   Type II   Type IIx   Type III   Type IV

LU Reviews _____________________________________
[Y] [N]  Unincorporated MC

[Y] [N]  Flood Hazard Area (LD & PD only)

[Y] [N]  Potential Landslide Hazard Area (LD & PD only)

[Y] [N]  100-year Flood Plain [Y] [N]  DOGAMI

APPLICANT: Complete all sections below that apply to the proposal. Please print legibly.

Development Site  
Address or Location ______________________________________________________________________________

Cross Street ________________________________________________Sq. ft./Acreage _______________________

Site tax account number(s)
R R R
R R R
Adjacent property (in same ownership) tax account number(s)
R R R

Describe project (attach additional page if necessary)

Describe proposed stormwater disposal methods

Identify requested land use reviews

• Design & Historic Reviews - For new development, provide project valuation.  $______________________ 
 For renovation, provide exterior alteration value. $______________________

AND provide total project valuation. $______________________ 
• Land Divisions - Identify number of lots (include lots for existing development).   ______________________

New street (public or private)?      yes      no
• Affordable Housing -   yes      no      N/A

Qtr Sec Map(s) _____________ Zoning ______________

Plan District _____________________________________

Historic and/or Design District ______________________

Neighborhood ___________________________________

District Coalition _________________________________

Business Assoc __________________________________

Related File # ___________________________________

For buildings containing five or more dwelling units, will 
50% or more of the units be affordable to households with 
incomes equal to or less than 60% of the median family 
income for the county or state, whichever is greater?

Email this application and supporting documents 
to: LandUseIntake@portlandoregon.gov

LU 21-012866 DZM GW
G.1
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City of Portland Oregon - Bureau of Development Services

Applicant Information
• Identify the primary contact person, applicant, property owner and contract purchaser. Include any person that has an interest in your

property or anyone you want to be notified. Information provided, including telephone numbers and e-mail addresses, will be included
in public notices.

• For all reviews, the applicant must sign the Responsibility Statement.
• For land divisions, all property owners must sign the application.

PRIMARY CONTACT:

Typed Full Name ___________________________________________________________ 

Company/Organization _____________________________________________________________________________ 

Mailing Address __________________________________________________________________________________ 

City___________________________________________ State____________________ Zip Code _________________ 

Day Phone ________________________FAX________________________email ______________________________ 

Check all that apply  Applicant  Owner  Other____________________________________________

Typed Full Name ___________________________________________________________ 

Company/Organization ____________________________________________________________________________ 

Mailing Address _________________________________________________________________________________ 

City___________________________________________ State____________________ Zip Code ________________ 

Day Phone ________________________FAX________________________email ______________________________ 

Check all that apply  Applicant  Owner       Other_____________________________________________ 

Typed Full Name ___________________________________________________________ 

Company/Organization ____________________________________________________________________________ 

Mailing Address _________________________________________________________________________________ 

City___________________________________________ State____________________ Zip Code ________________ 

Day Phone ________________________FAX________________________email ______________________________ 

Check all that apply  Applicant  Owner  Other____________________________________________

Typed Full Name ___________________________________________________________ 

Company/Organization ____________________________________________________________________________ 

Mailing Address _________________________________________________________________________________ 

City___________________________________________ State____________________ Zip Code ________________ 

Day Phone ________________________FAX________________________email ______________________________ 

Check all that apply  Applicant  Owner         Other ____________________________________________
Responsibility Statement As the applicant submitting this application for a land use review, I am responsible for the accuracy 
of the information submitted. The information being submitted includes a description of the site conditions. I am also responsible for 
gaining the permission of the owner(s) of the property listed above in order to apply for this review and for reviewing the responsibility 
statement with them. If the proposal is approved, the decision and any conditions of the approval must be recorded in the County 
Deed Records for the property. The City of Portland is not liable if any of these actions are taken without the consent of the owner(s) of 
the property. In order to process this review, City staff may visit the site, photograph the property, or otherwise document the site as 
part of the review. I understand that the completeness of this application is determined by the Director. By my signature, I indicate my 
under-standing and agreement to the Responsibility Statement.

Name of person submitting this application agrees to the above Responsibility Statement and acknowledges typed name as signature:

________________________________________________ Date: __________________________________________

Phone number: ___________________________________

I acknowledge this typed
name as my signature

I acknowledge this typed
name as my signature

I acknowledge this typed
name as my signature

I acknowledge this typed
name as my signature

Email this application and 
supporting documents to 

LandUseIntake@portlandoregon.gov

Submittal of locked or password 
protected documents will delay 
intake of your application.

lu_app    10/06/20

mailto:LandUseIntake@portlandoregon.gov


March 11, 2021 

Kyle Davis 
OREGON PUBLIC BROADCASTING FOUNDATION 
7140 South Macadam Ave 
Portland, OR 97219 

Re:  Land Use Review LU 21-012886 DZM GW – OPB Landscaping Modification 

Dear Kyle Davis: 

The Bureau of Development Services received your application for a Design Review w/ 
Modifications located at 7140 S MACADAM AVE on February 9, 2021.  Your case has been 
assigned to me, Hannah Bryant.  In order to continue to review your application, additional 
information is needed.  Once you submit this information, your application will be 
considered complete, and I will proceed with a full review of your proposal.  Up to this 
point, your application has been reviewed only to determine if all required information has 
been submitted.  The application has not been fully reviewed to determine if it meets the 
relevant approval criteria, however some issues you may want to consider are identified in 
Section II below. 

I. Information Necessary to Complete Application
The following information must be submitted before your proposal can be evaluated:

1. Clarification on Previous Conditions of Approval – Page 11 of the submitted
narrative notes that a Condition of Approval for the 1988 review included (#5) Artwork
shall be installed on the blank wall at the southern end of the SW Macadam Avenue
elevation. Please clarify whether this is an unmet condition of approval that you
request to have removed through this Type III review, or if the site is compliant with
this previous condition of approval.

Due to the complexity of this case history on this project, and the nuance of this
procedurally-required proposal, it will be important to ensure the proposal description
in the public notice includes exactly what is proposed to be reviewed under this review,
and only these elements. To ensure that this language is precise and comprehensive,
please provide a brief (no more than 1 paragraph) description of scope. Examples of
these documents may be found here: https://www.portlandoregon.gov/bds/35625

II. Issues to Consider
While not necessary to determine the application complete, additional information may be
needed to show that your proposal meets the applicable approval criteria.  You are
encouraged to address the following issues regarding the approvability of your proposal:

 Neighbor Concerns – Staff has received comments from a neighbor with concerns
about the proposal. This neighbor states there may be other conditions on site that are
subject to non-conforming upgrades. Staff is happy to provide the emails we have
received on this topic and encourage you to work with the neighbors to address
concerns and collaborate to find a mutually acceptable solution.

LU 21-012866 DZM GW
G.2
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III. Time to Complete Application 
The Portland Zoning Code allows you up to 180 days to complete your application.  Since 
the 180-day period began on the day we received the application, the deadline to make your 
application complete is Monday August 9, 2021. 
 
IV. Determination of a Complete Application 
The application will be determined complete when you have submitted: 
 
1. All of the requested information included in Section I, above.  If you cannot provide all 

of the requested information at one time and intend to submit additional information, 
please include a written statement with each separate submittal indicating that you 
still intend to provide the additional missing information by the Monday August 9, 
2021 deadline, or 

 
2. Some of the requested information included in Section I, above, and a written 

statement that no additional information will be provided; or 
 
3. A written statement that none of the requested information included in Section I, 

above, will be provided. 
 
Please be aware that not submitting the requested information may result in your 
application being denied.  The information is needed to demonstrate the approval criteria 
are met.  Once the application is deemed complete, review of your application can proceed 
using the information you have provided. 
 
Your application will be approved if it meets the relevant land use review approval criteria.  
It is your responsibility to document how the approval criteria are met.  The items listed 
above will help provide that documentation. 
 
Voiding of Application 
If your application is not complete by Monday August 9, 2021, it will be voided, and the 
application fee will not be refunded.  The City's land use review procedures are outlined in 
Chapter 33.730 of the Portland Zoning Code. 
 
Please contact me if you have any questions about this letter.  My telephone number is 
503-865-6520, and my e-mail address is Hannah.Bryant@portlandoregon.gov. Requested 
information noted above should be emailed to me.  Please e-mail me for file dropbox 
instructions if document or drawing file sizes are greater than 5MB.  Please label all 
correspondence and materials you submit with the case number LU 21-012886.  
 
Sincerely,  
 
 
 
 
Hannah Bryant, Planner 
Land Use Services Division 
 
cc: Kyle Davis | kcdavis@opb.org 
 Application Case File 
 
 



July 9, 2021 

Kyle Davis 
7140 S. Macadam Ave. 
Portland, OR 97219 
kdavis@opb.org 

Re:  Land Use Review LU 21-012886 DZ – Non-Conforming Upgrades 

City records indicate that you applied for a Land Use Review on February 9, 2021 for the 
property at 7140 S. Macadam Ave. It is City case file LU 21-012886 DZ.  The last date that 
there was any activity regarding this application was March 11, 2021 when the enclosed letter 
was sent to you requesting information that was needed in order to deem the application 
complete.  

State law (ORS 227.178) allows you up to 180 days from the date your application was 
submitted to provide some or all of the requested missing information, or to provide a written 
statement indicating that none of the requested missing information will be provided, with the 
exception of fees.  If none of the requested information is provided within 180 days, ORS 
227.178 states the application is voided on the 181st day.  Without this time limit, it is difficult 
to process applications because regulations and other circumstances may be considerably 
different from when the application was first submitted. 

In this case, the incomplete application will be voided on Sunday, August 8, 2021.  If you 
wish to pursue this application, by 5pm on Friday, August 6, 2021, please submit the items 
indicated in the Incomplete Letter from March 11, 2021.  If you no longer wish to pursue the 
application, a written request to withdraw your application should be provided.  If we don’t 
receive any response, the application will be voided on Sunday, August 8, 2021. 

Due to COVID-19 I am teleworking, and e-mail is the most reliable way to correspond with me. 
However, if you do not have access to e-mail my telephone number is (503) 865-6520. Please e-
mail me for file dropbox locations if document or drawing file sizes are greater than 5MB. 
Please label all correspondence and materials you submit with the case number LU 21-012886 
DZ. 

Sincerely, 

Hannah Bryant, Planner with Land Use Services Division 

cc:     Read Stapleton | rstapleton@dowl.com 
 Case File 

Enc:  Incomplete Letter dated March 11, 2021 

LU 21-012866 DZM GW
G.3



,"le 

!- L,,,.,iJ 

Housing Code Administration 

arl Blumenauer, Commissioner 
man A. Abbott, AICP, Director 

1002, 1120 S.W. Fifth Avenue 
Portland, Oregon 97204-1966 

(503) 796-7700

Urban Design 

DATE: November 7, 1988 
TO: 
FROM: 

City Auditor, Building Bureau, Applicant, Interested Parties 
John Southgate, Current Planning-:57 

RE: Notification of Design Commission Action on November 3, 1988 

File Number 

Deedholder 

Applicant 

Reg_uest 

Location 

Desi1m Zone 

Le�al Description 

Quarter Section 

Action 

DZ15-87 

John D. Gray 
Grayco Resources, .Inc. 
5331 SW Macadam Avenue, #200 
Portland, OR 97201 

Grayco Resources, Inc. (developer) 
Edward L. Allis, President 
5331 SW Macadam Avenue, #200 
Portland, OR 97201 

Review of a request to fulfill Condition #5 of the Design 
Commission's April 2, 1987, action calling for artwork 
to be installed on the blank wall at the southern end of the 
SW Macadam Avenue elevation of the new Oregon Public 
Broadcasting facility. 

SW Macadam Avenue at SW Nevada Street 

Macadam Corridor - C2D WSD 

Tax Lot 38, Section 22, TlS, RlE; and Lots 2 & 4, Block 4, 
Southern Portland Addition 

3730 

Elimination of the condition calling for artwork. 

_xx_ Waive 14 day appeal period. _Do not waive 14 day appeal period. 

Any appeal of this matter to the City Council must be filed with the City Auditor 
and Permit Center (Zoning Counter) by 4:30 p.m. on (not applicable). An approved 
decision must be accepted and recorded with the County Deed Records within 60 
days after the final action is filed with the City Auditor's Office, or the approval 
will be null and void. Follow instructions you will receive from the Office of the 
City Auditor. 

LU 21-012866 DZM GW
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Accepted~--~ . 5 1961 
CITY OF ~~~-----·,;;:::;::::::;;~r1 Blumenauer, Commissioner 

~R'r~ed.,---.~~ Norman A Abbott, AICP, Director 
PORTLAND, Oto:.uON Room 1002, ]]20 s.w. Fifth Avenue 

Portland, Oregon 97204-1966 

BUREAU OF PLANNING 
(503) 796-7700 

Annexation Central City Plan Housing Code Administration Land Use Neighborhood Planning Urban Desi~1n 

DATE: 
TO: 
fRQ',1: 
RE: 

Legal 

April 7, 1987 
Applicant/Bureau of Buildings/City Auditor/Intereste1 Parties 
Leo Williams, Chief Planner, Urban Design Section l..w 1') 
Notification of Design Commission Action on Apri 1 2, 1987 lf']'iiE] ~ . 

fm ~ l":? J :t: ~ \Wr'~ Th\ 
File Number OZ 15-87 /:(( ., · - ·' ·· .. , J,~f, ~I» 
Deedholder G-K II Investments MA·v· 

Applicant 

Request 

Location 

Design Zone 

Description 

c/o Grayco Resources, Inc. 0 6 19:({7 
John O. Gray 
5331 SW Macadam Avenue 
Port 1 and, OR 97201 

C I Ty OF PO RT LAND 
B.UR£AU DE PLAMN.BNG/ 

Grayco Resources, Inc. (developer) 
Edward L. Allis, President 
5331 SW Macadam Avenue 
Portland, OR 97201 

Design review of a new three-story, 54,000 square 
office facility for Oregon Public Broadcasting. 

SW Macadam Avenue at SW Nevada Street 

Johns Landing -- C2D WSD Quarter Section 

Tax Lot 38, Section 22, TlS, RlE; and Lots 2 & 4, 
Southern Portland Addition 

foot 

3730 

Block 4, 

Action Approval of the proposal, including a variance to allow 
the 350 foot length of the combined structure, with the 
following conditions: 

1. There shall be no encroachment into the railroad right-of-way to the east 
of the site. 

2. The northernmost parking spaces south of SW Nevada Street shall be set back 
approximately 15 feet from the right-of-way. 

3. A landscaped strip approximately 3 feet wide shall be installed along the 
eastern edge of the site, except where loading accommodations require paving 
to the property line. 

4. The "view corridor" between the building and parking structure shall be 
enhanced by widening the steps and minimizing retaining walls. 

5. Artwork shall be installed on the blank wall at the southern end of the 
SW Macadam Avenue elevation. 

6. Staff shall review final plans to insure compliance with these conditions. 

Waive 14 day appeal period. XX Oo not waive 14 day appeal period. 

Any appeal of this matter to City Council must be filed with the Pennit Center 
(Zoning Counter), Portland Building, by 4:30 p.rn. on April 16, 1987. 
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CfTYOF 

PORTLAND, OREGON 
BUREAU OF PLANNING 

E.arl Blumenauer. Commissioner 
·Nonnan A. Abbott, AICP, Director 

Room 1002, 1120 S.W. Afth Avenue 
Portland, Oregon 97204-1966 

(503) 796-7700 

Annexation Central City Plan Housing Code Administration Land Use Neighborhood Planning Urben Design 

March 20, 1987 

TO: Traffic Management, Linda Dartsch and Elsa Coleman 
Park Bureau - Planning Division, John Sewell 
Park Bureau - Forestry Division, Alex Wynstra 
Portland Development Commission, Larry Dully 
Sanitary Engineering, Ron Sunnarborg 
Transportation Engineering, Glen Pierce and Ralph Tashima 
Bicycle and Pedestrian Program, Krys Ochia 
Water Bureau, Jim Doane 
Fire Bureau, Lt. Ken Olsen 
Police Bureau, Lt. Williams and Terry Poppino 
Building Bureau, Documenf Control, Pirjo Dewing 
Transportation Planning and Finance, Steve Dotterrer 
Office of Energy, David Hewitt 
Bureau of EnvirollTlental Services, George Helm 
Multnomah County Planning Department 
Planning Bureau, Land Use Planning, Michael Harrison 
Planning Bureau, Code Administration, Doug Warren 
Planning Bureau, Neighborhood Planning, Susan Feldman 
Planning Bureau, Central City, Dean Smith 
Planning Bureau, Housing, Bob Clay 
DEQ, Howard Harris, 522 SW Fifth Avenue, 4th floor {97204) 
Tri-Met, Tom Matoff, 4012 SE 17th Avenue {97202) 
Urban Design Committee of the A.I.A., 215 SW First Avenue {97204) 
League of Women Voters, Jeanne Roy, 2420 SW Boundary Street (97201) 
Oregonian, Gordon Oliver, 1320 SW Broadway {97201) 
Children's Services Division, Don Carlson, 815 NE Davis Street (97232) 
Oregon Roadside Council, Alex Pierce, 650 NW St. Helens Avenue {97229) 
Corbett-Terwilliger-Lair Hill, Ellen Wong, 5630 SW Riverside Lane (97201) 
Southwest Neighborhood Information, Inc., Joy Stricker, 7688 SW Capital (97219) 

FM: John Southgate, Urban Design·SS 

You recently received a request for response on a proposal to erect new facilities 
for Oregon Public Broadcasting, at SW Macadam Avenue and SW Nevada Street {DZ 15~87 
and CU 23-87). We failed to give a deadline for responses. Please return responses 
by Thursday, March 26, 1987. Thank you. 

JS/1 b 





CITY OF "ccepted "MK~b-~~ Earl Blumenauer. Commissioner 
cie<\ .. -------- Norman A Abbott, AICP, Director PORTLAND ORE6uN· Room 1002, 1]20S.W. Fifth Avenue 

~~'l/N.i ---------'------- Portland, Oregon 97204-1966 
(503) 796-7700 

BUREAU OF PLANNING 

Annexation Central City Plan Housing Code Administration Land Use Neighborhood Planning Urban Design 

DATE: 
TO: 
FRCl-t: 
RE: 

April 7, 1987 
Applicant/Bureau of Buildings/City Auditor/Intereste1 Parties 
Leo Williams, Chief Planner, Urban Design Section LW 1~ 
Notification of Design Commission Action on April 2, 198~~

1
.~,}l,~~ 

. @1lli~- WJ 
F1 le Number DZ 15-87 t.' ,, -

Deedho 1 der G-K I I Investments M~'( 0 6 Wi?i? 

Applicant 

Request 

location 

c/o Grayco Resources, Inc. 
John D. Gray 
5331 SW Macadam Avenue 
Portland, OR 97201 

Grayco Resources, Inc. (developer) 
Edward L. Allis, President 
5331 SW Macadam Avenue 
Portland, OR 97201 

Design review of a new three-story, 54,000 square foot 
office facility for Oregon Public Broadcasting. 

SW Macadam Avenue at SW Nevada Street 

Design Zone 

Legal Description 

Johns landing -- C2D WSD Quarter Section 3730 

Tax Lot 38, Section 22, TlS, RlE; and lots 2 & 4, Block 4, 
Southern Portland Addition 

Action Approval of the proposal, including a variance to allow 
the 350 foot length of the combined structure, with the 
following conditions: 

l. There shall be no encroachment into the railroad right-of-way to the east 
of the site. 

2. The northernmost parking spaces south of SW Nevada Street shall be set back 
approximately 15 feet from the right-of-way. 

3. A landscaped strip approximately 3 feet wide shall be installed along the 
eastern edge of the site, except where loading accommodations require paving 
to the property line. 

4. The "view corridor" between the building and parking structure shall be 
enhanced by widening the steps and minimizing retaining walls. 

5. Artwork shall be installed on the blank wall at the southern end of the 
SW Macadam Avenue elevation. 

6. Staff shall review final plans to insure compliance with these conditions. 

Waive 14 day appeal period. XX Do not waive 14 day appeal period. 

Any appeal of this matter to City Council must be filed with the Pennit Center 
(Zoning Counter), Portland Building, by 4:30 p.m. on April 16, 1987. 





Housing 

CITY OF 

PORTLAND, OREGON 
Earl Blumenauer, Commissioner 

Norman A. Abbott, AICP, Director 
Room 1002, 1120 S.W. Fifth Avenue 

Portland, Oregon 97204-1966 
(503) 796-7700 BUREAU OF PLANNING 

Code Administration Land Use Permits Land Use Planning Urban Design 

DATE: November 7, 1988 
TO: 
FROM: 

City Auditor, Building Bureau, App~ant, Interested Parties 
John Southgate, Current Planning"':'.:):;? 

RE: Notification of Design Commission Action on November 3, 1988 

File Number 

Deedholder 

Applicant 

Request 

Location 

Design Zone 

Legal Description 

Quarter Section 

Action 

DZ15-87 

John D. Gray 
Grayco Resources, Inc. 
5331 SW Macadam Avenue, #200 
Portland, OR 97201 

Grayco Resources, Inc. (developer) 
Edward L. Allis, President 
5331 SW Macadam Avenue, #200 
Portland, OR 97201 

Review of a request to fulfill Condition #5 of the Design 
Commission's April 2, 1987, action calling for artwork 
to be installed on the blank wall at the southern end of the 
SW Macadam Avenue elevation of the new Oregon Public 
Broadcasting facility. 

SW Macadam Avenue at SW Nevada Street 

Macadam Corridor - C2D WSD 

Tax Lot 38, Section 22, TIS, RlE; and Lots 2 & 4, Block 4, 
Southern Portland Addition 

3730 

Elimination of the condition calling for artwork. 

XX Waive 14 day appeal period. __ Do not waive 14 day appeal period. 

Any appeal of this matter to the City Council must be filed with the City Auditor 
and Permit Center (Zoning Counter) by 4:30 p.m. on (not applicable). An approved 
decision must be accepted and recorded with the County Deed Records within 60 
days after the final action is filed with the City Auditor's Office, or the approval 
will be null and void. Follow instructions you will receive from the Office of the 
City Auditor. 
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Portland Bureau of Planning 
I 120 SW Fifth Avenue 
Portland, Oregon 97204 
796-7700 

PC Fi 1 e DZ 1 5-87 
Application Oate: March 5, 1987 
Hrg. Date: April 2, 1987 - 3 p.m. 

STAFF REPORT AND RECOMMENDATION TO THE DESIGN COMM! SSION 

I. FACTS 

A. General Infonnation 

Deedho l der 

Applicant 

Proposa 1 

Location 

Legal Description 

Quarter Section 

Zone 

G-K II Investments 
c/o Grayco Resources, Inc.· 
John D. Gray 
5331 SW Macadam Avenue 
Portland, OR 97201 

Grayco Resources, Inc. (developer) 
Edward L. Allis, President 
5331 SW Macadam Avenue 
Portland, OR 97201 

Design review of a new three-story, 54,000 
square foot office facility for Oregon Public 
Broadcasting. 

SW Macadam Avenue at SW Nevada Street 

Tax Lot 38, Section 22, TlS, RlE; and Lots 2 
and 4, Block 4, Southern Portland Addition 

3730 

C2D WSD, General Commercial with Design Review 
and Willamette River Greenway Overlay Zones 

Description of Plan The applicants seek design approval to allow a 
new 54,000 square foot office facility for Oregon 

Public Broadcasting. The structure would be three stories high, clad ~n 
textured concrete and tinted glass. Parking for 92 automobiles would be 
located in a two-level structure adjacent to the office building, and 
in a separate surface lot across SW Nevada Street, north of the main 
parcel. The two-level structure would project only slightly above grade 
(about 6 feet). 

The smaller parcel north of SW Nevada Street (Lots 2 & 4, Block 4) would 
also include three receiving dishes varying in height from 20 feet to 35 
feet • 



Portland Bureau of Planning 
Staff Report to Design Commission 

PC File DZ l 5-87 
Page 2 

In addition, the Design Commission will rule on a variance request 
to allow the combined length of the building and adjacent parking 
structure to be 350 feet, in excess of the maximum allowed building 
length of 200 feet. 

The Hearfngs Officer wi 11 review the greenway permit request at this 
joint hearing to be conducted with the Design Commis~ion. 

B. Site and Vicinity Information 

The site is composed of two parcels. The bulk of the site is a 1.13 
acre parcel south of Nevada Street, with another 10,000 square foot 
parcel north of Nevada. 

The entire site is currently vacant and covered in grass and natural 
vegetation. Most of the site has been filled to a level grade, with a 
drop off of 8 to 10 feet on the eastern edge of- the site, adjacent to 
the railroad right-of-way. There have been no land use actions taken on 
the bulk of the site. 

To the east of the site, past the railroad tracks, lies Willamette Park. 
To the north there is a surface parking lot. The site to the north, 
including the northern most lot of the Oregon Public Broadcasting 
proposal, was the subject of a zone change to allow the G-K II office 
development. This project is on hold. 

Older commercial/light industrial developments are the predominant land 
uses to the south and to the east along Macadam. Further west past 
Macadam lies single family residential development. 

C. Agencies Contacted 

Traffic Management; Planning and Forestry Divisions of the Park Bureau; 
Portland Development Commission; Sanitary Engineering; Transportation 
Engineering; Bicycle and Pedestrian Program; ~later Bureau; Fire Bureau; 
Police Bureau; Building Bureau; Transportation Planning and Finance; 
Office of Energy; Bureau of Environmental Services; Multnomah County 
Planning Department; Land Use Planning, Code Administration, Neighbor
hood Planning, Central City Plan, and Housing Sections of the Bureau 
of Planning; Department of Environmental Quality; Tri-Met; Urban Design 
Committee of the AIA; League of Women Voters; Oregonian; Children's 
Services Division; Oregon Roadside Council; Corbett-Terwilliger-Lair 
Hill Neighborhood Association; Southwest Neighborhood Office 



( Portland Bureau of Planning 
Staff Report to Design Commission 

D. Exhibits 

l. Vicinity Map 
2. Zoning Map 
3. Land Use Map 
4. A~plicant's statement 
5. Plans and Elevations 
6. Agency Responses 
7. Correspondence 
8. Other 

II. FINDINGS 

A. Zoning Considerations 

PC Fi 1 e DZ 1 5-87 
Page 3 

The site is ZQ.ned C2, General Commercial, with. the 11 011 Design Zone 
overay and the WSD Willamette River Greenway·-scenic Development overlay. 
The general commercial zor1e al lows a ful 1 range of commercial uses, 
including offices and broadcasting studios. 

The site is also located within the Macadam Plan District which imposes 
specific development regulations above and beyond the C2 regulations. 

The "D" Design overlay zone re·quires the review of all new construction 
by the Design Commission per Chapter 33.62. The Design Commission also 
has the authority, pursuant to Section 33.98.020(b)(2), to review a 
variance request to allow the combined length of the building and 
adjacent parking structure to be 350 feet, in excess of the maximum 
allowed building length of 200 feet. (33.701.080) 

The WSD overlay zone requires review by the Hearings Officer on major 
cases of projects located in the Willamette River Greenway. 

B. Macadam Plan District Considerations 

As noted above, the site falls within the Macadam Plan District, which 
imposes generally more restrictive regulations that the underlying C2, 
General Commercial, zone. As stated in the applicant's statement 
(Exhibit 4), the proposal conforms to almost all of the Plan District 
regulations, including the Minimvm Setbacks, Maximum Height, Maximum 
Floor Area, Maximum Lot Coverage, and Nevada Street View Corridor. 

The only regulation with which the proposal does not comply is the 
Maximum Building Profile requirement. This regulation allows a maximum 
building length of 200 feet, while the combined length of the office 
st rue ture and adj a cent parking structure is 350 feet. A va ri a nee from 
the Maximum Building Profile requirement has been requested. This 
variance request is addressed in Section II D of this report. 
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C. Design Considerations 

In October of 1985, the city adopted the Macadam Corridor Design 
Guidelines. The following goa)s constitute the general ~im of the 
Design Review process in the Macadam Corridor: 

Create and improve connections, both physical and visual, between 
the river, greenway Trail, Willamette Park and the residential 
community west of Macadam. 

Encourage opportunities for public use and· enjoyment of the 
waterfront. 

Promote a quality of development in this scenic entry corridor to 
the Downtown that complements Macadam I s 1 ands cape treatment. 

Require excellence ·in des·ign for. projects within the Corridor, 
particularly by assuring that new development contri.butes to the 
formation of a rich and diverse mixture of uses and styles in scale 
with each other. 

Add to the scenic qualities of the river and the Greenway Trail. 

Promote compatibility of new development with the river, surrounding 
uses and the neighborhood. 

The following Guidelines are intended to carry out these goals: 

1. Visual Connections 

Create public views to the river, Greenway Trail and Willamette Park 
from Macadam Avenue and other public parks and rights-of-way west of 
Macadam as well as views from the river and the Greenway to the 
west. 

2. Physical Connections 

Create a common sense of unity that ties both sides of Macadam 
together with each other, the river to the east and the residential 
area to the west. Create public walkways that physically connect 
the Macadam Avenue.right-of-way with Willamette Park, the Greenway 
Trail and the Willamette River. 

3. The Water's Edge 

Enhance the scenic qualities of the river and sites that abut the 
riverbank to contribute to an attractive and enjoyable Greenway 
Trail • 
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4. The Boulevard 

PC Fi l e DZ l 5-8 7 
Page 5 

Coordinate with and enhance Macadam's boulevard treatment and 
contribute to the attractiveness of this entrance to the city. 

5. Sub-Area Context 

Enhance a site's charcter through designs that are compatible with 
features of their surroundings and contribute to the development of 
an attractive character in the visinity. of the project site. Pay 
particular attention to cases where the adjacent use is different 
from that which a project will house. 

6. Signs 

Keep signage consistent with and supportive of SW Macadam Avenue's 
role as a scenic boulevard while using signs to connect the 
activities housed by a project to the boulevard. 

7. John's Landing Masterplan (not applicable to this request) 

Comply with the provisions of the John's Landing Masterplan. 

8. Future Light Rail Transit 

Preserve the potential for a two-direction, light rail facility 
within the Macadam Corridor-Design Zone.as illustrated. Until the 
LRT facility is constructed, the required setback area may be used 
for parking and landscaping requ1rements. 

The proposal generally meets these goals and guidelines. It is 
consistent with the tenor of development along Macadam in terms of 
scale, finish materials and landscaping treatment. The project would 
enhance physical and visual connections from residential ar·eas west of 
Macadam to both Willamette Park and to the River. Improvements along 
Nevada Street would include a new· sidewalk, and landscaping/screening 
buffering adjacent parking areas. Rooftop equipment would be screened 
by a parapet. 

The proposal also generally enhances the boulevard treatment along 
Macadam. The slightly raised parking structure north of the building 
would be separated from the sidewalk by a landscaped strip with trees, 
and cars would be hidden from sidewalk views by a low concrete wall. 

To further enhance the relationship between the building and the 
sidewalk, staff suggests that windows be placed in all west elevation 
ground floor bays. Currently the southerly four bays of this facade are 
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without windows. Staff further suggests that windows on this elevation 
be low enough so as to allow views into the space. In the proposal the 
windows are about six feet above grade, which is too high for visibility 
into and out of the interior of the building. 

This concern for more windows, at an adequately low height, stems from 
the need to mitigate the overall combined length of the office and 
park.ing structure. While there appear to be grounds for granting a 
variance for the building length (See Section II-D, below), adequate 
fenestration can break the monotony of a long concrete blank wall. · 

Another concern is the issue of the main building entry, on the north 
facade. The plans feature a relatively large, circular auto drop-off 
with special paving treatment. Unfortunately the auto drop-off leaves 
relatively little room for the building entry. At least in plan, the 
pedestrian space in front of the entry appears inadequately small. 
There are opportunities - through landscaping, realignment of steps, or 
through some reduction in the size of the auto drop-off area - to create 
a more generous entry into the building. 

A final design concern pertains to screening of the rece1v1ng dishes on 
the small parcel north of Nevada. The tallest of these dishes is about 
35 feet. Even though the dishes will be on a lower portion of the site, 
and there are constraints as to their proper function, staff encourages 
the planting of as much landscaping and screening around the dishes as 
possible. There already exists a thick line of mature oaks interspersed 

·with evergreens along the western edge of Willamette Park. Street trees 
have also been installed along Macadam. There are on-site opportunities 
for thicker screening, and as of this writing staff is awaiting further 
landscape plans which respond to this opportunity. 

D. Variance Considerations 

The combined length of the proposed building and adjacent parking 
structure is approximately 350 feet, in excess of the 200 foot maximum 
building profile regulation of the Macadam Plan District (Section 
33.701.080). A variance is therefore necessary. 

Section 33.98.010 states the general criteria for the approval of 
variances, as follows: 

1. It will not be contrary to the public interest or to the intent and 
purpose of this Title and particularly to the zone involved. 

2. It shall not permit the establishment within a zone of any use which 
is not a permitted use within that zone or the establishment of any 
use for which a conditional use is required within that zone. This 
prohibition is not applicable to nonconforming uses described in 
Sections 33.98.015(b)(2) through 33.98.015(b)(5). 
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3. It wi 11 not cause substantial adverse effect upon property values or 
environmental conditions in the immediate vicinity or in the zone in 
which the property of the applicant is located. 

4. It wi 11 relate only to th~ property that is owned by the applicant. 

In addition to these general criteria, a variance request must satisfy 
one of the two conditions stated below: 

a. The variance is required in order to modify the impact of 
exceptional or extraordinary circumstances or conditions that apply 
to the subject property or its development that do not apply 
generally to other properties in the vicinity; or 

b. The variance is required in order to allow enjoyment hy the 
appellant of a property right possessed by a substantial portion of 
the owners of properties in the same vicinity, while resulting in 
the cqmparatively trivial detriment to the neighborhood. 

The variance meets both the general approval criteria and satisfies 
Condition a. The proposal already meets the intent - if not the letter, 
- of the maximum building profile requirement. The actual building 
length is only 200 feet, and the additional 150 feet is to allow the 
adjacent parking deck, which is only about 3 feet above grade, with an 
additional 3 foot concrete screen. In fact the attachment of the two 
structures occurs at subgrade, or the lower floors of the structure. 

Consequently, the development doesn't "read" as a 350 foot long 
bu~lding, but rather as a 200 foot long structure with a nearby lovJ 
concrete wa 11. 

The nature of the attachment of the two structures, i.e. at subgrade 
1 evel and therefore minimally visible, and the consequent compliance 
with the intent of the regulation, constitutes a circumstance which 
merits approval of the variance. Staff concurs with the applicant's 
position that the proposal is preferahle to the code-complaint 
alternative of a separate, taller parking structure. 

Agency Responses 

The only substantive agency response received as of this writing is from 
the Bureau of Transportation Engineering. That office has worked with 
the applicant to specify the appropriate level of improvements to be 
made to th~ Nevada Street right-of-way. These improvements include a 24 
foot roadway, a sidewalk on the north side of the roadway, signalization 
to city standards, and the dedication of some minor slivers of 
right-of-way. The applicant has indicated a willingness to comply with 
all of these terms. 
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The proposed Oregon Public Broadcasting development is in genera} compliance 
with the regulations of the Macadam Plan District and with the goals and 
guidelines of the' Macadam· Design zone. Jhe maximum building profile 
variance merits approval especially because of the intent of that regulation 
- if not the letter - is met. 

Staff has several design-related concerns which can probably be resolved at 
a staff level, especially if the Design Commission offers its direction at 
the hearing. These concerns include fenestration at the ground floor on the 
Macadam elevation; treatment of the main building entry; and 
landscaping/screening for the receiving dishes. 

IV. TENTATIVE STAFF RECOMMENDATION* 

Approval of the proposed design and variance, with the condition that the 
Design Commission Chairman and staff shall review final plans whkh respond 
to fenestration, landscaping, screening, and entry concerns. 

John Southgate/kb 
March 26, 1987 

*The Bureau of Planning staff may revise t.his recommendation upon the receipt 
of new information at any time prior to the Hearings Officer 1 s decision. 

Decisions of the Design Commission may be appealed to City Council within 14 
days after the decision is made by the Commission. Appeals are to be made in 
the form of a letter and filed with the City Auditor and Planning Commission. 
(Section 33.62.060) 
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GRAYCO RESOURCES, INC. 

SUITE 200 THE WATER TOWER BUILDING 
5331 S.W MACADAM AVENUE 
PORTLAND. OR 97201 
(503) 228-9431 

March 5, 1987 

Mr. John Southgate, Planner 
Bureau of Planning 
City of Portland, Oregon 
Zoning Desk - Permit Center 
First Floor 
1120 S. W. Fifth A venue 
Portland, Oregon 97204-1992 

Dear John: 

Re: Combined Design Review/Greenway Review 
Variance Request - Oregon Public Broadcasting 

' { / 
._,-" .. .- ~-

Pursuant to our Pre-Application conference pertaining to' the subject project held on 
February 19, 1987 and our telephone conversation on March 2, 1987, please find enclosed 
the following: 

1. Check #00111 in the amount of $425.00 for the application fee, paid in full; 

2. Two (2) copies, Form 5-19-86 (yellow sheets) along with attachments setting 
forth specific responses, including written statement pursuant to 33.2 l 5. l 20(B); 

3. Three (3) copies of plans including: 

(a) Aerial photograph of site and surrounding area; 

(b) Site plan with landscaping plans; 

(c) Elevations, including proposed lowered parking facility, which is the subject 
of the variance request. Should the variance request not receive favorable 
consideration, we will use the alternative plan to build above grade, which 
requires no special variance. 

The traffic study, as set forth in the enclosed material, will be completed no later than 
mid-1farch and will be forwarded to your office immediately. 

The project meets all requirements of every criteria, guideline, zoning code and regulation 
with the_ exception of the one variance request, which, in our opinion, is a positive request. 
The initiative for the variance has come solely from this office as a means to enhance 

. ---

'>Z ' . 

~-.. l.~\ 
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the visual connection. It is not a requirement; we feel it is a positive response on our 
part to enhance the area over what has existed in the past. 

Should you have any questions, please call. 

Sincerely, 

ORA YCO RESOURCES, INC. 

J )foJ'W( klLU~1 

Edward L. Allis 
President 

ELA/jmg 
Enclosures 
cc: John D. Gray 

Thomas Moisan 



Combined Hearing for Greenway Review and Design Review 
with One (1) Variance 

Oregon Public Broadcasting Headquarters 

General Informat-ion 

1. Proposal: Greenway Review combined with Design Review and one (1) variance 
allowing for the lowering of the parking facility and development of an approxi
mate 54,000 sq. ft. office facility which will be the headquarters of Oregon Public 
Broadcasting. 

Location: Approximate 7000 block of S. W. Macadam A venue between the existing 
Southern Pacific Railroad Right-of-Way on the east, Macadam A venue on the 
west, and private commercial property on the north and ·south. 

Legal Descripton: Tax Lot 38, Section 22, IS, IE and Lot 2 & 4, Block 4, Southern 
Portland. 

Zone: C2D WSD, General Commercial Zone, Group 2 with Willamette Scenic 
Development Greenway Zone. 

Description of Plan: The plan provides for one office building of three (3) stories 
with on-site parking, both surface and utilizing a two level structure, which is 
proposed to be located below grade. The building is being constructed for the 
exclusive use of Oregon Public Broadcasting. Parking is being provided for 92 
vehicles. 

The site contains two separate lots separated by the extension of. Nevada Street, 
which at time of application is unimproved. 

The site contains approximately 1.44 acres (includes both parcels). 

2. Site Information 

Description: The 1.44 acre site is located on S. W. :Macadam A venue in the approx
imate 7000 block. The property is located on the west side of the Southern Pacific 
Transportation Co. Right-of-Way, which separates the site from the southern 
end of Willamette Park. The park in this area has a baseball diamond. The site 
is bounded on the west by Macadam A venue. 

The site configuration is a relative narrow shape, containing two (2) parcels separated 
by an unimproved extension of Nevada Street. The southern parcel has an approx
imate straight line length of 480.29' and the northern parcel has an approximate 
straight line length of 100.46'. The width of the site at the north end is approx
imately 91.99' wide and the southern end is in excess of 119' wide. 

The site is presently vacant. The site is vegetated with grass with existing street 
trees on the west side immediately adjacent to Macadam A venue. 



The site is physically separated from Willamette Park by the Southern Pacific 
Transportation Co. Right-of-Way. 

The site is not located in the Johns Landing Master Plan Area. 

3. Description of Building 

Th~ project is a 3 story facility. The lower two floors of the facility contain 
the engineering and studio spaces. The upper level of the building, .which includes 

· administrative and other office related functions, ·has a mostly glass exterior 
wall and steel framed roof. 

The exterior design of the building is one of understatement and functional elegance . 
. The main building entrance is from the middle level, close to all functions in 
the building. The glass exterior of the third floor comes down and encloses the 
entry, expressing the open, 'public nature of both areas. The overall design goal 
of the building has been to achieve an aesthetically pleasing facility by combining 
simple materials in a creative way, clearly expressing the function of the building. 

Lower level and entry level exterior walls will be eight inch thick tilt-up concrete 
panels. The exterior surface of the concrete will be scored and textured, as 
shown on the building elevations drawings and schematic rendering. The upper 
level exterior walls are all glass, with a metal fascia at the roof. 

The windows will be bronze anodized aluminum frames, with one inch thick solar 
gray glass, or a blue/green tint. The windows will be set into the concrete frames 
on the lower two levels and will be continuous "ribbon" type windows on the upper 
level. · 

The parking structure is proposed to be recessed, resulting in the Variance Request. 
The ·.building alone is 200' in length. By recessing the structure, the bottom portion 
of the structure physically attaches to the office structure, thereby being con
strued as in excess of 200', as the parking structure is 148 feet in length. Appli
cable elevations are submitted to show the effect of recessing the parking facility. 
The portion physically attaching to the building is below grade and is not visible 
from the exterior. 

General Information 

4. State how your proposal conforms with all general conditional use criteria 

a. The use at this particular location is desirable to the public convenience 
and welfare because: 

The building is being specifically constructed for the sole use of Oregon , 
Public Broadcasting, which is considered a state agency, although it operates 
somewhat autonomously. All programming for the public broadcasting system 
throughout the State of Oregon will come from this facility. 

The variance request will be desirable in that it enables the parking facility 
to be lowered, thereby enhancing views to the park and creating additional 
perceptions of space. 



... 

b. The use is not detrimental or injurious to the public health, peace or safety 
because: 

Lowering the parking facility will not be detrimental or injurious to the 
public in any manner since it provides more opportunities for visual connections 
from Macadam A venue. 

By viewing the comparative elevations, the lower -structure, even though 
it is attached to the main building, does not make any difference in the 
location as to where it actually attaches to the building.· The resultant lower
ing of the facility, makes a significant positive difference in the overall 
visual appearance from Macadam A venue. 

c. . The use is not detrimental to the character and value of the surrounding 
properties because: 

' 

Other office facilities are located in the immediate area, as well as parking 
structures. The building enhances the visual appearance of the site, which 
was previously occupied by a rubber. manufacturing facility with smoke stack. 
The building is an attractive addition to the area. 

5. Are variances required? Yes. If variances are required, use a separate page 
to address the criteria for granting variances (these items are detailed in this 
packet). ' 

Variance Request: Allow for the building length of the total structure to be 
approximately 348' in length in order to allow for the structure 
to be lowered. 

a. Literal interpretation and enforcement of the zoning code would result in 
practical difficulties or unnecessary hardships.· 

While no direct hardships would result by not granting the variance, it is 
our thought that the project is enhanced from all perspectives if the parking 
structure is lowered. 

The parking structure above grade can be built as originally designed with 
no variance. Thus, to lower the parking facility, it is necessary to receive 
the variance. 

b. That the variance is ncessary to: 

' (1) Modify the impact of exceptional or extraordinary circumstances or 
conditions, or 

(2) Allow enjoyment by the appellant of a property right possessed by 
a substantial portion of the owners of properties in the same area. 

As stated in paragraph S(a) above, it is our opinion that most people would 
prefer to lower the parking facility to enhance visual exposure. Attaching 
the structure to the building does not interrupt any view that would have 
been in existence if the regular two level structure would be built; rather, 
it allows the facility to be lowered. 



c. That the variance will not be contrary to the public interest. 

Granting the variance in order to allow the parking facility to be lowered 
is not contrary to the public interest. Rather, it enhances the public interest. 

d. That the variance will not cause substantial adverse effect upon property 
values or environmental conditions in the immediate vicinity or in the zone 
in which the property of the applicant is located. 

By lowering the structure thr_ough the granting of the variance, there will 
be no lowering of values or environmental conditions in the immediate vicinity. 
It would likely enhance the area by providing additional vistas where it is 
not required that they be provided today if the original two level design 
above grade was to b~ constructed. 

6. Macadam Plan District (Chapter 33.701): Zoning Compliance 

33. 701.050 Minimum Setback Requirements 

Minimum setbacks, as determined by the Sky Exposure Plane Regu
lations are met or exceeded in all cases. 

33. 701.060 Allowable Building Height 

Maximum Height Limitations: 45' with 35' average. 

The building has a 33' 6" height to the parapet wall from Macadam 
Avenue, with a maximum height of 40' 611 at the mechanical wall/equip-
ment shield. -

The entire project meets the Allowable Building Height provision 
in all cases. 

33. 701.070 Maximum Floor Area Permitted 

Maximum F.A.R.-: 2.1 
Site Area: 1.44 acres or 62,726.4 square feet. 
Building Area: 54,000 square feet 
Floor Area Ratio: 54,000/62, 726.4 = 0.86: 1 

33. 701.080 Maximum Building Profile 

Maximum Building Length is limited to 200 feet. 

The purpose of the variance is to request a total building/parking 
structure length (below grade) of 348' in order to recess the upper 
level of the parking facility. 

33.701.090 Maximum Lot Coverage 

Allowable Lot Coverage Under Code: 75% of lot area. 

Lot Area is 1.44 acres or 62,726.4 square feet. 
Total Building Coverage: 19,680 square feet. 
19,680 sq. ft./62,726.4 sq. ft.= 31.4% 



33.701.100 View Corridors 

All requirements of 33.701.100 are met. 

The extension of Nevada Street is being improved, 
which is the view corridor. 

33. 701.120 Interim Traffic Impact Review 

The Traffic Impact Review is being prepared by: 

Mr. Torn R. Lancaster, P.E. 
Union Station, Suite 206 
809 N. W. 6th Avenue 
Portland, Oregon 97209 

The report is being submitted under separate cover letter at time 
of completion, which is anticipated to be in mid-March, 1987. 

Employees of Oregon Public Broadcasting utilize carpools, public 
transportation which greatly serves the project site, and utilizes 
staggard working hours in many of its employment functions. · 

Vehicular access is by way of a signalized intersection at Nevada 
Street. There is a service exit at the extreme south end of the project, 
which is for right turn only use. 

7. Macadam Corridor Design Guidelines 

a. Visual Connections 

The project creates a view through the property by means of maintenance 
of the Nevada Street View Corridor. 

In addition, a plaza at the entrance provides a visual and pedestrian means 
with which to view the park (baseball diamond) imrnediat~ly east of the 
railroad right-of-way which marks the eastern boundary of the project. 

The variance being proposed also enhances the ability to obtain additional 
exposure by lowering the structure, should the variance be granted. 

b. Physical Connections 

A public walkway has been created at the extension of Nevada Street which 
has never existed before. While a connection has been created, there is 
no public crossing of the railroad right-of-way in this area. 

The property is over 340 feet from the edge of the bank overlooking the 
Willamette River, which itself is further below the edge of the bank by an 
additional 8 - IO feet in this area. 



c. Water's Edge 

The site does not abut the riverbank. 

d. The Boulevard 

The project definitely enhances the attractiveness of entering the City at 
the extreme south end of the Macadam Corridor. The use of the property 
in previous years was a rubber manufacturing facility with smokestack, 
unpainted and minimally ~a_intained from an aesthetic standpoint. 

The boulevard treatment is enhanced through tree plantings previously com
menced and in maintaining the design criteria of the building face along 
Macadal:1 A venue by creating jogs in order to avoid a continuous surface. 

e. Sub-Area Context 

Land uses adjacent to the project site include a parking lot, distribution 
of building materials and products, a restaurant, a spa equipment ·sales com
pany and a J..:story office building. The uses are separated and there is, 
as a result, little intrusion of privacy between the different owners. 

The use of materials is similar to other office structures in the immediate 
area and in the Macadam Corridor. The addition of a pedestrian plaza, lands
caping materials and view areas, all contribute and enhance the general 
area, compared to what it was in the past. 

f. Signs 

Signage will be low key, with site entry signs at the intersection of Macadam 
Avenue and Nevada Street (Typical low level monument signage will be 
utilize.d). Standards will be similar to those established for the Johns Landing 
Area to the north of the project site and utilized over the years throughout 
the area. 

g. Johns Landing Master Plan 

Not Applicable. 

h. Future Light Rail Transit 

The project is bordered on its east boundary by the Southern Pacific Trans
portation Co. right-of-way. The project does not interfere with the use 
of the right-of-way, today, or in the future. 

Attachments 
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SITE PLAN: 
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Oregon P~blie Broadcasting 
(Showing landscaping and existing tree and screening on east side of 
Southern Pacific Transportation Co. Right-of-Way) 
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S,W MACADAM ILYP ILEVATION 11,, .• , .... 

ICHEIIATIC PAllitKINO DESIGN .... n.nM 

Exhibit: Original Plan as Allowed by Code & Zoning 
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I W MAC.I.PAM ILYD, ELEVATION 
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WILLANEUE PARK ELEYADOH .=-,,, ... ,.... .. ,. ~ 

EXHIBIT: Plan proposed by Applicant, result~ng in lowered.parking structure, which 
requires variance. 
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( RESPONSE TO BlREAU Of Pl.ANNING 
from 

Street Syste11s Manageaent 
Bureau of Transportation Eng1neer1ng 

Date: 3 - / q - a, -_.;;;;...--'--'--~---------

TO: ...... J~o..:;.,H..,_t'-1._.___:::>_-~_o_u---'-TJ-f ___ ..;;,_· ·_,4-__ T,. __ c_-__ , B 106 /Rl002 

FROM: ....,.G~Lec.=;;..:..N..:,__:P_;..;;1 e.:;..:.12...;;:.C=-e..----· Bl06/R825 

SUBJECT: Land Use Case No. l.JZ.. 15 -87 / cu 23-B7 
• I I 

LOCATION: 5 W )-·/ACADAJV"/ A:1 5 W .tJ.cvADA 

C l T y o F· ? O RT l.~ _~l ~ 
BUREAU OF pt_;.\Nl~li'N 

I have reviewed the above case for its potential impacts regarding the public 
R-0-W and have the, following conments: 

D No objections 

i)O R-0-W improvements~~/recomnended as noted below 

D Other conditions required/recomnended as noted below 

D More infonnation required 

D Street Waiver required 

REMARKS: --ri+c APPL-ICAN1 W!LL- l)L ee..9u1!:2£D 7Z> CcrJ.STJ:2.~IC..T 4 

2-4-' w 1Dc... sTA-c{JY\ !<2..D sT/2.ccT 1t1Pf?..o ve.Mf cJT oN NcvtA.DA €f?-otv1 

HAC.kDA-M 7P H:I s EA5T£!<.L '-1 Pwee.&T'i L!NL I I/\) I TH ..::.u/2/3-5/ 
b' . ) 

1>"2A!NAGf" JAs/Dct,i.)ALI<(. 01'-J. Vfi= No/2..TI{ 5Jv€ • .SIVIC !2.-1p/-{T-eF-'-NA'-( 
IV\ 

b#-Dr C;A;TjON t,..) k'--L i!3e.. &/=-4:UJ4?-J) TO f'.fZ.c:Pe,f?,.Ly A{c!GN 77fe.-

lNTE!25e!:. CT!oN. Su::,rJALIZAJJON J/\;1Pguve.M9V7S tA)JL{_ '·._:' 

J!!Jc. 12£~ u J/2£.D 1 !°£/2... TU-c- ~u..ecA-u o;c 7/.2A-,:::-p,c JVlt+NA-<26"!vJclJ7 '•~,,_ ,_ 
By: ---------------
vwp 
10/86 
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March 25, 1987 

Mr. John Southgate 
Portland Bureau of Planning 
1120 s.w. Fifth Avenue 
Portland, Oregon 97204 

Dear John: 

Please find enclosed our revised landscaping plan for the 
Oregon Public Broadcasting Project, dated March 24, 1987. 
We have met with Oregon Public Broadcasting engineers and 
are providing the maximum amount of landscape screening 
for the antennas, and still make it possible for them to 
work properly. As shown on the plan, the following is 
being provided: 

1. A six foot high fence entirely around the antenna 
area. This will be planted with ivy, so it will 
form an attractive and dense screen to cover all 
the support structures and the lower parts of the 
dishes. 

2. A photina hedge on the east and south sides. This 
will be grown as high as possible, and will only 
be pruned when it starts to interphere with the 
antenna reception. 

3. Two flowering trees, probably plums or cherries, 
which can achieve an approximate height of 25 feet 
before they would have to be pruned for antenna 
reception. 

4. Columnar Hornbeam trees on the north sides, and 
wrapping around on the west and east as shown. 
When planted, these trees will be 12 to 14 feet 
high, in as large a caliper as we can find, and 
planted at a very close spacing. They hold their 
leaves quite well through the winter, similar to 
some of the oaks, and have a very dense branch and 
twig structure. When mature they will be well 
above the tallest antenna and form a visual 
backdrop for it. 

ANKROM MOISAN ASSOCIATED ARCHITECTS 
3223 SW Front Avenue, Portland, Oregon 97201 (503) 224-7117 





Mr. John Southgate 
March 25, 1987 
Page 2 

Our landscape architect did not recommend putting any 
additional screening on the corner of Macadam and Nevada, 
as you suggested. He feels it would be a potential 
safety problem because it would limit visibility for cars 
exiting the site. 

We feel this landscaping scheme is a good compromise 
between the needs of Oregon Public Broadcasting and the 
wishes of the community to completely screen the area. 
It is important to keep in mind that these antennas are 
set well back and are 6 to 8 feet below Macadam Avenue. 
The existing mature landscape both in the park and across 
the street is also very effective in reducing their 
visual impact. 

Please call if I can provide any further information. We 
appreciate your help to date and look forward to a 
successful hearing. 

Sincerely, :Jo ;;t;A);;::_TED 
Tom Moisan 

Enclosure 

TM/na 

cc: Nick Allis 

G63800JS.M02 

ARCHITECTS 





CITY OF 

PORTLAND, OREGON 
OFFICE OF TRANSPORTATION 

/- . ., ...__..,t// v: -l__L..,i t-VI //// ,. 

#pr! I .~
1 

P7f?i 

Earl Blumenauer, Commissioner 
Transportation Planning & Finance 

1120 S.W. Fifth Avenue 
Room 702 

Portland, Oregon 97204-1957 
(503) 796-7001 

2 Apri 1 1987 

MEMORANDUM 

TO: 

FROM: 

SUBJECT: 

John Southgate, Bureau of Planning 
Hearings officer 
Design Review Commission 

Anne McLaughlin, Transportation Planning ~ 
Oregon Public Broadcasting Office on SW Macadam at Nevada 
(CU 23-87, DZ 15-87) 

Transportation Planning staff has reviewed this project with respect to 
traffic impact and to the relationship of the project to the adjacent rail 
corridor; 

Traffic Impact 

We agree with the applicants' Traffic Impact Study, including the conclusion 
that the impact on Nevada Street will not be significant. 

Relationship to Adjacent Rail Corridor 

The City has an int~rest in the long term transit potential of this rail 
corridor and to that end has purchased an option and lease on the corridor 
property. This option/lease period extends to December 31, 1987. The City is 
currently seeking an operator for passenger service on this line to begin this 
summer, as soon as the rail line is restored to operating condition. 

The rail right-of-way lying next to the OPB site is only 26 feet wide. This 
is not wide enough to accommodate any encroachment from the OPB site. As 
lessees of the rail property, we would not agree to the placement of any 
paving or landscaping within the rail right-of-way. 

In addition, the portion of the rail right-of-way lying between the tracks and 
the OPB site forms a ditch. Any addition of drainage from the OPB site may 
threaten the integrity of the rail bed if water is allowed to stand and soak. 
We recommend that the following condition be imposed on the approval of this 
project. 

The applicant shall meet the requirements of the Bureau of Sanitary 
Engineering with respect to disposal of all runoff from this site, in 
order to avoid damage to the drainage along the rail right-of-way. 





2 April 1987 
Page 2 
RE: Oregon Public Broadcasting Office on SW Macadam at Nevada (CU 23-87, 

DZ 15-87) 

It appears that in carrying out the construction of this project the 
appl·icants may wish to have access to the rail right-of-way. To accommodate 
that possibility while protecting the city's interest in the rail property, we 
recommend the following condition: 

The applicant shall obtain a construction easement or other permission 
from the Portland Office of Transportation before performing any work 
invol~ing the presence of construction-related personnel on the rail 
property. 

AMcL:db 
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CITY OF 

PORTLAND, OREGON 
OFFICE OF TRANSPORTATION 

Earl Blumenauer, Commissioner 
Traffic Management 

1120 S.W Fifth Avenue 
Room 730 

Portland, Oregon 97204-1969 
(503) 796-5185 

April 2, 1987 

MEMORANDUM 

TO: 

FROM: 

RE: 

John Southgate, Urban Design, Bl06/Rl002 

Rob Burchfield, Bureau of Traffic Management~ 

Oregon Public Broadcasting Office Traffic Impact 
Study (CU 23-87, DZ 15-87) 

Traffic Impact 

We have reviewed the applicants' traffic impact study. The 
analysis methodology used in the study is acceptable and we 
concur with the findings of the report. The most important 
conclusion of the study is summarized on page 25 of the 
report: 

"The only apparent potential adverse impact of the 
proposed facility is the addition of through traffic 
.to Nevada between Macadam and Virginia. The 
projected additional through traffic volume is less 
than 100 vehiclesper 24-hour day and is not 
expected to.be a significant impact." 

Access 

'The requirements for access to the site via Nevada Street were 
developed through a series of negotiations with the appli
cant and City staff including representatives of the 
Department of Transportation and the Parks Bureau. The appli
cants' site plan reflects the basic elements of these require
ments including a 2~ foot street with a 6 foot wide attached 
sidewalk. 

RMB/pm 

rmb77 02 





PORTLAND FRIENDS OFTHE WILLM1ETTE RIVER GREEN\VAY 
P.O. BOX 40701 
PORTLAND, OREGON 
97240-0701 

(503) 224-1282 

~ 
2 April 1987 

Portland Design Commission, and 
Hearings Officer 
1120 S. W. Fifth A venue 
Portland, Oregon 97204 

Subject: Oregon Public Broadcasting-Requests for Greenway Permit, Variance 
and Design Review. 

To the Design Commission and Hearings Officer: 

We have reviewed the project material provided by the applicant and support the 
variance and Greenway permit requests, with the following conditions: 

1. A partial landscaped buffer shall be provided between the development and 
Willamette Park. The buffer shall extend along a minimum of 2/3 of the 
east property line between S.W. Nevada Street and the south property line. 
The buff er shall be a minimum of four feet wide, contain both shrubs and 
trees and be similar to the attachment to this letter. In areas where there 
is no buffer, a guardrail shall be installed at the property line. 

2. No project improvements, including pavement and landscaping, shall 
encroach on the rail right of way. Upon completion of construction, the 
existing drainage ditch at the east line of the applicant's property shall be 
cleared of debris. Project drainage shall be handled on site. The landscape 
plan shall allow for adequate sight distance at the pedestrian crossing of 
the railroad. 

3. The landscaped median on Macadam A venue shall not be removed or 
reduced. The planted strip between the sidewalk and curb shall be of 
consistent width, matching the existing width at the northern end of the 
property. 

4. In order to comply with Greenway regulations for public access to the river 
(33.77.121, A), the public shall be allowed weekend use of the on-site, 
above grade parking. 

The project is well designed and a welcome addition to Macadam A venue and the 
Willamette Park area. 

Very truly yours, 

# .. :flL 
Ernie Munch, for 
The Friends of the Greenway 
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PORTLAND FRIENDS OFTHE \VILLA}vfETTE RIVER GREENWAY 
P.O. BOX 40701 
PORTLAND, OREGON 
97240-0'iO! 

(503) 224-1282 _, 
2 April 1987 

Portland Design Commission, and 
Hearings Officer 
1120 S.W. Fifth Avenue 
Portland, Oregon 97204 

Subject: Oregon Public Broadcasting-Requests for Greenway Permit, Variance 
and Design Review. 

To the Design Commission and Hearings Officer: 

We have reviewed the project material provided by the applicant and support the 
variance and Greenway permit requests, with the following conditions: 

1. A partial landscaped buffer shall be provided between the development and 
Willamette Park. The buff er shall extend along a minimum of 2/3 of the 
east property line between S.W. Nevada Street and the south property line. 
The buff er shall be a minimum of four feet wide, contain both shrubs and 
trees and be similar to the attachment to this letter. In areas where there 
is no buffer, a guardrail shall be installed at the property line. 

2. No project improvements, including pavement and landscaping, shall 
encroach on the rail right of way. Upon completion of construction, the 
existing drainage ditch at the east line of the applicant's property shall be 
cleared of debris. Project drainage shall be handled on site. The landscape 
plan shall allow for adequate sight distance at the pedestrian crossing of 
the railroad. 

3. The landscaped median on Macadam A venue shall not be removed or 
reduced. The planted strip between the sidewalk and curb shall be of 
consistent width, matching the existing width at the northern end of the 
property. 

4. In order to comply with Greenway regulations for public access to the river 
(33.77.121, A), the public shall be allowed weekend use of the on-site, 
above grade parking. 

The project is well designed and a welcome addition to Macadam A venue and the 
Willamette Park area. 

Very truly yours, 

/f' ... ·rJL 
Ernie Munch, for 
The Friends of the Greenway 
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BDS – Early Assistance Summary Memo 
Date: July 11, 2019 

To: DEBBIE ROTICH, OREGON PUBLIC BROADCASTING 
7140 SW MACADAM AVE 
PORTLAND OR  97219 

From: Elizabeth Duncan, Development Services Technician 

Case File: EA 19-169932 
Early Assistance Application for Project Site Located at 7140 SW MACADAM AVE, 
R273083, R330299 

____________________________________________________________________________________ 

Please find attached project specific comments related to your Early Assistance application for the 
property identified above. 

This Early Assistance Summary is neither a land use review nor a final decision regarding the proposed 
project.  The information has not been supplemented or independently verified.  Additionally, no site visit 
was conducted, notice was not provided to neighbors, and a full plan check of applicable development 
standards was not completed. 

If you have questions about comments included in the attached memo, please contact the Planner 
identified in the memo.  Please note that these comments are based on the information submitted at the 
time of application.  If you have questions regarding the proposal beyond those covered in this summary 
report, or if your proposal changes in scope or configuration and you have additional questions, an 
additional early assistance application and review must be requested in order to get responses. 

Please note that the included comments do not address building code issues per the Oregon Structural 
Specialty Code.  This code may have an impact on your proposed design, especially regarding windows 
or projections that are close to property lines that are not along a public right of way.  For early assistance 
with building code related items, you may request a separate Life Safety Preliminary Meeting.  Additional 
information is included in the request packet located online at 
https://www.portlandoregon.gov/bds/article/94545. 

The Portland Housing Bureau provides financial assistance for various development phases to both 
nonprofit and for-profit affordable housing developers (typically multi-dwelling rental housing).  For more 
information, go to the following link: http://www.portlandoregon.gov/bds/article/558746.  

For more information on Urban Forestry Tree Requirements please use the following link: 
www.portlandoregon.gov/trees/earlyassistance. These requirements refer to any early assistance 
meetings or land use reviews that will involve street trees, heritage trees, and trees on City-owned or City-
managed sites.

LU 21-012866 DZM GW
G.6

https://www.portlandoregon.gov/bds/article/94545
http://www.portlandoregon.gov/bds/article/558746
http://www.portlandoregon.gov/trees/earlyassistance


 

 
 
BDS – Early Assistance Land Use Planner Response 
 
Date: 

 

July 3, 2019 

To: DEBBIE ROTICH, 
OREGON PUBLIC BROADCASTING 
7140 SW MACADAM AVE 
PORTLAND OR, 97219 
  

From: Rodney Jennings, City Planner 

503-823-5088, Rodney.Jennings@portlandoregon.gov 

Case File: EA 19-169932 

Location:  7140 SW MACADAM AVE 

Property ID: R273083, R330299 

Proposal: Oregon Public Broadcasting is proposing landscaping for site improvements to meet a 
non-conforming Option 2 agreement with the City of Portland.   

 
Limitation 
 
This letter serves as a summary of the information we discussed at the Early Assistance appointment on 
June 19, 2019, and is intended to highlight preliminary requirements and next steps. This summary is 
advisory and preliminary in nature, and is neither a complete land use review nor a final decision regarding 
the project. This summary is based on the preliminary information you provided BDS staff.  I have not 
supplemented or independently verified this information. Additionally, no site visit was conducted, notice 
was not provided to neighbors, and a full plan check of applicable development standards was not 
completed. Any future land use review application for your proposed project must include the necessary 
plans, elevations, detail drawings, a narrative addressing the approval criteria, and fees. 
 
The information provided at your appointment was based on the current Zoning Code. It is possible that the 
code could change before you apply and those changes could affect your proposal. Your land use review 
application will be reviewed based on the Zoning Code in effect when you submit your application. 
 
The information provided is based on the current Zoning Code. It is possible that the code could change 
before you apply and those changes could affect your proposal. Your land use review application will be 
reviewed based on the Zoning Code in effect when you submit your application. 
 

Summary of Proposal:  Oregon Public Broadcasting is proposing landscaping for site improvements to meet 
a non-conforming Option 2 agreement with the City of Portland.   

 
Zoning: CM2 Commercial/Mixed Use 2 zone; ‘d’ Design Overlay zone; ‘g’ River General Overlay zone; ’m’ 

Centers Main Street Overlay zone; Macadam Plan District 
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Relevant Land Use History:  
 

DZ 15-87 – Design Review approval of a new three-story building with conditions that: 
1. There be no encroachment into the railroad right-of-way;  
2. Northernmost parking spaces south of SW Nevada are set back 15’ from the right-of-way;  
3. A landscaped strip approximately 3’ wide is installed along the eastern edge of the site, except 
where loading accommodations require paving to the property line;  
4. The view corridor between the building and parking structure shall be enhanced by widening the 
steps and minimizing the retaining walls.  

GP 022-88 – Greenway Review approval of renovation of an existing building and three-story addition.  
LU 10-126156 – Design Review approval of an 81-square foot addition to accommodate a new internal 
stairway.  
LU 13-189448 – Design Review approval of a new generator on a concrete pad, surrounded by a 
stained wood screen on the north parking lot.  
LU 17-203778 – Design Review and Greenway Review approval for exterior upgrades, including three 
new windows and canopies; a new ADA ramp and pedestrian stair; five new rooftop HVAC units; 
landscaping and a new garage loading door.  

 
A. Key Issues Applicable to this Project/Site: 

1. Nonconforming upgrades.  This site is subject to a covenant requiring that the site be brought 
into conformance with the requirements of Zoning Code Section 33.258.070.D.2.b by June 4, 
2020.  Your application includes a preliminary landscape plan intended to address the 
requirements of the covenant.  As noted above in the Limitation portion, above, of this response, 
this review is not a full plan check of applicable development standards.  However, I have 
identified issues and concerns regarding this preliminary landscape plan as it relates to 
nonconforming development requirements of 33.235.070.D.2.b: 
 
a. Setbacks for surface parking and exterior development areas – nonconforming upgrades are 

required to meet perimeter setback standards for vehicle areas.  These standards are 
located in Zoning Code Section 33.266.130.G.2.  The standards require a minimum 5-foot 
wide setback between vehicle areas and lot lines abutting streets, and between lot lines 
abutting C zoned properties.  Vehicle area includes surface parking, driveways, loading 
areas, and other areas used for maneuvering vehicles. The setbacks must be landscaped to 
the L2 standard of Chapter 33.248.  Based on the preliminary site plan, it does not appear 
this standard would be met along the east and south lot lines of the site.  Proposals that do 
not meet standards will require approval through a Modification of the standard approved 
through Design Review, or through approval of an Adjustment if the Modification cannot be 
approved (See items 2. and 3. below). 

 
b. Interior parking lot landscaping – nonconforming upgrades are required to meet interior 

parking lot landscaping standards in Zoning Code Section 33.266.130.G.  45-square feet of 
interior parking lot landscaping is required for each surface parking space.  Interior parking 
lot landscaping must meet the P1 standard of Chapter 33.248.  The standard does not apply 
to structured parking where the parking area is more than 4’ above the adjacent grade.  This 
standard requires trees, low shrubs, and groundcover.  Because the parking area includes 
surface parking and structured parking and the boundary between surface parking and 
upper level structured parking is not shown on the preliminary site plan, I am unable to 
determine how many surface spaces there are the site and, consequently, how much area 
of interior parking lot landscaping is required.  It appears that some of the landscaping 
proposed as interior is located on the upper level of the structured parking.  To qualify as 
interior parking lot landscaping, landscaping must be located within the area that is surface 
parking, not structured parking. Proposals that do not meet standards will require approval 
through a Modification of the standard approved through Design Review, or through 
approval of an Adjustment if the Modification cannot be approved (See items 2. and 3. 
below). 

 

https://www.portlandoregon.gov/bps/article/53318
https://www.portlandoregon.gov/bps/article/53318
https://www.portlandoregon.gov/bps/article/53320
https://www.portlandoregon.gov/bps/article/53315
https://www.portlandoregon.gov/bps/article/53320
https://www.portlandoregon.gov/bps/article/53315
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c. Existing building setbacks – The site is within the Macadam Plan District, which requires a 5-
foot setback between SW Macadam Avenue and buildings on the site.  The setback must be 
landscaped to the L1 standard in Chapter 33.248.  Nonconforming upgrades are required to 
meet this standard.  Based on the preliminary site plan, it appears that this standard would 
be met with the proposed landscaping. 

 
2. Design Review – This site has ‘d’ Design Overlay zoning and is within the Macadam Design 

District.  Exterior alterations within the ‘d’ Design Overlay require approval of a Design Review, 
unless exempted by Zoning Code Section 33.420.045.  Parking lot landscaping that does not 
meet the development standards of 33.266.130.G is not exempt from Design Review.  Per 
Section 33.420.060.C.2, proposals that do not include any residential uses may not use the 
Community Design Standards in Chapter 33.218 as an alternative to Design Review.  Proposals 
that do not meet the perimeter and interior landscaping requirements of Chapter 33.266 may be 
approved as a Modification to the standards as part of a Design Review if they can be shown to 
meet the approval criteria for Design Review in Zoning Code Section 33.825.065, including the 
criteria for Modifications that the proposal will better meet design guidelines in 33.825.040.  Per 
Zoning Code Table 825-1, the required procedure for this review is a Type II Design Review.  

 
 Development on this site is subject to the conditions of approval of DZ 15-87.  Of particular 

concern to this proposal is condition 3, which states: 
 A landscaped strip approximately 3’ wide is installed along the eastern edge of the site, 

except where loading accommodations require paving to the property line; 
 Any proposal for landscaping must comply with this condition unless the condition is amended or 

removed.  Because DZ 15-87 was a decision of the Design Commission, appealed to City 
Council, the process required to amend this condition is a Type III Design Review.   

 
3. Adjustments – Per 33.825.040, Modifications that are denied through Design Review may be 

requested as Adjustments.  If you apply for apply for Modifications to the parking lot landscape 
standards in 33.266.130.G through Design Review and they are denied, you may then apply for 
Adjustments to these standards.  Adjustments are reviewed through a Type II procedure, and 
must meet the approval criteria for Adjustments in Zoning Code Chapter 33.805.040 

 
4. ‘g’ River General Overlay zone – the site is within this overlay zone.  The standards applicable in 

this zone are located in Zoning Code Chapter 33.440. 
 
5. ’m’ Centers Main Street Overlay zone; – the site is within this overlay zone.  The standards 

applicable in this zone are located in Zoning Code Chapter 33.415. 
 
6. Macadam Plan District- the site is within this plan district.  The standards applicable in this zone 

are located in Zoning Code Chapter 33.550. 
 
7. Fees – Current fees for Design Review and Adjustments can be found on the BDS website here: 
 https://www.portlandoregon.gov/bds/article/727186  
 

 
B. Responses to Additional Questions You Asked:  The letter submitted with your application included 

these questions: 
1. Please confirm whether the 5-foot L2 landscape standard applies along the south and east 

property lines.  If so, please discuss the options for an Adjustments along the south and east 
property lines where the standard cannot be met due to existing site constraints. 

 
 Staff response: As detailed in the notes above, the 5-foot L2 landscape standard applies along 

the south and east property lines. 
 

https://www.portlandoregon.gov/bps/article/53315
https://www.portlandoregon.gov/bps/article/53342
https://www.portlandoregon.gov/bps/article/53320
https://www.portlandoregon.gov/bps/article/53342
https://www.portlandoregon.gov/bps/article/53477
https://www.portlandoregon.gov/bps/article/53477
https://www.portlandoregon.gov/bps/article/53477
https://www.portlandoregon.gov/bds/article/204688
https://www.portlandoregon.gov/bds/article/74223
https://www.portlandoregon.gov/bds/article/204689
https://www.portlandoregon.gov/bds/article/74223
https://www.portlandoregon.gov/bps/article/53477
https://www.portlandoregon.gov/bds/article/72422
https://www.portlandoregon.gov/bds/article/204688
https://www.portlandoregon.gov/bps/article/54249
https://www.portlandoregon.gov/bps/article/53351
https://www.portlandoregon.gov/bps/article/685537
https://www.portlandoregon.gov/bps/article/53376
https://www.portlandoregon.gov/bds/article/727186
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2. As noted on the Nonconforming Checksheet (attached), the site is subject to conditions of 
approval from a 1987 Design Commission decision.  Those conditions require a landscape strip 
approximately 3-feet wide along the eastern edge of the site, except where loading 
accommodations require paving to the property line.  Please clarify how that condition of 
approval can be reconciled with the 5-foot L2 landscaping standard (if the L2 standard applies 
per item 1 above). 

 
 Staff response:  The 1987 Design Commission decision is DZ 15-87.  Providing a 5-foot L2 

landscape setback along the east property line would satisfy condition 3 of this decision, which 
requires the approximately 3-feet wide landscape strip along the eastern edge of the site except 
where loading accommodation require paving to the property line.  The planting plan associated 
with DZ 15-87 shows that this landscape strip extends along the eastern edge of the site, with 
the exception of the portion of the property line opposite the loading area on the east façade of 
the OPB building.  This includes a 3’ landscape strip along the east edge of the part of the site 
that is north of SW Nevada St.  The 5-foot L2 landscape setback supersedes the approximately 3’ 
landscaping strip and is required between all vehicle areas and the east lot line, including along 
the loading accommodation area where a 3-feet wide landscaping strip is not required by DZ 15-
87.   

 
3. Please identify other potential areas of concern regarding the site plan as it relates to meeting 

the nonconforming upgrade requirements per the signed covenant. 
 
 Staff response:  See detailed notes above. 
 
4. If an Adjustment is determined to be needed, please discuss the process, timeline and fees for 

review. 
 
 Staff response: See detailed notes above. 

 
At the early assistance meeting, you asked the following: 

1.  Is there a minimum driveway width required by the Zoning Code. 
 
 Staff response: the minimum required width of aisles adjacent to parking spaces are specified in 

Zoning Code Table 266-4.  There is no minimum required width for driveways that are not 
adjacent to parking spaces.  However, you are strongly encouraged to contact the Portland 
Bureau of Transportation (PBOT) prior to proposing any changes to vehicle circulation patterns 
on the site that might impact how vehicles enter or exit the site.  The phone number for PBOT is 
(503) 823-5185. 

 
When you are ready to submit an application you may do so in the Development Service Center.  Please see 
the BDS Website at http://www.portlandoregon.gov/bds/37988 for hours of operation.  
 
Please contact me with questions regarding this letter, or if I can be of further assistance as you move 
forward with your proposal. 
 
Sincerely,  

 
Rodney Jennings, City Planner 
Rodney.Jennings@portlandoregon.gov 
503-823-5088 
 
 

http://www.portlandoregon.gov/bds/37988
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Handouts and Additional Information:  
• Zone Map 
• Zoning Code (found at https://www.portlandoregon.gov/bps/31612)  
• Additional information and application forms are also available online at 

http://www.portlandoregon.gov/bds/35881.  
• Land Use Services Fee Schedule (found at https://www.portlandoregon.gov/bds/article/727186  
• Electric Service Requirements. Information on electric service requirements for properties served by 

PGE, can be found at the following link: https://www.portlandgeneral.com/construction/electric-service-
requirements; and information on electric service requirements for properties served by Pacific Power 
can be found at the following link: http://www.pacificpower.net/con/esr.html.  

Please note that the service requirements included in these links may not cover all requirements 
associated with your project. Applicants should contact the PGE Service Coordinator at 503-736-5450 or 
the Pacific Power Business Center at 888-221-7070 to identify issues that are specific to your project 
and to coordinate electric service requirements. 

PGE requires minimum clearances from electric wires, conductors and cables. Please be aware of these 
clearances by calling PGE at 503-736-5450. 

For more information on PGE Minimum Clearance Requirements use the following link: 

https://www.portlandoregon.gov/bds/article/321539 

https://www.portlandoregon.gov/bps/31612
http://www.portlandoregon.gov/bds/35881
http://www.portlandoregon.gov/bds/article/67127
https://www.portlandoregon.gov/bds/article/727186
https://www.portlandgeneral.com/construction/electric-service-requirements
https://www.portlandgeneral.com/construction/electric-service-requirements
http://www.pacificpower.net/con/esr.html
https://www.portlandoregon.gov/bds/article/321539
https://www.portlandoregon.gov/bds/article/321539
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BDS – Conference Facilitator Summary Memo 
Pre-Application Conference 

Date: April 20, 2020 
To: Debbie Roich, Oregon Public Broadcasting, drotich@opb.org 

Oregon Public Broadcasting Foundation, 
From: Jean Hester, Conference Facilitator 

Jean.Hester@portlandoregon.gov, 503-823-7783 
Case File: EA 20-121512 
Location: 7140 SW MACADAM AVE 

Property ID: R273083, R330299 
Proposal: A Pre-Application Conference to discuss site improvements to the site that 

include perimeter and interior parking lot landscaping. This landscaping will 
fulfill the Option 2 agreement with the City of Portland (PR 18-140945 NCU).  
A Type III review is required to modify a previous condition of approval for 
the site regarding the required landscaping.. 

This conference summary report identifies the participants at the conference, provides an initial 
response to the issues and requirements for the proposed project with separate response from key 
bureau representatives.   This memo identifies current land use review fee information and provides 
related information that may be helpful as the project moves from concept to completion.   

Pre-Application Conferences are required for all major (Type III and IV procedure) land use reviews. 
The purpose of the conference is to inform the applicant of the substantive and procedural 
requirements of the Land Use Review, to identify the submittal requirements and documents this 
information for the applicant and all interested persons. 

The information provided at the conference and included in this summary is based on the information 
that was submitted prior to and at the meeting and reflects regulations in effect at the time of the 
conference.  The meeting is intended to convey information.  It is not a public hearing and no land use 
decision is rendered at the conference.  Interested persons may attend the conference and obtain 
copies of all the written information that is submitted and prepared for it. 

You must submit your Land Use Review application within one-year of the Conference. 

Conference date: March 19, 2020 
Expiration of Conference: March 19, 2021 
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A. Comments from Bureau Representatives: The chart below identifies the staff who participated
in the conference and/or who submitted written comments:

Response  
attached Bureau Responsibilities Contact 

Yes BDS Land Use 
Services Review of land use review Hannah Bryant 

503-823-5353

Yes PBOT Public Streets Fabio de Freitas 
503-823-4227

Yes BES 
Public sewer and stormwater 
connections to the public right-
of-way 

Abigail Cermak 
503-823-7577

Yes BDS Site 
Development 

On-site stormwater disposal, 
septic systems, private rights-of-
way, geotechnical requirements, 
erosion control 

Ye Zhuang 
503-823-7901

Yes Water Bureau Connections to public water Joel Hill 
503-823-7475

Yes Fire Bureau Access grades, fire hydrants, 
turnarounds 

Dawn Krantz 
503-823-3718

Yes Urban Forestry Street trees Casey Clapp 
503-823-4467

No devTeam Portland, 
BDS 

Further information on devTeam 
Portland can be accessed at: 

https://www.portlandoregon.gov/
bds/49859 

Alice Nielsen 
503-823-3448

Please refer to the memo from Hannah Bryant, Land Use Services, for the list of application 
submittal requirements for the required land use review(s).  Also, the attached responses from the 
City bureaus identify additional requirements that are pertinent to the land use review or a later 
Building Permit submittal.   

If you have questions about comments included in this Pre-Application Summary Report, please 
contact the representative identified in the respective memo.  Please note that staff comments are 
based on the information submitted at the time of application.  If you have questions regarding the 
proposal beyond those covered in this summary report, or if your proposal changes in scope or 
configuration, a new Pre-Application Conference may be required or an additional Early 
Assistance application may be needed to provide responses to your follow-up questions.  

B. Fees
Below is an estimate of land use fees that may apply to your proposal.  Fees charged will be those
in effect when the Land Use Review application is submitted. When more than one Land Use
Review is requested, full fees are charged for each additional review.   You may view the current
Land Use Review fees at the following link:
http://www.portlandonline.com/shared/cfm/image.cfm?id=67127. You may view the current
Unincorporated Multnomah County Land Use Review Fees at this link:
http://www.portlandonline.com/shared/cfm/image.cfm?id=67129.

https://www.portlandoregon.gov/bds/49859
https://www.portlandoregon.gov/bds/49859
http://www.portlandonline.com/shared/cfm/image.cfm?id=67127
http://www.portlandonline.com/shared/cfm/image.cfm?id=67127
http://www.portlandonline.com/shared/cfm/image.cfm?id=67129
http://www.portlandonline.com/shared/cfm/image.cfm?id=67129
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Land Use Review Type Estimated Fee 

Type II Design Review 

032 of project valuation 
+$   5,313 
+$ 1,550 

+ $3,832)

(min. fee $1,260 /max fee $15,750) 
(combined service bureau fee) 
(each Design Modification) 
(for each Adjustment 

Type III Design Review 

032 of project valuation 
+$   7,614 
+$ 1,550 
+ $3,832

(min. fee $5,250 /max fee $27,000) 
(combined service bureau fee) 
(for each Design Modification) 
(for each Adjustment Review) 

During the building permit process, Permit Fees will be charged for review of your permits and 
Systems Development Charges (SDCs) may be assessed for new development.  An online fee 
estimator is available on the BDS website at the following link:  
https://www.portlandoregon.gov/bds/59194.  

C. Other Information
1. Preliminary Life Safety Plan Review Consultation:  For Building Code/Life Safety information,

you may sign up for a Preliminary Life Safety meeting.  Information can be found at the
following link:  http://www.portlandoregon.gov/bds/article/94545.

2. Electric Service Requirements.  Information on electric service requirements for properties
served by PGE can be found at the following link:
https://www.portlandgeneral.com/construction/electric-service-requirements; and information
on electric service requirements for properties served by Pacific Power can be found at the
following links:
https://www.pacificpower.net/content/dam/pacific_power/doc/Contractors_Suppliers/PP_Devel
oper_and_New_Service_Checklist.pdfhttps://www.pacificpower.net/content/dam/pacific_power
/doc/Contractors_Suppliers/PP_Developer_and_New_Service_Checklist.pdf; and
http://www.pacificpower.net/con/esr.html.  
Please note that the service requirements included in these links may not cover all 
requirements associated with your project.  Applicants should contact the PGE Service 
Coordinator at 503-736-5450 or the Pacific Power Business Center at 888-221-7070 to identify 
issues that are specific to your project and to coordinate electric service requirements. 

3. PGE requires minimum clearances from electric wires, conductors and cables.  Before
building, please be aware of these clearances by calling PGE at 503-736-5450.  For more
information on the PGE Minimum Clearance Requirements use the following link:
https://www.portlandoregon.gov/bds/article/321539.

4. Portland Housing Bureau.  The Housing Bureau provides financial assistance for various
development phases to both nonprofit and for-profit affordable housing developers (typically
multi-dwelling rental housing).  For more information, go to the following link:
http://www.portlandoregon.gov/bds/article/558746

5. Bureau of Planning and Sustainability.  The Bureau of Planning and Sustainability delivers
policy and programs related to green buildings, energy efficiency, renewable resources, waste
reduction, and recycling.  For more information on Sustainability Programs and Services in the
Bureau of Planning and Sustainability go to the following link:
https://www.portlandoregon.gov/bps/67121.

https://www.portlandoregon.gov/bds/59194
http://www.portlandoregon.gov/bds/article/94545
https://www.portlandgeneral.com/construction/electric-service-requirements
https://www.pacificpower.net/content/dam/pacific_power/doc/Contractors_Suppliers/PP_Developer_and_New_Service_Checklist.pdf
https://www.pacificpower.net/content/dam/pacific_power/doc/Contractors_Suppliers/PP_Developer_and_New_Service_Checklist.pdf
https://www.pacificpower.net/content/dam/pacific_power/doc/Contractors_Suppliers/PP_Developer_and_New_Service_Checklist.pdf;%20and
https://www.pacificpower.net/content/dam/pacific_power/doc/Contractors_Suppliers/PP_Developer_and_New_Service_Checklist.pdf;%20and
http://www.pacificpower.net/con/esr.html
http://www.portlandonline.com/bds/index.cfm?c=45057&a=321539
https://www.portlandoregon.gov/bds/article/321539
http://www.portlandoregon.gov/bds/article/558746
https://www.portlandoregon.gov/bps/67121
https://www.portlandoregon.gov/bps/67121
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6. Energy Trust of Oregon.  The Energy Trust of Oregon provides technical assistance and cash
incentives for energy efficient design.  For more information, go to the following link:
https://www.energytrust.org/

7. Oregon Department of Energy.  The Oregon Department of Energy Conservation Division
provides information on a variety of programs to encourage energy conservation, including tax
rebates and low-interest energy loans.  For more information, go to the following link:
http://www.oregon.gov/energy/Pages/index.aspx

Attachments: 

Zoning Map 
Site Plan 
BDS Land Use Services Response 
PBOT Response 
BES Response 
BDS Site Development Response 
Water Bureau Response 
Fire Bureau Response 
Urban Forestry Response 

https://www.energytrust.org/
https://www.energytrust.org/
http://www.oregon.gov/energy/Pages/index.aspx
http://www.oregon.gov/energy/Pages/index.aspx
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BDS – Land Use Planner Response 
Pre-Application Conference 

Date: April 12, 2020 
To: Jean Hester, Conference Facilitator 

503-8263-7783, Jean.Hester@portlandoregon.gov 
From: Hannah Bryant 

503-823-5353, Hannah.Bryant@portlandoregon.gov 
File No.: 20-121512 

Location:  7140 SW MACADAM AVE 
 Tax Account: R273083, R330299   

State ID Number: 1S1E22A   00800, 1S1E22AC  00200 
Proposal: A Pre-Application Conference to discuss site improvements to the site that 

include perimeter and interior parking lot landscaping. This landscaping will 
fulfill the Option 2 agreement with the City of Portland (PR 18-140945 NCU).  
A Type III review is required to modify a previous condition of approval for 
the site regarding the required landscaping. 

 
The information provided at the conference and included in this response is based on the 
information you provided prior to and at the conference and reflects regulations in effect at the 
time of the conference.  This response provides information and guidance only.  It is preliminary 
in nature and based on the information the applicant provided to BDS staff.  It is neither a land 
use review nor a final decision regarding this project.  References are to the Portland Zoning 
Code available online at www.portlandonline.com/zoningcode. 
 
A. KEY ISSUES AND REQUIREMENTS  
 
The following issues and requirements have been summarized for the applicant to pay special 
attention to as they may impact the proposed project.   
 

1. Design Review Process        
 

a. Procedure Type. The project will be subject to either a Type II or a Type III Design 
Review based on the thresholds per table 825-1 of Section 33.825.025. More 
information below will help you determine how the scope of the proposal will 
determine the review type.  Submittal requirements can be found in Section C below. 
 

b. Approval Criteria. The applicable approval criteria are the Macadam Corridor 
Design Guidelines and can be found at portlandoregon.gov/designguidelines.  Other 

http://www.portlandonline.com/zoningcode
https://www.portlandoregon.gov/bps/34250
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approval criteria may apply if Modifications (Section 33.825.040) or Adjustments 
(Section 33.805.040) to development standards are requested.   
 

c. Additional Reviews.  Modification review may be requested as part of land use 
review for site-related standards (such as setbacks, size of loading spaces) that are 
not met. Adjustment review may be requested as part of the design review for use-
related development standards (such as floor area ratios, number of loading spaces, 
number of  parking) that are not met.   

 
Greenway review may be required if the proposal does not meet the standards of 
33.440. 

 
d. Guide to Design Review.  You are encouraged to review the Guide to the Design 

Review Process prepared by the Design Commission, which provides guidance and 
expectations of the Design Review process. The guide can be found at the BDS 
website at https://www.portlandoregon.gov/bds/article/625096.  

 
 

e. Certificate of Compliance.  Approval of a Design Review allows for the proposed 
work to be built. The expectation is that the building permit will reflect the project 
(including the details) that was approved.  To ensure this, a Certificate of Compliance 
will be required at the time of building permit as indicated in a condition of approval.  
The Certificate of Compliance form can be found at 
https://www.portlandoregon.gov/bds/article/623658). 
 

 
2. Specific Design Review Issues       

This preliminary feedback is based on the information in the Pre-Application Conference 
submittal. 

a. Context – The Macadam neighborhood is characterized by its strong relationship 
with the river and adjacent hills. The community prioritizes extensive landscaping as 
a means of visually and physically connecting the forested hillside environments with 
the river. These community values are the backbone of the Macadam Corridor 
Design Guidelines and have been reinforced in recent community meetings to 
discuss adopting new design guidelines for this area. (1- Visual Connections; 4 – 
The Boulevard; 5- Sub-Area Context)  
 

3. Specific Development Standards to Note       

a. Landscaping Modifications (33.266.130 and 33.288). Staff has concerns about the 
approvability of Modifications to reduce the required landscaping, particularly to 
facilitate the retention of non-required parking and vehicle area. Please carefully 
review the design guidelines and the Modification approval criteria. Approval of a 
Modification requires that the proposal meets both the purpose of the code standard 
being Modified and better meets the design guidelines. Every effort should be made 
to meet the code standards and minimize or avoid any Modification requests. 

 

http://www.portlandonline.com/shared/cfm/image.cfm?id=53477
http://www.portlandoregon.gov/bps/article/54249
https://portlandoregongov-my.sharepoint.com/personal/hannah_bryant_portlandoregon_gov/Documents/COVID%20WFH/Active%20Cases/EA/EA%2020-121512%20PC%20-%207140%20SW%20Macadam%20Ave%20-%20NCUs%20at%20OPB/the%20BDS%20website%20at%20https:/www.portlandoregon.gov/bds/article/625096
https://portlandoregongov-my.sharepoint.com/personal/hannah_bryant_portlandoregon_gov/Documents/COVID%20WFH/Active%20Cases/EA/EA%2020-121512%20PC%20-%207140%20SW%20Macadam%20Ave%20-%20NCUs%20at%20OPB/the%20BDS%20website%20at%20https:/www.portlandoregon.gov/bds/article/625096
https://www.portlandoregon.gov/bds/article/623658
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4. Applicable Development Standards        
Development standards that will apply to the project include, but are not necessarily limited to, 
those from the following chapters in the Zoning Code (Title 33) and other City codes available 
online at https://www.portlandoregon.gov/bds/36809 
 33.825 Design Review 

 33.550- Macadam Plan District - development standards in the plan district may supersede 
those in the base zone and chapters below. 

 33.420 Design Overlay Zone  

 33.415 Centers Main Street Overlay Zone – Note: this is current zoning and is not applicable 
to work triggered as a result of the 2017 building permit, as this zoning overlay did not apply 
at that time. 

 33.266 Parking and Loading  

 33.258 Nonconforming Upgrades - Note: the scope of this proposal is limited to non-
conforming upgrades that were triggered by a 2017 building permit. At that time, the applicant 
opted for Non-Conforming Upgrades Option II, which allowed a two-year deferral of 
upgrades, but requires that the full-site be brought into compliance at the end of two years. 

 33.248 Landscaping and Screening 

 33.130 Commercial Mixed Use 2 Zone (CM2 base zone) – Note: At the time of permit 
application for 17-241498 CO, this property was zoned Commercial Storefront (CS).  

 Title 11 Tree Code  

 33.440 Greenway Overlay Zones 

 
5. General Design Items to Note          

a. Landscape materials. High quality, durable plants and landscape elements shall be 
provided to achieve the purpose of the landscape standards and to meet the design 
guidelines. Layered plantings shall screen and soften vehicle areas and serve to 
provide sensitive transitions between the OPB site and adjacent residential areas 
(Guidelines 1 – Visual Connections; 4 – The Boulevard, and 5- Sub-Area Context). 

 
6. Coordination with Other Agencies         

a. Environmental Services (BES) 

 Stormwater Management. Stormwater management information, including 
infiltration tests, utility plans, stormwater facility designs, and site landscaping, 
must be submitted with the Design Review application. BES needs to review 
these elements early to ensure there are no issues that could affect the building 
size, location or site design. 

 
B. QUESTIONS RAISED AT THE MEETING 
 
1. Please confirm that the attached proposed landscape plan will resolve applicable 
non-conformances and confirm any associated modifications/adjustments necessary 
in conjunction with the proposed landscape plan to resolve non-conformances and 
enforcement actions on the site. 
 

https://www.portlandoregon.gov/bds/36809
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More detailed information is needed to understand the existing conditions versus the proposed 
conditions and to verify that every linear foot of required landscaping is provided. Only one site 
plan was provided for this large site. Staff cannot verify the extent of surface parking versus 
structured parking, and the height of structured parking above adjacent grade. To determine the 
extent of required perimeter parking lot landscaping, sections may be necessary to demonstrate 
the height of the structured parking above grade. It is unclear from the site plan why some 
parking spaces on the east side of the structured parking area are denoted as ‘existing surface 
parking’ and others are not. 
 
A comparison of the Nonconforming Development Agreement Checksheet (prepared April 23, 
2017) and the provided site plan indicate the following areas are not yet meeting code 
standards. 
 
Staff notes:  

• Perimeter parking lot landscaping is necessary between the parking area and the east 
property line.  

• Landscaped strip of 3’ is required along eastern property line, per 1987 Condition of 
Approval.  

• Based on 32 parking spaces, 1440 square feet of interior parking lot landscaping is 
required. The site plan shows 34 surface parking spaces, and 1075 square feet of 
interior parking lot landscaping. 

• It appears that L1 landscaping is intended to be provided along SW Macadam, however 
staff cannot verify what plantings are existing and what are proposed.  

 
2. Please confirm all required applications, fees, and submittal items to accomplish the 
project as proposed. 
 
The project as proposed would require Modifications or Adjustments to all unmet Title 33 
standards. Due to the nature of the standards not yet met, a Design Review with Modifications 
is the only available review option. (Per 33.420.045.L, only parking lot landscaping that meets 
Title 33 can be exempt from Design Review. Since the parking lot landscaping shown on this 
site plan does not meet Title 33 standards, it is subject to Design Review.) 
 
To reduce the landscaping on the east property line below three feet: 
The 15-87 Condition of Approval required, “a landscaped strip approximately three feet wide 
shall be installed along the eastern edge of the site, except where loading accommodations 
require paving to the property line.” This was a Condition of Approval for a Type III Design 
Review. Therefore, per 33.730.140.A, the process to change this Condition of Approval is a 
Type III Design Review with Modification(s).  
The fees for a Type III Design Review can be calculated using the following chart. The review 
would be either a Tier E or a Tier F, depending on whether new stormwater facilities are 
included in the scope of development proposed. The valuation for your tier is the valuation you 
used on the building permit that triggered these non-conforming upgrades.  
https://www.portlandoregon.gov/bds/article/727186 
 
If the landscaping on the east property line is at least 3’ deep: 
If the 15-87 Condition of Approval is met in full, but the request is to reduce the perimeter 
landscape from the required 5’ to a minimum of 3’, then the review is a Type II Design Review 
with Modification(s). The fees and tiers will be calculated using the same chart as above.  
 

https://www.portlandoregon.gov/bds/article/727186
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Application submittal requirements are listed at the end of these notes. Additional information is 
listed in 33.730.060. However, for the purposes of this review, please note that the relevant 
drawings may vary from the list. The site plans, sections, details need only demonstrate the 
scope of the work proposed, and how it clearly meets the detailed code standards. Elevations 
and renderings are not necessary. Clear presentations of existing conditions, proposed work, 
and how it’s meeting all aspects of the code standards is needed. 
 
If proposed interior parking lot landscaping is less than the required total: 
A Type II Design Review with Modification Review (DZM) will be required. The fees and tiers will 
be calculated using the same chart as above. 
 
Note: Multiple Modification reviews may be attached to a single Design Review. If a Type III 
Design Review is required, that will supersede any Type II Design Reviews, and can have 
multiple Modifications added to it. Each code standard proposed to Modified requires its own 
Modification fee (currently $1550). Payment is not refunded if the Modification is not approved.  
 
3. Please specify any code standards or planning documents of concern or note. 
 
Please review the case history for all Previous Land Use Reviews as summarized below. Staff 
notes that the code standards listed in response to Question 1 may not be met.  
 
4. Please confirm a Type III Design Review is required for the project as opposed to a 
Type II or Type I Design Review. 
 
See response to Question 2.  
 
5. Please confirm the City’s interpretation regarding the buffer requirement adjacent to 
the rail right of way. 
 
I presume that this question is in reference to the Staff Response for ‘Setbacks for surface 
parking and exterior development areas’ in the 2017 Nonconforming Development Assessment 
Plan Review.  
 
Per Title 33.910, a rail right-of-way that does not also have motor vehicle access does not meet 
the definition of a street. This rail right-of-way is named as a street in the TSP, however for the 
purposes of Title 33, the 33.910 definition of street is the determinant. 
 
While Staff has limited access to detailed zone maps due to COVID-19 teleworking 
requirements, the following image from Portland Maps indicates that the zone line (between 
CM2 zone and OS zone) appears to be in the center of the rail line. This is supported by the 
BDS zone map from your previous EA. Therefore, the eastern property line of the OPB site 
appears to abut CM2 zone, and not OS zone, which means the landscape standard for this lot 
line is 5’ of L2.  
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6. Please confirm both proposed Modifications (from the eastern landscape buffer and 
overall parking lot landscape area) can be approved under a single Design Review 
application. 
 
Multiple Modifications may be reviewed under a single Design Review application. Each 
Modification review requested is $1550 in addition to Design Review fees. 
 
7. Please confirm applicable Design Review approval criteria, as well as Modification 
approval criteria. 
 
Please see detailed notes above. All Title 33 code standards apply in addition to the Macadam 
Corridor Design Guidelines. Please note, the Macadam Corridor Design Guidelines are 
proposed to be repealed and replaced by the DOZA Citywide Design Guidelines later this year. 
Depending on when you submit for Design Review, the relevant Design Guidelines may be 
updated. You will be subject to the Design Guidelines in effect at the time of Land Use 
submittal.  
 
8. Please confirm the City’s interpretation regarding qualifying “surface spaces” and the 
resulting required interior parking lot landscaping. (I.E. Please confirm landscaping 
on the upper level of the structured parking would not count toward the interior 
parking lot landscaping.)  
 
Per 33.266.130.G, the parking area landscaping standards apply to all surface parking areas 
abutting a lot line AND to any portion of structured parking areas where the parking area is 
within 4 feet of adjacent grade and there is no roof over it.  
 
If the structured parking at this site is within 4' of grade, then perimeter parking lot landscaping 
is required in the ground around the structured parking. This is only required where the 
structured parking is not otherwise screened from the property lines by a building or other 
required landscaping. Structured parking does not trigger interior parking lot landscaping. 
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C. PREVIOUS LAND USE REVIEWS   
 
As part of your application, address relevant conditions of approval from previous land use 
reviews on the site and discuss the current status of compliance.  Below are the relevant land 
use case reviews that the City of Portland has on record for the subject site: 
 

• DZ 15-87 – Design Review approval of a new three-story building with conditions that: 1. 
There be no encroachment into the railroad right-of-way; 2. Northernmost parking 
spaces south of SW Nevada are set back 15’ from the right-of-way; 3. A landscaped 
strip approximately 3’ wide is installed along the eastern edge of the site, except where 
loading accommodations require paving to the property line; 4. The view corridor 
between the building and parking structure shall be enhanced by widening the steps and 
minimizing the retaining walls.  

• GP 022-88 – Greenway Review approval of renovation of an existing building and three-
story addition.  

• LU 10-126156 – Design Review approval of an 81-square foot addition to accommodate 
a new internal stairway.  

• LU 13-189448 – Design Review approval of a new generator on a concrete pad, 
surrounded by a stained wood screen on the north parking lot.  

• LU 17-203778 – Design Review and Greenway Review approval for exterior upgrades, 
including three new windows and canopies; a new ADA ramp and pedestrian stair; five 
new rooftop HVAC units; landscaping and a new garage loading door.  

 
D. SUBMITTAL REQUIREMENTS FOR LAND USE REVIEWS 
 
This list identifies the materials you must submit for your application to be considered complete. 
For additional details, see Zoning Code Section 33.730.060. 
 
PROJECT INFORMATION & NARRATIVE               2 hard copies + 1 digital 
8.5” x 11” FORMAT: 
 Land Use Review application form 
 Project team and Project cost 
 Project narrative 
 Zoning summary 
 Response to Design Guidelines 
 Modifications and Adjustments requests & approval criteria responses 
 Response to DAR (narrative) 
 Technical Reports – Stormwater Loading Analysis, Queuing Study, etc. 
 Sustainable features/green technology / LEED goals, etc. 

DIGITAL MODEL                                   1 digital 
Design Review proposals in the Central City plan district that include new development or 
changes in the bulk of an existing building are required to submit a three-
dimensional digital model with the Design Review application.  The digital files required include: 
 Sketch up Model (.skp File) 
 3-D Model plugged into Google Earth (.kmz File) 

http://www.portlandonline.com/shared/cfm/image.cfm?id=53468
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DRAWINGS                                                                        4 hard copies + 1 digital 
11” x 17” FORMAT 
“C” Exhibits should represent proposed development/alterations, drawings at architectural or engineering 
scale, numbered consecutively (C.1, C.2, C.3, etc.) and generally be in the following order: 
 Title Page 
 Table of Contents 
 Site Plan 
 Floor and Roof Plans - roof plan should show all rooftop elements, including mechanical 
 Elevations - B/W and color, and without shade or shadows, if project is close to or             

touching its neighbors, include street-facing elevations in their immediate context, 
including adjacent buildings 

 Building Sections - Include some depicting relationships to adjacent buildings 
 Building Details – windows/doors, storefronts, canopies, balconies, signage and their 

attachments, etc., control joints, seismic joints, and other visible construction details  
 Materials / Colors - clearly identify each building material by name 
 Landscape Plans 
 Lighting Plans 
 Civil Plans 
 Cut Sheets - only pertinent product info like type, finish, color, dimensions 

SUPPORTING INFORMATION                                                                   1 hard copy + 1 digital 
11” x 17” FORMAT: 
Appendix should include information that supports the drawings, numbered consecutively (APP.1, APP.2, 
APP.3, etc): 
 Renderings - day and night in context, must be simple and not enhanced marketing-type 

images, avoid dramatic lighting effects 
 Context – plan area, urban (3-block radius), site  
 Sightlines - sightline drawings from relevant vantage points 
 Material Photos & Examples  
 Massing & Design Concept 
 Miscellaneous Diagrams - FAR, ground floor windows, clear vs. spandrel panels, height, 

Modifications, Adjustments, etc. 
 Responses to DAR (diagram) 

GENERAL FORMATTING  
 One staple in upper left corner (not bound)  
 Label all sheets at lower right corner with the land use case number, which will be given to you 

when you submit your land use application, (i.e., LU 12-345678 DZ) and number each 
page/sheet as Exhibit C.xx, replacing the “xx” with a page number. 

 Provide one electronic copy (flash drive or link via email) 
 Review all color quality in submittal to ensure it accurately represent the colors intended.   
 When returning for a 2nd hearing, revisions to the prior submittals should be illustrated 

and clearly marked in a side by side comparison. 
 Conduct a thorough review before submitting your drawing packet.   
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REQUIREMENTS FOR HEARINGS 
20 days before the hearing date submit: 

 10 sets of the Drawings (“C” Exhibits) 
 10 sets of the Supporting Information (“APP” Exhibits) 
 1 digital copy 

 
E. NEIGHBORHOOD NOTIFICATION 
 
When you apply for a Type II Land Use Review, all property owners within 150 feet, and all 
neighborhood associations and recognized organizations within 400feet of your site will receive 
notification of your proposal.  
 
When you apply for a Type III Land Use Review, all property owners within 400 feet, and all 
neighborhood associations and recognized organizations within 1,000 feet of your site will 
receive notification of your proposal.  
 
The site is located within the neighborhood association of South Portland, contact Jim Gardner 
at contact@southportlandna.org. 
 The site is located within the district neighborhood coalition of Southwest 

Neighborhoods, contact Sylvia Bogert at sylvia@swni.org. 
 The site is located within the business association of South Portland. 
 Contact information for neighborhood associations, neighborhood district coalitions, and 

business associations is available at www.portlandonline.com/oni/search/. 
 
You may submit your application in the Development Services Center, 1900 SW Fourth 
Avenue, First Floor, from 8:00 am to 3:00 pm, Monday through Wednesday and Friday, 
and from 8 am to 12 pm on Thursday.
 

mailto:contact@southportlandna.org
mailto:sylvia@swni.org
http://www.portlandonline.com/oni/search/


 
Chloe Eudaly  Commissioner     Chris Warner  Interim Director 

 

     1 

 

PBOT – Development Review 
Pre-Application Conference Response 

Date: April 20, 2020 
To: Jean Hester, Conference Facilitator 

(503) 823-7783, jean.hester@portlandoregon.gov  
From: Fabio de Freitas, PBOT Development Review 

(503) 823-4227, fabio.defreitas@portlandoregon.gov  
Case File: EA 20-121512 
Location:  7140 SW MACADAM AVE 

R#: R273083, R330299 
Proposal: A Pre-Application Conference to discuss site improvements to the site that include 

perimeter and interior parking lot landscaping. This landscaping will fulfill the Option 
2 agreement with the City of Portland (PR 18-140945 NCU).  A Type III review is 
required to modify a previous condition of approval for the site regarding the 
required landscaping.. 

 
Portland Bureau of Transportation/Development Review (PBOT) staff has reviewed the Pre-application 
Conference materials to identify potential issues and requirements.   
Mayor Ted Wheeler has declared a State of Emergency for the City of Portland. While city offices 
are closed to the public to maintain social distancing guidelines from Oregon and federal health 
authorities, PBOT staff who are able to are currently working remotely to help keep the business 
of PBOT moving.  The Bureau of Development Services has temporarily suspended the 
scheduling of all Early Assistance meetings, including Pre-application Conferences.  The 
following written comments are provided despite the lack of a meeting. 

 
 

1. The project will apparently trigger a Design Review for non-conforming upgrades to the site 
related to setbacks and landscaping.  The expected Design Review request will have no 
transportation-related approval criteria.  The work involved will not trigger either of PBOT’s 
thresholds for requiring frontage improvements or property dedication. 
 

2. The applicant asked a question relative to what PBOT interprets as the southern driveway along 
SW Macadam frontage (the application cites the driveway at the “eastern limits of the site”).  In 
relation to the expected Building Permit, the applicant will need to demonstrate to PBOT’s 
satisfaction that this existing driveway satisfies current ADA standards – if it doesn’t meet current 
ADA standards, it’ll need to be reconstructed accordingly. 

 

A,  SUMMARY OF REQUIREMENTS: 

mailto:jean.hester@portlandoregon.gov
mailto:fabio.defreitas@portlandoregon.gov
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At the time of permit review (following the land use review) you should be aware of the following: 

1. 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 contacting 
PBOT’s SDC Section at (503) 823-7002 (option 2). 

2. Curb cuts and driveway construction must meet the requirements in Title 17.  Title 17 driveway 
requirements will be enforced during the review of Building Permits (see item A.2 above). 

 
 
 

B.  PERMIT INFORMATION: 
 



     

 

Pre-Application Conference Response 
Date: April 7, 2020 

To: Jean Hester, Conference Facilitator 
503-823-7783, Jean.Hester@portlandoregon.gov 

From: Abigail Cermak, BES Systems Development 
503-823-7577, Abigail.Cermak@portlandoregon.gov 
Jennifer Antak, BES Watershed Services 

Case File: EA 20-121512 
Location:  7140 SW MACADAM AVE 

R#: R273083, R330299 
Proposal: OPB is preparing for site improvements to meet a non-conforming Option 2 agreement with 

the City of Portland (PR 18-140945 NCU).  A Type III review is required to modify a 
previous condition of approval. Modifications through Design Review are needed to 
perimeter and interior parking lot standards where existing conditions preclude full 
compliance. 

 
The Bureau of Environmental Services (BES) has reviewed the submitted materials to identify potential 
issues and requirements and provide the following comments. Some references to Portland City Code 
(PCC) are included below; the applicant may refer to the Auditor’s Office Online Charter and Code. 

A. KEY ISSUES AND REQUIREMENTS 
Following is a brief summary of issues and requirements that may impact your proposed project 
or are submittal requirements that will require time to prepare prior to submittal of the application.  

1. Landscaped areas in parking lots must be utilized as stormwater facilities where feasible if 
nonconforming parking lot landscaping will be brought into conformance.  

2. The applicant must submit a utility plan and stormwater report with the land use application if 
it has been deemed feasible that landscaped areas can be used as stormwater facilities. 

B. FOLLOW UP TO QUESTIONS RAISED AT THE MEETING 
1. Due to the COVID-19 State of Emergency, the scheduled meeting for this project was 

cancelled. Written notes are being provided. If the applicant has any questions about the 
following information, please feel free to contact me, Abigail Cermak, at your convenience. 
The best way to contact me is via email at abigail.cermak@portlandoregon.gov.  

C. SANITARY SERVICE 
1. Sanitary Infrastructure: According to available GIS data, the following sewer infrastructure is 

located in the vicinity of the project site: 

a. There is a public 8-inch sanitary-only sewer in SW Nevada St (BES as-built # 2377). 

b. There is a public 12-inch concrete (CSP) combined sewer on the far west side of SW 
Macadam Ave (BES as-built #22313).  

2. Connection Requirements: If any new sanitary connections are proposed, please note that 
connections to the City sewer system must meet the standards of the City of Portland's 
Sewer and Drainage Facilities Design Manual, PCC 17.32.090, administrative rules ENB-
4.07 and ENB-4.17, and all other relevant City codes and rules. Sanitary sewage from 
private property must be separately conveyed to the property line and connected through 

http://www.portlandoregon.gov/auditor/index.cfm?c=28148
mailto:abigail.cermak@portlandoregon.gov
http://www.portlandonline.com/bes/index.cfm?c=43428&a=360710
https://www.portlandoregon.gov/citycode/article/499271
https://www.portlandoregon.gov/citycode/article/73483
https://www.portlandoregon.gov/citycode/article/73483
https://www.portlandoregon.gov/citycode/article/154965
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individual laterals for discharge to the City separate sanitary or combined sewer. Per ENB-
4.07, sewer connection permits are required to make new connections to City mains and 
laterals, relocate or upsize existing laterals, and repair sewers in City right-of-way. The 
permittee is responsible for verifying the location, depth and size of an existing sewer lateral 
and for ensuring the lateral is clear of obstructions prior to connection. 

D. STORMWATER MANAGEMENT 
1. Stormwater Infrastructure: According to available GIS data, the following stormwater 

infrastructure is located in the vicinity of the project site: 

a. There is a public 8-inch storm-only sewer in SW Nevada St (BES as-built #2377). City 
records indicate that there are existing stormwater lateral connections to this sewer 
from the surface parking lots of the subject property. 

b. There is a public BES-owned 22-inch vitrified clay (VSP) storm-only sewer on the west 
side of SW Macadam Ave (BES as-built #20330). City records also indicate there are 
existing stormwater lateral connections to this sewer from the subject site. 

c. There is a 12-inch concrete (CSP) ODOT-owned storm-only sewer on the east side of 
SW Macadam Ave (as-built #15V-101). Connections to this sewer would need to be 
approved by ODOT. This ODOT sewer connects to a BES-owned 12-inch concrete 
(CSP) storm-only sewer in SW Macadam Ave (as-build unknown) which connects 
further downstream to the BES-owned 22-inch storm-only sewer described above. 

d. There is a private drainage ditch east of the subject site. 

e. There also appear to be 4-inch ODOT perforated storm-lines in SW Macadam Ave.  

f. Currently, stormwater from the public right-of-way discharges to existing storm 
infrastructure in SW Macadam (ODOT-owned) and SW Nevada (City of Portland). 

2. General Stormwater Management Requirements: Development and redevelopment sites 
that include any of the triggers listed in PCC 17.38.040 are subject to the policies and 
standards of PCC 17.38.035, Portland’s Stormwater Management Manual (SWMM) and 
Source Control Manual (SCM). Projects must comply with the current adopted version of the 
SWMM as of the permit application date. A fundamental evaluation factor in the SWMM is 
the Stormwater Infiltration and Discharge Hierarchy (Section 1.3.1), which sets the 
framework that will be used to determine when a project’s stormwater runoff must be 
infiltrated onsite and when offsite discharge will be permitted, and the parameters that must 
be met for either scenario. If tested infiltration rates on a property are greater than or equal 
to 2 inches per hour, onsite infiltration will be required unless the site falls under a specific 
exemption described in Section 1.3.3 of the SWMM. Note that maximum building coverage 
allowed by the zoning code does not exempt the applicant from stormwater requirements. 
Pollution reduction and flow control requirements must be met using vegetated facilities to 
the maximum extent feasible, though roof runoff and some paved impervious surfaces are 
exempt when discharging directly to a UIC (refer to Section 1.3.3 of the SWMM). The 
Hierarchy also includes impervious area reduction techniques (ecoroof, pervious paving and 
trees), which can mimic the passive treatment of pre-development conditions and help 
reduce the area of new development requiring stormwater management.  

3. Public Right-of-Way Stormwater Management: Stormwater runoff from the public right-of-
way must comply with all applicable standards of the SWMM and Sewer and Drainage 
Facilities Design Manual and be conveyed to a discharge point along a route of service 
approved by the BES Director or the Director’s designee.  

https://www.portlandoregon.gov/citycode/article/73483
https://www.portlandoregon.gov/citycode/article/73483
http://www.portlandoregon.gov/bes/SWMM
https://www.portlandoregon.gov/bes/scm
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a. Based on the scope of PBOT requirements, no public stormwater management facilities 
are required. Note that if changes in the scope of the proposed development alter 
PBOT requirements for public improvements, then public stormwater management 
facilities that conform with the SWMM may be required.  

4. Private Property Stormwater Management: Stormwater runoff from this project must comply 
with all applicable standards of the SWMM and SCM and be conveyed to a discharge point 
along a route of service approved by the BES Director or the Director’s designee.  

a. SWMM Triggers: Stormwater management requirements described in the SWMM are 
triggered for projects that develop or redevelop greater than 500 square feet of 
impervious area. Changes to paved or other impervious surfaces that expose 500 
square feet or more of gravel, aggregate or soil and repave would trigger the 
requirements of the SWMM. In addition, expanding the footprint of existing structures or 
impervious area, or expansion of existing structures within the existing development 
footprint may trigger the SWMM. The applicant may refer to Section 1.2.1 of the SWMM 
and coordinate with BES staff for information of what qualifies as development and 
redevelopment for this project. If stormwater management requirements of the SWMM 
are triggered, a stormwater report will be required.  

5. Landscaping Benefits: BES’s mission includes the protection of public health, water quality 
and the environment by providing sewage and stormwater collection and treatment services, 
and by protecting the quality of surface and ground waters. Landscaping is needed to 
mitigate some of the negative impacts of streets and parking areas in the Willamette River 
watershed. New landscaping will have a dual benefit that is aligned with the two prongs of 
BES’s mission: 

a. Landscaping will help by lowering the temperature of runoff, facilitating infiltration of 
stormwater which recharges groundwater, and increasing and cooling base flows that 
will eventually flow into the Willamette River.  

b. Landscaping will help the public conveyance system by intercepting stormwater thereby 
reducing the peak flow – and reducing the total volume – of runoff that is conveyed to 
the public sewer system.  

Note that if an Adjustment to landscaping requirements identified in Zoning Code is 
proposed, BES will provide input to BDS regarding whether applicable stormwater related 
approval criteria can be met with the requested Adjustment. The applicant will need to 
demonstrate in a narrative and on a site plan how the intent of the approval criteria can be 
met.  

6. TMDL Requirements: The project site is located in the Willamette River Watershed, where 
Oregon DEQ Total Maximum Daily Load (TMDL) water quality requirements apply. The 
SWMM requires that applicants use pollution reduction facilities that are capable of reducing 
TMDL pollutants. Vegetated facilities sized according to the Simplified or Presumptive 
Approaches meet these requirements. 

7. Nonconforming Parking Lot and Landscape Requirements: If this project will bring existing 
parking areas into compliance with current landscaping requirements per PCC 33.258.070, 
then the SWMM requires that new landscaped areas must also be utilized as vegetated 
stormwater facilities where feasible (refer to page 1-9 of the SWMM). The SWMM includes 
examples of criteria that will be considered to determine feasibility. Note that if a stormwater 
facility is determined feasible, the facility must be sized using the appropriate methodology 
from Section 2.2 of the SWMM and should therefore be included in the required stormwater 
report.  

a. Plans submitted for land use review must be revised to show all required parking lot 
landscaping upgrades and address the feasibility of using those areas for stormwater 
management. It is recommended to do this concurrently with the design review so as 
not to risk triggering a re-review. If not completed at this stage, it will be a building 
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permit requirement. 

E. GENERAL PUBLIC WORKS PERMIT INFORMATION  
For questions related to the public improvements described throughout these notes, please 
contact Andre Duval at (503) 823-7214 or andre.duval@portlandoregon.gov or the BES 
Development Engineering hotline at (503) 823-7761, option 3.  

1. General Public Works Permit Information: Information on the City’s public works permit 
(PWP) process, including submittal requirements and review timelines, is available at 
www.portlandoregon.gov/publicworks. All submitted public works plans must meet the City’s 
Sewer and Drainage Facilities Design Manual (SDFDM), SWMM, and public works 
permitting plan submittal requirements and drafting standards. Contact Public Works 
Permitting at (503) 823-1987 or pwp@portlandoregon.gov with questions related to the 
general public works permit process. 

2. Hazardous Substances Code: The City’s Hazardous Substances Code (PCC 17.24.067) 
requires the excavation and removal of disturbed contaminated soils from right-of-way 
access areas and utility corridors. The soils must be replaced with clean fill at a minimum 
depth of 5 feet. A demarcation/contaminant barrier is also required when it has been 
determined the soils are contaminated at depth. Erosion control measures for contaminated 
soils (Section 1.12 of the SCM) must be met. Soil stockpiles must be covered and contained 
with a barrier on all four sides, with an impervious layer underneath the stockpile to inhibit 
contaminants from leaching back into the soil. 

F. SITE CONSIDERATIONS 
The following information relates to specific site conditions or features that may impact the 
proposed project. 

1. Mature Trees: Mature trees are beneficial because they intercept at least 30% of 
precipitation that falls on the canopy, filter stormwater, help prevent erosion, and provide 
shade which cools the air and stormwater runoff. Trees also increase property values and 
help support Portland’s adaptation to climate change. It is difficult to mitigate for the removal 
of mature trees as it can take decades for new trees to provide equivalent benefits. BES 
recommends that future development at this site include measures to preserve as many of 
the site’s existing trees as possible. Financial incentives for existing trees taller than 15 feet 
on private property may be available for ratepayers who register with Clean River Rewards, 
the City’s stormwater discount program. Call 503-823-1371 for more information. 

G. SUBMITTAL REQUIREMENTS FOR LAND USE 
1. Full land use plan set, including preliminary utility plan. 

2. If nonconforming upgrades are necessary under this review and the applicant proposes to 
bring parking lot landscaping into conformance, then BES will request that plans be 
submitted showing proposed new landscaped areas and the topography of the adjacent 
parking lots to aid BES staff in determining the feasibility of using new landscaped areas for 
stormwater management. 

3. If it is feasible to use required landscaping areas as stormwater facilities, the applicant must 
submit a Stormwater Report with the land use application. 

H. PERMIT INFORMATION 
At the time of permit review the applicant should be aware of the following: 

1. Connection Fees: Sewage system connection fees and system development charges are 
assessed at the time of building plan review and change every fiscal year on July 1st. For 
additional information on these fees, navigate here or call the BES Development Review 
Team at 503-823-7761. 

mailto:andre.duval@portlandoregon.gov
http://www.portlandoregon.gov/publicworks
mailto:pwp@portlandoregon.gov
https://www.portlandoregon.gov/bes/71086
http://www.cleanriverrewards.com/
http://www.portlandonline.com/auditor/index.cfm?a=200914&c=28044
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2. Connection Requirements: Connection to public sewers must meet the standards of the City 
of Portland's Sewer and Drainage Facilities Design Manual. 

3. UIC Registration: The Oregon Department of Environmental Quality (DEQ) regulates 
underground injection control (UIC) facilities to protect groundwater. Drywells and soakage 
trenches are examples of UICs. It is the applicant’s responsibility to register all onsite UICs 
with DEQ, as appropriate. To learn more visit DEQ's website or contact the DEQ UIC 
Program at 503-229-5945. The SWMM also includes general UIC information. 

I. ADDITIONAL STORMWATER MANAGEMENT CONSIDERATIONS 
Included below is information regarding programs and technologies that the project team may 
choose to utilize for this project. 

Topic Comments Links & Contacts 

Clean River 
Rewards 
Program 

Clean River Rewards, Portland’s stormwater discount 
program, offers discounts up to 100% of the City’s onsite 
stormwater management charge to ratepayers who 
manage stormwater runoff on their property. The discount 
is calculated on a sliding scale for how much and how well 
properties manage stormwater onsite. Ratepayers must 
register their property and describe how stormwater is 
being managed to qualify. See the Clean River Rewards 
website for more information.  

BES Clean River Rewards 
Program: 503-823-1371 
(hotline) 

 
 

 

 

http://www.portlandonline.com/bes/index.cfm?c=43428&a=360710
http://www.deq.state.or.us/wq/uic/uic.htm
http://www.cleanriverrewards.com/
http://www.cleanriverrewards.com/


 

 

  

Site Development 
Early Assistance Conference Response 
 
Date: April 6, 2020 
To: Jean Hester, Conference Facilitator 

503-823-7783, Jean.Hester@portlandoregon.gov 
From: Ye Zhuang, 503-823-7901 

Ye.Zhuang@portlandoregon.gov 
Case File: EA 20-121512 
Location:  7140 SW MACADAM AVE 
R#: R273083, R330299 
Proposal: A Pre-Application Conference to discuss site improvements to the site that 

include perimeter and interior parking lot landscaping. This landscaping will fulfill 
the Option 2 agreement with the City of Portland (PR 18-140945 NCU).  A Type 
III review is required to modify a previous condition of approval for the site 
regarding the required landscaping.. 

 

The Site Development Section of the Bureau of Development Services (BDS) has reviewed the 
pre-application conference materials. We identified that erosion control as a required item in 
building permit application submittal.  

A. Erosion Control 
Erosion prevention and sediment control requirements found in Title 10 apply to both site 
preparation work and development.  Full compliance with the erosion control 
requirements of Title 10, as well as maintenance of the erosion control elements, such as 
silt fences on private property, storm drain inlet protection and bio bags in the public right-
of-way, is the responsibility of the property owner, the developer, and the builders. An 
erosion control plan must be submitted at the time of plan review.  

Summary of erosion control information that must be submitted to Site Development at 
the time of land use review:  none.  Questions regarding this requirement may be directed 
to Ye Zhuang, 503-823-7901. 

 

 

http://www.portlandonline.com/auditor/index.cfm?&c=28835


 
 
 

 

 
Water Bureau 
Early Assistance Appointment Response 

Date: March 17, 2020 
To:    

From: Joel Hill, 503-823-7475, Joel.Hill@portlandoregon.gov 
Case File: EA 20-121512 
Location:  7140 SW MACADAM AVE 

Property ID: R273083, R330299 
Proposal: A Pre-Application Conference to discuss site improvements to the site that 

include perimeter and interior parking lot landscaping. This landscaping will fulfill 
the Option 2 agreement with the City of Portland (PR 18-140945 NCU).  A Type 
III review is required to modify a previous condition of approval for the site 
regarding the required landscaping.. 

 
The Portland Water Bureau (PWB) has reviewed the early assistance materials to identify potential 
issues and requirements.   
 

A. KEY ISSUES 
1. To install a new sanitary lateral to the property you will need to cross an existing water 

main. PWB will require a Utility Protection Plan prior to construction. Refer to the Portland 
Guidelines for Utility Protection for more information.   
 

B. WATER AVAILABILITY 
1. Water is available to this site from the 16” CI water main in SW MacAdam. The static 

water pressure is estimated as 63-79 psi at 46 feet in elevation. 
2. The site is currently served through a 2” meter on a 2” service. Services will be evaluated 

at the time of PWB permit review.  If the services are found to be inadequate, they will be 
resized at the expense of the applicant. If an existing service is not used for the new 
development, it must be removed. All fees to remove services are the responsibility of the 
applicant.  
 

C. OTHER CATEGORY 
1. If a single domestic and/or fire service is to be used to serve two or more buildings, the 

property owner will be required to sign a “Separate Service Agreement” prior to building 
permit approval or purchasing new services.  The agreement states if the property is 
divided in the future, separate water domestic and/or fire service must be installed for each 
resulting parcel prior to approval of the land division. 

2. All mixed-use/multi-tenant developments, certain occupancies, and services larger than 
1.5” will require the installation of a backflow prevention assembly on private property. 

https://www.portlandoregon.gov/water/article/415225
https://www.portlandoregon.gov/water/article/415225
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Water Bureau required backflow assembly installations can significantly impact property 
frontage development.  Water Bureau required assemblies are typically required to be 
installed on private property at the property line, on the centerline of the city water service.  
Some installations are required to be installed above finished grade in an approved 
insulated outdoor enclosure.  Please reference possible backflow assembly requirements 
for your project at https://www.portlandoregon.gov/water/article/326464 or call 503-823-
7480 for more information. 

3. To obtain fire flow information fill out a “Fire Flow Request Form” found at our website, 
http://www.portlandonline.com/water/index.cfm?c=55128& or by calling 503-823-1408. 

4. If there is contamination in or near the ROW at the location of proposed water mains or 
services, PWB requires: 

a. Verification of clean soils at the location of the installations; or  
b. Identification of the extent and degree of contamination such that appropriate 

remediation plans can be generated prior to any PWB construction. The 
remediation, disposal fees, and charges are the responsibility of the applicant. 

5. A water main relocation may be required where new or reconstructed infrastructure is 
proposed to encroach on an existing water line. 

 

D. WATER CODE REQUIREMENTS 

Topic Code and Comments Code Citation & 
Link 

Title 21 City Water Code Title 21 Water 

 
E. PERMIT INFORMATION 

At the time of permit review (following the land use review) you should be aware of the 
following: 

1. All new domestic service taps and upsized meters will be assessed a System Development 
Charge (SDC).  Fee is based on meter size.  Meters will be sized during the building permit 
process.  Sizing is based on total count of all fixtures supplied by the identified service. 
Applicant will provide an SDC Form, W-3, or W-4 for each service as part of the building 
permit submittal. There will be no reduction in meter size based on grey water usage or 
the installation of low-flow fixtures.  SDC credit will be given for meters that are 
permanently removed.  SDC credit is applied towards services within the same lot and is 
not transferrable.  

2. Fire lines are excluded from Systems Development Charges. 
3. The applicant can consider the use of a combination domestic and fire service for 

domestic services of 2” or less. In this circumstance PWB will require that the fire flow 
demand be provided prior to building permit approval. 

4. Service/Mains work in SW MacAdam will fall outside of our Rate Ordinance and will 
require a Site Specific estimate. Ordinance rates for service installations and water main 
extensions can be found in Exhibit A of the FY 19-20 Water Fee Schedule: 
https://www.portlandoregon.gov/water/article/735903. 

 

https://www.portlandoregon.gov/water/article/326464
http://www.portlandonline.com/water/index.cfm?c=55128&
http://www.portlandonline.com/auditor/index.cfm?c=28185
https://www.portlandoregon.gov/water/article/735903
https://www.portlandoregon.gov/water/article/735903
https://www.portlandoregon.gov/water/article/735903
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Fire Bureau 
Pre-Application Conference Response 

Date: February 28, 2020 
To: Jean Hester, Conference Facilitator 

From: Dawn Krantz, 503-823-3718 
Dawn.Krantz@portlandoregon.gov 

Case File: EA 20-121512 
Location:  7140 SW MACADAM AVE 

Property ID: R330299 
Proposal: OPB is preparing for site improvements to meet a non-conforming Option 2 

agreement with the City of Portland (PR 18-140945 NCU).  A Type III review 
is required to modify a previous condition of approval. Modifications through 
Design Review are needed to perimeter and interior parking lot standards 
where existing conditions preclude full compliance. 

 
The Fire Bureau has reviewed the pre-application conference materials to identify potential issues and 
requirements.   
 

A. KEY ISSUES AND REQUIREMENTS 
Following is a brief summary of issues and requirements that may impact your proposed 
project 
or are submittal requirements that will require time to prepare prior to submittal of the 
application.   
 
1. This proposal does not appear to be related to any Fire Code requirements.  Should any 

development permits be required for development on site, all applicable Fire Code 
requirements would apply at the time of permit review and development.  



 
Urban Forestry 

1900 SW 4th Ave. Ste 5000, Portland, OR 97201 
Tel: 503-823-TREE (8733)   Fax: 503-823-4493 

email: trees@portlandoregon.gov 
web: portlandoregon.gov/trees 
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Urban Forestry 
Early Assistance Response 
 
Date:  March 16, 2020 
From:    Casey Clapp 

503-823-4467, Casey.Clapp@portlandoregon.gov 
Case File: EA 20-121512 
Location: 7140 SW MACADAM AVE 
Proposal: A Pre-Application Conference to discuss site improvements to the site that include perimeter and 
interior parking lot landscaping. This landscaping will fulfill the Option 2 agreement with the City of Portland 
(PR 18-140945 NCU).  A Type III review is required to modify a previous condition of approval for the site 
regarding the required landscaping.. 
 
 
Portland Parks, Urban Forestry staff has reviewed the Early Assistance materials to identify potential issues and 
requirements in accordance with Title 11, Trees.  This response identifies potential issues and/or impacts on 
existing street and heritage trees, and trees on city-owned or managed sites, if applicable.  Trees on private 
property are subject to development standards from the Bureau of Development Services.  See planner 
requirements for private property trees.   
   
Please note that there may be other applicable tree requirements in Title 33 Planning & Zoning. 
 
A. Response Summary 

The development will be subject to Urban Forestry standards and requirements during the permit review 
process as detailed below. 
 
The existing street trees must be preserved at all phases of construction. All of the existing street trees are 
healthy, non-nuisance species that are appropriate for their location. The applicant must preserve tree per 
11.60.030 Tree Protection Specifications. If the applicant wants to pursue removal, they must adequately 
demonstrate why the tree cannot be preserved while developing the site to City standards.  
 

B. Tree Plan (11.50.060) 
A tree plan must be submitted with each phase of review including land use reviews, building permit 
applications, and public works permits. A tree plan was submitted with the EA application, but additional 
tree information may be required. The plan must include the following information for street trees: 

a. The size and location of street trees adjacent to the subject property. 
b. Trees proposed to be preserved including tree protection specifications in accordance with 

11.60.030. 
c. Tree(s) proposed for removal. 
d. Tree planting plan (tree species and location(s)). 

 
 

mailto:trees@portlandoregon.gov
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C. Street Trees 
1. Existing Street Conditions 

a. SW Macadam St: The site has approximately 565 feet of street frontage. The right-of-way is 
improved with pavement, curbs, planting strip, and sidewalks. There are overhead high voltage 
power lines. There are 15 street trees.  All of the street trees are Raywood Ash (Fraxinus 
oxycarpa ‘Raywood’) in good condition.  They range in size from 3” to 25” DBH. 

 
2. Street Tree Preservation (11.50.040) 

Based on the proposed development it appears existing street trees may be impacted. Development 
proposals must be configured to avoid street trees.  
 
All existing street trees must be preserved at all phases of construction as they are healthy, non-nuisance 
species that are appropriate for their locations. If the applicant believes the tree must be removed to 
facilitate development, the applicant must provide adequate technical analysis demonstrating why the 
tree cannot be preserved while developing the site to City standards.  
 

3. Street Tree Protection Specifications (11.60.030) 
Tree protection is required in accordance with Title 11 Trees, Protection Methods (11.60.030). Tree 
protection shall follow either the Prescriptive or Performance path. Protection methods must be shown 
on the tree plan. If using the Performance path, the alternate tree protection plan must be prepared by an 
arborist who has visited the site 
 

4. Street Tree Planting (11.50.060.C) 
The applicant has provided a conceptual street tree planting plan showing all the existing street trees as 
retained.  This plan meets the requirements of 11.50.060 for street tree planting.  Any new treet trees 
must be planted at a minimum 2.5 caliper inches and be a species chosen from the appropriate list. The 
tree planting must be shown on all plan sets.   

 
a. SW Macadam St: The site has approximately 565 feet of street frontage at this location; due to 

the existing infrastructure and tree spacing, the required number of trees is reduced by eight 
requiring a minimum of 15 trees to be planted or preserved.  
 

Street tree planting may be exempt under 11.50.060.B when existing above or below grade utilities 
prevent planting street trees or when the existing planting strip is less than 3-feet wide. 

 
Due to the existing condition of the right-of-way, street trees may not be required unless PBOT requires 
frontage improvements. 

 
D. Heritage Trees  

1. Heritage Trees (11.20.060):  
There are no Heritage Trees on or adjacent to this site. 
 



 
Urban Forestry 

1900 SW 4th Ave. Ste 5000, Portland, OR 97201 
Tel: 503-823-TREE (8733)   Fax: 503-823-4493 

email: trees@portlandoregon.gov 
web: portlandoregon.gov/trees 
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URBAN FORESTRY TREE REQUIREMENTS 
Early Assistance and Land Use Review 

 
Portland Parks & Recreation Urban Forestry staff review Early Assistance and Land Use Review 
materials to identify potential issues and requirements in accordance with Title 11, Trees and Title 33, 
Zoning Code. The purpose of these reviews is to identify potential issues and/or impacts on existing 
street trees, heritage trees, and trees on City-owned or managed sites (if applicable), as well as to 
provide adequate areas for future street tree planting on existing and proposed public streets. Trees 
on private property are subject to development standards from the Bureau of Development Services. 
See planning requirements for private property trees or call the Zoning Hotline at 503-823-7526.  
 
Tree Plan Submittal Requirements (11.50.070) 
 

A tree plan must be submitted with each phase of review including land use reviews, building permit 
applications, and public works permits. The tree plan information may be combined with other 
relevant plan sheets. The tree plan submittal shall include the following information: 
     

� existing improvements; 
� proposed alterations; 
� existing street trees > 3” DBH including size and location; 
� existing on-site trees > 6” DBH within 15’ of the limits of disturbance; 
� trees proposed for removal; 
� tree planting proposal, including tree size, species and location; and 
� trees to be retained and proposed tree protection measures meeting the specification in 

Chapter 11.60. 
 
Any changes to an approved Tree Plan, including amending tree species must be approved by the 
City Forester. Please note that the City Forester may not approve revised tree planting plans based 
on the lack of species availability. To facilitate species availability, it is recommended that tree 
procurement occur approximately 6 months prior to installation.       
 
Tree Mitigation (11.50.040.C.2) 
 

Healthy street trees ≥ 6” DBH that are approved for removal shall be replanted with two trees in 
addition to trees required to be planted to meet Street Tree Planting Standards, below. When street 
improvements are to partially or fully unimproved streets, healthy street trees ≥12” DBH approved for 
removal shall be replanted with two trees, with trees planted to meet Street Tree Planting Standards 
credited towards meeting this requirement. Tree replacement for trees removed shall occur in the 
street planter strip, on site, or in the same watershed either by planting or by paying a fee in lieu of 
planting in accordance with table 60-1, below. 
 
On City-owned or managed sites, healthy, non-nuisance trees ≥ 6” DBH that are approved for 
removal shall be replanted per the Administrative Rule for tree replacement standards, below: 
 
 

mailto:trees@portlandoregon.gov
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Tree Replacement for Development on City Owned or 
Managed Sites 

Size of tree to be removed 
(inches in diameter) Number of trees to be planted 

6 and up to 12 Up to 2 

More than 12 and up to 20 Up to 3 

More than 20 and up to 25 Up to 5 

More than 25 Up to 6 

 
 
Street Tree Planting Standards (11.50.050) 
 

One street tree shall be planted or retained for each full increment of 25 linear feet per side of street 
frontage. Planting is exempt when existing above or below grade utilities prevent planting of street 
trees, or if the existing design of the street will not accommodate street tree planting because the 
planting strip is less than 3 feet wide, there is not a planting strip, or there is insufficient space to add 
tree wells. Trees planted to meet street tree planting standards are credited toward mitigation 
requirements when street improvements are to partially or fully unimproved streets. When the 
required number of trees cannot be planted, a fee in lieu of planting will be required, in accordance 
with Table 60-1, below.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Tree Planting Specifications 
If there are fewer than 8 required trees, they may all be the same species. If there are between 8 and 
24 required trees, no more than 40 percent can be of one species. If there are more than 24 required 
trees, no more than 24 percent can be of one species. Street tree species shall conform to the 
appropriate “City of Portland Approved Street Tree Planting List.” The City Forester may approve or 
require an alternate or unlisted species. 
 
All required street trees shall be planted in-ground following Standard Drawing Number P-581 
“Typical Street Tree installation,” except when in raised planters that are used to meet Bureau of 
Environmental Services storm water management requirements. Please include the Standard 
Drawing Number P-581 as part of the Public Works permit application. Plant materials shall be 
installed to current nursery industry standards and proper arboricultural practices [American National 

Table 60-1 Broadleaf Tree Size Requirements 
Development  

Type 
Tree Size 

On Site Street 
One and Two Family Residential 1.5” 1.5” 

Multi Dwelling Residential 1.5” 2” 
All others 1.5” 2.5” 



 
 

Sustaining a healthy park and recreation system to make Portland a great place to live, work and play. 
www.PortlandParks.org • Mayor Ted Wheeler • Director Adena Long 

Urban Forestry Early Assistance Response – Updated 4/20/20  |  page 5 
  

Standards Institute, ANSI A300 Part 6: Tree, Shrub, and Other Woody Plant Maintenance-Standard 
Practices (Planting and Transplanting) 2012, Tree Care Industry Association, Inc. Londonderry, NH]. 
Plant materials shall be properly supported to ensure survival. 
 
All trees required or approved to be planted by Title 11 shall be planted or payment in lieu of planting 
made prior to the expiration of the permit or City’s final acceptance of the project, as applicable. 
However, it is encouraged that planting occur during the wet months or as per City Forester 
recommendations. Street tree planting may be deferred between May 1 and September 30 upon filing 
a performance guarantee as provided in Section 11.10.060 or other assurance deemed acceptable 
by the City Forester or BDS Director as applicable.   
 
Tree Protection Specifications (11.60.030) 
 

Trees to be retained shall be protected in accordance with Title 11 Trees, Protection Specifications 
(11.60.030.C). Tree protection shall be shown on the tree plan and include the distance from the 
trunk of the tree to the fence. A standard root protection zone is established as follows; a minimum of 
1 foot radius (measured horizontally away from the face of the tree trunk) for each inch of tree 
diameter. Protection fencing shall be a minimum 6-foot high metal chain link construction fence, 
secured with 8-foot metal posts established at the edge of the root protection zone and permissible 
encroachment area. 



City of Portland, Oregon 
Bureau of Development Services 

Land Use Services 

1900 SW 4th Avenue, Suite 5000 
Portland, Oregon 97201 

503-823-7300 
Fax 503-823-5630 

TTY 503-823-6868 
www.portlandonline.com/bds 

8/23/18 

Oregon Public Broadcasting Foundation (OPB) 
c/o Dana Krawczuk, Stoel Rives, LLP 
760 SW Ninth Ave, Suite 3000 
Portland, OR 97205 

Re: PR 18-140945 NCU 
Confirmation of Nonconforming Upgrades Option 2 Request for property at 7140 SW 
Macadam Ave. Legally described in attached Exhibit A, State Identification # 1S1E22AC 
200 & 151E22A 800, Tax Account #'s R330299 & R273083. 

Dear Dana Krawczuk, 

On March 26, 2018 you submitted an application to the Bureau of Development Services 
(BDS), Land Use Services Division, Planning and Zoning to use Option 2 (Section 
33.258.070.D.2.d(2) of the Portland Zoning Code) allowing you to defer required upgrades to 
nonconforming development at the above-referenced property for several years. The purpose of 
this letter is to confirm that the application has met all of the submittal requirements 
necessary to use Option 2, confirm the date by which the site must be brought into 
compliance, and outline the steps necessary to show that the site has been brought into 
conformance by the end of the compliance period. 

On September 15, 2017 a building permit (17-241498 CO) was submitted for interior tenant 
improvements and exterior alterations for the existing building where OPB operates. These 
alterations triggered required upgrades to the existing nonconforming development, per Section 
33.258.070 of the Zoning Code. You or your representative has chosen Option 2 to address the 
required upgrades. Per 33.258.070.D.2.d(2), Option 2 requires the property owner to execute a 
covenant that identifies development on the site that does not meet the standards listed in 
33.258.070.D.2.b and specifies the date by which the owner will bring all nonconforming 
development into full compliance. The required covenant was recorded with Multnomah County 
on May 16, 2018; thus the nonconforming upgrade requirements associated with permit #17-
241498 CO have been satisfied. The building permit (17-241498 CO) was issued on June 4, 
2018. 

Per the Option 2 Selection Form, the recorded Nonconforming Development Assessment has 
been reviewed regarding the content of the assessment and the extent of required upgrades. 
This review, identified as the Nonconforming Development Assessment Exhibit I Checksheet, is 
based on the site plan recorded with your covenant and is attached with this letter. No site visit 
was conducted as part of this analysis. 

The required upgrades, as specified in the recorded covenant, included in the 
Nonconforming Development Assessment Exhibit I Checksheet, must be brought into 
conformance by June 4, 2020 (2 years from the date of issuance of permit #17-241498 
CO). Until that time, permit applications that trigger Zoning Nonconforming Upgrades per 
33.258.070.D.2.a may be issued without addressing nonconforming development that may 
exist on the site as allowed by 33.228.070.D.2.d(2). 

By the end of the 2 -year compliance period listed above, the property owner or their 
representative must request that the above-referenced site be certified by the Bureau of 

RECEIVED 
FROM CONCEPT TO CONSTRUCTION AUG 2 8 2018 
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Nonconforming Upgrade Option 2 Confirmation Letter 
7140 SW MACADAM AVE 

Development Services (BDS) to be in conformance with the development standards of Section 
33.258.070.D.2.b. To certify the site, a permit documenting full conformance with the 
development standards of Section 33.258.070.D.2.b is required to be approved and 
receive final inspection status prior to the end of the compliance period. All required or 
voluntary land use review applications (i.e., Adjustment Review, Design Review, etc.) affecting 
the above-referenced site must be recorded at the county in which the site is located prior to 
certification. If the site is not certified to be in full conformance with the development 
standards of Section 33.258.070.D.2.b by the end of the compliance period, no 
additional building permits will be issued until the site is certified. This does not include 
mechanical, plumbing, or electrical permits. 

It should be noted that zoning code regulations do change over time. It is possible that the 
standards represented in the covenant and attachments, provided with this letter, may change 
over the 2-year compliance period. Per 33.258.070.D.2.d, Option 2 only requires you to make 
upgrades to your site based on the regulations in effect at the time of permit application #17-
241498 CO. However, in the event regulations have been amended during the compliance 
period, and those amendments result in additional nonconforming development, the property 
owner must address the new nonconforming development for subsequent permits that exceed 
the threshold that triggers Zoning Nonconforming Upgrades (currently $163,650). In other 
words, if the site is certified to be in compliance with the standards in effect at permit 
application, instead of the standards in effect after the 2 -year compliance period, it is possible 
that the site may still not be in conformance with the standards in effect at the time of 
certification. Thus, the next subsequent permit that is applied for that is in excess of the value 
threshold (currently $163,650), will trigger a new review for Zoning Nonconforming Upgrades. 
The owner will then need to pursue Option 1 or Option 2 to address the additional 
nonconforming development. Option 1 requires that 10% of the value of the alterations be 
spent toward upgrades in association with the building permit that triggers the upgrades; 
Option 2 allows deferral for a 2 -year period and all upgrades must be made regardless of 
valuation. 

Therefore, at the end of the compliance period you may choose to have the site reviewed under 
both the code in effect at the time of initial permit application, and the code in effect at the end 
of the compliance period. You can then decide which standards to comply with. Again, the 
property owner is obligated by the covenant only to fulfill the standards in effect at the time of 
permit application, but may be at risk of needing another full review for Zoning Nonconforming 
Upgrades at the time of the next permit application in excess of the cost threshold (currently 
$163,650). 

If you have any questions regarding this information, please contact me at 503-823-7348. 

Sincerely, 

Parish Burns Burns 
City Planner 
Bureau of Development Services 

Enclosures: 
Zoning Map 
Option 2 Covenant and Nonconforming Development Assessment Exhibit I Checksheet 

Cc: Steven M. Bass, President & CEO, Oregon Public Broadcasting 

LU 21-012886 DZM GW



Exhibit A 

Legal Description 

PARCEL 1 

A tract of land situated in the Northeast 1/4 of Section 22, Township 1 South, Range 1 East, of the Willamette 
Meridian, in the City of Portland, Multnomah County, Oregon, being Lots 2 and 4, Block 4, "Southern Portland", 
lying West of the Westerly right of way line of the Southern Pacific Railroad and East of the Easterly right of way 
line of S.W. Macadam Avenue. 

PARCEL 2 

A tract of land situated in the Northeast 1/4 of Section 22, Township 1 South, Range 1 East, of the Willamette 
Meridian, in the City of Portland, Multnomah County, Oregon, being more particularly described as follows: 

Beginning at a point on the easterly right of way line of S.W. Macadam Avenue that is intersected by a line 12.00 
feet Northerly when measured at right angles and parallel with the north line of Block "E" Fulton Park; thence along 
said right of way line, North 09°42'35" East 104.13 feet to a 5/8" iron rod and point of curve; thence northerly along 
a curve to the left having a radius of 1472.39 feet through a central angle of 12°24'01" a distance of 318.66 feet 
(long chord bears North 03°30'35" East 318.04 feet) to a 5/8" iron rod; thence North 02°41'26" West 42.01 feet to a 
5/8" iron rod at the southwest comer of a tract of land conveyed to the City of Portland, recorded in Book 2132, 
Page 1619, Multnomah County Deed Records; thence along said southerly line of said Book 2132, Page 1619, North 
85°18'07" East 31.19 feet to a brass screw; thence continuing along said southerly line, South 87°50'25" East 62.14 
feet to a brass screw at the intersection of said southerly line with the westerly right of way line of the Southern 
Pacific Railroad; thence South 03°19'54" East along said westerly right of way line, 478.79 feet to a 5/8" iron rod; 
thence North 88°32'46" West 7.00 feet to a 5/8" iron rod; thence along that line described in deed to New Idria, Inc. 
in Book 1318, Page 1456, Multnomah County Deed Records, North 73°18'50" West 44.72 feet (Deed North 
73°05'19" West 44.81 feet) to a point; thence North 88°32'46" West 106.27 feet (Deed North 88°37'17" West 106.14 
feet) to the place of beginning. 

Parcels 1 and 2 combined containing 1.437 Acres, more or less. 
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AFlER RECORDING, RETURN TO: 

Dana Krawczuk 
STOEL RIVES LLP 
760 SW Ninth Avenue, Suite 3000 
Portland, OR 97205 

Multnomah County Official Records 2018-052116 E Murray, Deputy Clerk 
05/16/2018 11:20:10 AM 

1R-COVNT Pgs=10 Stn=26 HOWELLA 
$50.00 $11.00 $6.00 $20.00 $87.00 

RECORDING COVER SHEET 
(COVENANT - NONCONFORMING DEVELOPMENT ASSESSMENT) 

NAME OF GRANTOR: Oregon Public Broadcasting, fka Oregon Public 
Broadcasting Foundation 

NAME OF GRANTEE: City of Portland 

ABBREVIATED LEGAL 
DESCRIPTION: (Complete legal description in Exhibit A attached to 

document) 

ASSESSOR'S PROPERTY TAX 
PARCEL ACCOUNT NUMBERS: R330299 and R273083 

RECORDING NO. REFERENCE: 

96959066.1 0067404-00002 
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COVENANT — NONCONFORMING DEVELOPMENT ASSESSMENT 

REFERENCE: Nonconforming Development Assessment Covenant for site located at: 7140 SW 
Macadam Ave. Legal Description: Attached as Exhibit A. Identification #s: 151E22AC 200 and 
1S IE22A 800, a combined total of approximately 63,397 square feet. Quarter Section Map: 3730. Tax 
Account #s: R330299 and R273083. 

AGREEMENT: Oregon Public Broadcasting, fka Oregon Public Broadcasting Foundation has entered 
into an agreement with the City of Portland (City), in accordance with Portland Zoning Code Section 
33.258.070.D.2.d (2), to bring all development on the above-referenced site that does not comply with the 
development standards listed in Section.33.258.070.D.2.b into full conformance with the requirements of 
Section 33.258.070.D.2.b, or an approved Adjustment to those requirements, within a 2-year compliance 
period. 

REQUIRED UPGRADES: A Nonconforming Development Assessment is attached as Exhibit I. 
Exhibit I identifies in writing and on a site plan development that does not comply with the development 
standards of Section 33.258.070.D.2.b 

The Owner and the City acknowledge Exhibit I may be an incomplete listing of nonconforming 
development on the site. In the event the City determines there is other nonconforming development on 
the site that is not listed in Exhibit I, the Owner agrees to make additional upgrades to bring newly 
identified nonconforming development into conformance with 33.258.070.D.2.b by the end of the 
compliance period. 

COMPLIANCE PERIOD: By the end of the 2-year compliance period, the Owner must request that the 
above-referenced site be certified by the Bureau of Development Services (BDS) as in conformance with 
the development standards of Section 33.258.070.D.2.b. A permit documenting full conformance with 
the development standards of Section 33.258.070.D.2.b must be obtained and final inspections approved 
prior to BDS certification. All required or voluntary Land Use Review applications affecting the above-
referenced site must be recorded at the county in which the site is located prior to certification. If the site 
is not certified as fully in conformance with the development standards of Section 33.258.070.D.2.b, as 
described by the requirements of 33.258.070.D.2.d.(2), by the end of the compliance period, no additional 
building permits will be issued. A permit documenting full conformance with these standards is required 
and must receive final inspections prior to BDS certification. Owner may elect to have the site certified 
either under the standards in effect at the time of application of Permit # 17-241498 CO (September 15, 
2017), or the standards in effect at the end of the compliance period. The compliance period will end 2 
years from the issuance date of Permit #17-241498 CO. 

RECORDING: The covenant must be attached to the deed and be recorded in the appropriate records of 
the county in which the site is located. Proof of the recording must be made prior to the issuance of any 
building permits. 

This Covenant is for the benefit of the City of Portland and is to run with the land. This covenant shall be 
binding on owners and all parties claiming through or under them, and may at any time be specifically 
enforced by the City unless an instrument executed by the City and owners has been recorded agreeing to 
amend this Covenant in whole or in part. 
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In Witness Whereof, this agreement has been duly executed on 5jIS. ,20 

City 

Done this  i Seday of  rey ,20 1g  by 

Signature: 71/1101/— 
Prcrib$V, 

e‘iftl f5 cry retudrap.w.Q4..E.gau, Director 'm 
Bureau of Development Services, 
City of Portland 

State of Oregon 

County of Multnomah 

On this  se  day of  NOV  ,20  1g  
personally appeared the aboie named 

fm\Y)teer toynritebect-zremr, Lertiefe Bureau of rtru. rk Development Services, City of Portland 
" and acknowledge the foregoing instrument 

to be a voluntary act and deed. 

Before me: 

Notary Public for the State of Or on 
My commission expires: 

OFFICIAL STAMP 
LEANNE E TORGERSON 

NOTARY PUBUC-OREGON 
COMMISSION NO. 960818 

MY COMMISSION EXPIRES MARCH 28,2021 

Owner 

Done this 4th day f May, 2018 by 

Signature: 

Print Name: Steven M. Bass 
Title: President & CEO 
Company: Oregon Public Broadcasting 

State of Oregon 

County of Multnomah 

On this 4th day of May, 2018, 
personally appeared the above named 
Steven M. Bass, President & CEO of 
Oregon Public Broadcasting 
and acknowledge the foregoing instrument 
to be a voluntary act and deed. 

4(44,44. Before me: Ls, 
Kathleen Anne Su seo 

Notary Public for the State of Oregon 
My commission expires: March 28, 2020 

OFF STAMP 
KATHLEEN ANNE SUSCO 

NOTARY PUBLIC-OREGON 
COMMISSION NO. 948588 

MY COMMISSIOti EXPIRES MARCH 28 2020 

Attachment(s): 
Exhibit A - Legal Description 
Exhibit I - Nonconforming Development Assessment Checksheet and Site Plan 

296757726.4 0067404-00002 

LU 21-012886 DZM GW



Exhibit A 

Legal Description 

PARCEL 1 

A tract of land situated in the Northeast 1/4 of Section 22, Township 1 South, Range 1 East, of the Willamette 
Meridian, in the City of Portland, Multnomah County, Oregon, being Lots 2 and 4, Block 4, "Southern Portland", 
lying West of the Westerly right of way line of the Southern Pacific Railroad and East of the Easterly right of way 
line of S.W. Macadam Avenue. 

PARCEL 2 

A tract of land situated in the Northeast 1/4 of Section 22, Township 1 South, Range 1 East, of the Willamette 
Meridian, in the City of Portland, Multnomah County, Oregon, being more particularly described as follows: 

Beginning at a point on the easterly right of way line of S.W. Macadam Avenue that is intersected by a line 12.00 
feet Northerly when measured at right angles and parallel with the north line of Block "E" Fulton Park; thence along 
said right of way line, North 09°42'35" East 104.13 feet to a 5/8" iron rod and point of curve; thence northerly along 
a curve to the left having a radius of 1472.39 feet through a central angle of 12°24'01" a distance of 318.66 feet 
(long chord bears North 03°30'35" East 318.04 feet) to a 5/8" iron rod; thence North 02°41'26" West 42.01 feet to a 
5/8" iron rod at the southwest corner of a tract of land conveyed to the City of Portland, recorded in Book 2132, 
Page 1619, Multnomah County Deed Records; thence along said southerly line of said Book 2132, Page 1619, North 
85°18'07" East 31.19 feet to a brass screw; thence continuing along said southerly line, South 87°50'25" East 62.14 
feet to a brass screw at the intersection of said southerly line with the westerly right of way line of the Southern 
Pacific Railroad; thence South 03°19'54" East along said westerly right of way line, 478.79 feet to a 5/8" iron rod; 
thence North 88°32'46" West 7.00 feet to a 5/8" iron rod; thence along that line described in deed to New Idria, Inc. 
in Book 1318, Page 1456, Multnomah County Deed Records, North 73°18'50" West 44.72 feet (Deed North 
73°05'19" West 44.81 feet) to a point; thence North 88°32'46" West 106.27 feet (Deed North 88°37'17" West 106.14 
feet) to the place of beginning. 

Parcels 1 and 2 combined containing 1.437 Acres, more or less. 
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CITY OF 
PORTLAND, OREGON 

BUREAU OF DEVELOPMENT SERVICES 
1900 SW 4th Avenue, Ste. 5000 

Portland, OR 97201 

To: 

From: 

Nonconforming Development Assessment 
Exhibit I Checksheet 

Application # 18-140945 PR 
Review Date April 23, 2017 

APPLICANT DANA KRAWCZUK Phone 503-294-9218 
STOEL RIVES LLP 
760 SW 9n1 AVE #3000 E-mail: dana.krawczuk@stoel.com 
PORTLAND, OR 97205 

PLANNING & 
ZONING PARISH BURNS 

Phone 

Fax 
Email 

503-823-7348 

503 823-7915 
Parish.Bums@portlandoregon.gov 

PROJECT INFORMATION 
Street Address: 7140 SW MACADAM AVE 

Base Zone: CS Overlay Zone: dg Plan District: MACADAM 

Description of Work: Tenant Improvement and Exterlor Alterations with Nonconforming Upgrade Option 2 

NONCONFORMING DEVELOPMENT ASSESSMENT PLAN REVIEW 
Per 33.258.070.d.2.b — Standards which must be met, development not complying with the development standards listed 
below must be brought into conformance or receive an Adjustment Land Use Review. The following comments are 
based on staffs review of Exhibit I and zoning regulations in effect at the time of application for the following permit: 17-
264798-CO. 

(1) Landscaping and trees required for the following areas: 
A detailed planting plan must be included in your future zoning permit to certify that the site is compliant with 
the following landscaping requirements. 

Exterior display, storage, and work activity areas; 

• Code Section: 33.130.245 and 33.248 
• Requirement: In the CS zone, the setback and landscaping standards of Chapter 33.248 apply for 

exterior display, storage or work activity areas on site that abut a street or abut an R or OS zone lot. 
o Exterior display areas that abut a street are required to have a 5-foot setback that is 

landscaped to the L1 standard. Exterior display areas abutting an R or OS zone are required 
to have a 10-foot setback that is landscaped to the L3 standard. 

o Exterior storage and work activity areas that abut a street are required to have either a 5 -foot 
setback that is landscaped to the L3 standard, or a 5 foot setback with an F2 fence and 
landscaping to the L2 standard. Exterior storage and work activity areas that abut an R or OS 
zone are required to have either a 10-foot setback that is landscaped to the L4 standard or a 
25 foot setback that is landscaped to the L3 standard. 

• Staff Response: Exterior work areas are prohibited in commercial zones. Exterior storage and display 

Page 1 
96757712.2 0067404-00002 

LU 21-012886 DZM GW



is not allowed in the CN1, CN2, C01, CO2, CM, CS, and CX zones. Since this site has a zoning 
designation of CS, and does not allow these activities, these areas should not exist to require 
screening. 

Setbacks for surface parking and exterior development areas; 

o Code Section: 33.266.130.G.2 & Land Use Review DZ 15-87 Condition of Approval 
o Requirement: This standard applies to setbacks for surface parking, portions of 

structured parking areas where the parking areas are uncovered and within 4 feet of 
adjacent grade, exterior development areas, and vehicle areas, including driveways. All of 
these vehicle areas must be set back 5 feet from the street and abutting property lines 
and installed with perimeter landscaping meeting the L2 Landscaping & Screening 
standard of 33.248.020. 

L2 landscape screening requires all of the following materials: 

o Enough evergreen shrubs to form a continuous 3-foot high screen. 
o One large tree is required per 30 linear feet of landscaped area, one medium tree per 22 

linear feet of landscaped area, or one small tree per 15 linear feet of landscaped area. 
Trees of different sizes may be combined to meet the standard. 

o Ground cover plants must fully cover the remainder of the landscaped area. 

o A 3-foot-high masonry wall or a berm may be substituted for the shrubs, but the trees and 
ground cover plants are still required. When applied along street lot lines, any required or 
non-required screen, wall, or fence is to be placed along the interior side of the 
landscaped area. 

In addition, this site is also subject to landscaping requirements along the east property line, 
established by the following Condition of Approval under the 1987 Design Commission decision that 
approved construction of the building: 

"A landscaped strip approximately 3 feet wide shall be installed along the eastern edge of 
the site, except where loading accommodations require paving to the property line." 

o Staff Response: The project site must demonstrate full compliance with all landscaping standards 
required by Chapter 33.266.130.G and previous conditions of approvals from Land Use Reviews or 
apply for, and receive approval of, and Adjustment to the standard or a Land Use Review approving an 
amendment to the condition. Staff notes that the City is evaluating whether the property east of the 
site is properly characterized as a lot or a right-of-way. That determination will determine how the 
standards in Chapter 33.266.130.G (in effect on the date the application for 17-241498 CO was filed). 

Interior parking lot landscaping; 

• Code Section: 33.266.130.G.3 
• Requirement: This section requires at least 45 square feet of landscaped area for each parking 

space on sites where there are more than 10 parking spaces provided. The landscaping must meet 
the PI standard of 33.248.020.1, This standard requires the following: 

o Trees at the following rates: (1) large tree per 4 parking spaces; or (1) medium tree per 3 
parking spaces; or (1) small tree per 2 parking spaces. Portland's Tree and Landscaping 
Manual has lists of trees organized by small, medium, and large sizes. If you choose 
trees that do not appear on the list, you must submit nursery specifications that state the 
size of the tree at maturity. Portland's Tree and Landscaping Manual and the Portland 
Plant List can be found on line at: https://www,portlandoregon.gov/bds/45483; and 

o One shrub per 1.5 parking spaces; and 
o Groundcover at spacing consistent with the recommendations of the Tree and 

Landscaping Manual. 

• Staff Response: This standard is not met, and full compliance or an approved Adjustment is required. 
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The site plan depicts 32 surface parking stalls between tax lot R330299 (containing the OPB office 
building) and tax lot R330299 (containing the north surface lot). Based on 32 parking spaces, 1,440 
square feet of interior parking area landscaping is required. However, aerial views of the site 
indicate that striping for at least seven additional parking spaces is established along the east 
property line abutting the rail road right-of-way may exist. If these were legally established under 
the benefit of a permit, they will be subject to the interior parking lot landscaping standards. if these 
spaces were not established with the benefit of a permit, they must be removed or legalized 
through a permit review process. Landscaping standards will be applied during the permit review 
process for new parking spaces. Please note: Condition of Approval #1 from the approved 1987 
Design Review for this building stated that "there shall be no encroachment into the railroad right-
of-way to the east of the site." Any improvements proposed in this area must demonstrate 
compliance with this condition, or a Land Use Review must approve an amendment to this 
condition. 

Existing building setbacks; 

• Code Section: 33.130.215 & 33.288.020.0 

• Requirement: This standard requires that the area within the 5-foot special street setback along SW 
Macadam Avenue be landscaped to at least the L1 standard, as stated in Chapter 33.248.020, 
Landscaping and Screening. 
L1 landscape screening requires the following materials: 
Because the minimum building setback on this site is less than 30 feet deep, the L1 standard requires 
one large tree per 30 linear feet, one medium tree per 22 linear feet, or one small tree per 15 linear 
feet. Trees of different sizes may be combined to meet the standard. Trees may be grouped. Ground 
cover plants must fully cover the remainder of the landscaped area. If protected during construction, 
existing, non-nuisance vegetation within the setback will be applied toward meeting this standard, per 
the allowances of 33.248.030.D. 

• Staff Response: This standard is not met along SW Macadam Avenue. Please either add setback 
landscaping to meet the standard or you may pursue an Adjustment (land use review) to this 
standard. 

Minimum landscaped areas other than described above; and 

• Code Section: 33.130.225 

• Requirement: There are currently no minimum landscape area requirements in the CS zone. 
• Staff Response: This standard is not applicable because on the date the application for 17-264798-

CO was filed there was no minimum landscape area requirements. 

Tree density standards of Chapter 11.50 for the site. 

• Code Section: 11.50.050.B.2.g 

• Requirement: For office development, Title 11 requires trees to be planted to provide a canopy 
equivalent to 15% of the site area. 

• Staff Response: The slte is located in the CS zone, which is exempt from tree density requirements 
under the Title 11.50.050 tree code language in effect at the time the building permit application was 
filed. Please note: Per the use classification description of 33.920.540 for Radio Frequency 
Transmission Facilities, radio and television studios are classified in the office category. As a result, 
this site is not able to utilize the tree density exemption for Radio Frequency Transmission Facilities 
under 11.50.050.B.2.g. 

(2) 

. 

Pedestrian circulation systems, as set out in the base zone pedestrian standards. 

• Code Section: 33.130.240 
• Requirement: Pedestrian standards ensure a direct pedestrian connection between abutting streets 

and buildings on the site, and between buildings and other activities within the site. 
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MAIN ENTRANCE CONNECTIONS  
On sites, such as this project, with more than one street frontage, there must be a connection 
between the main entrance of each building on the site and the adjacent street. The connection 
may not be more than 20 feet longer or 120% of the straight-line distance, whichever is less. The 
circulation system must be hard-surfaced and at least 6 feet wide. 

Where the system crosses driveways, parking areas, and loading areas, the system must be 
clearly identifiable, through the use of elevation changes, speed bumps, a different paving 
material, or other similar method. Striping does not meet this requirement. Elevation changes and 
speed bumps must be at least 4 inches high. 

Where the system is parallel and adjacent to an auto travel lane, the system must be a raised path 
or be separated from the auto travel lane by a raised curb, bollards, landscaping or other physical 
barrier. If a raised path is used it must be at least 4 inches high and the ends of the raised portions 
must be equipped with curb ramps. Bollard spacing must be no further apart than 5 feet on center. 

INTERNAL CONNECTIONS & MATERIALS 
On sites larger than 10,000 square feet, an internal pedestrian connection system must be 
provided which connects all main entrances on the site that are more than 20 feet from the street 
and provide connections to other areas of the site, such as parking areas, bicycle parking, and any 
pedestrian amenities. The circulation system must be hard-surfaced, lighted for pedestrians, and 
be at least 6 feet wide. 

ADDITIONAL CONNECTIONS  
An additional connection, which does not have to be a straight-line connection, is required 
between each of the other streets and a pedestrian entrance. As an example, an onsite 
connection is required from the main entrance to SW Nevada. 

• Staff Response: The pedestrian connection standards for this site have been met by approved Land 
Use Decision 17-203778 DZM GW AD. A modification was approved to allow for the lengthening of 
the existing main entrance connection to SW Macadam exceeding the straight-line distance maximum 
of the Zoning Code. In addition, the modification to pedestrian standards also allowed the right-of-way 
sidewalk to provide the required pedestrian connection from the primary entrance to SW Nevada. 
Accordingly, no upgrades in addition to those approved by 17-203778 DZM GW AD are required. 

(3) Bicycle parking by upgrading existing racks and providing additional spaces. 

• Code Section: 33.266.220 

• Requirement: This section requires both long-term and short-term bicycle parking, calculated per the 
net square footage of the primary use on the site, or per an alternative number required by a 
conditional use review. Short-term spaces must meet the standards of 33.266.220.A and C. Long-term 
spaces must meet the standards of 33.266.220.6 and C. 

• Staff Response: A minimum of 6 long-term and 2 short-term spaces are required for this site. The 
information provided in the building permit plans for permit #17-241498 CO demonstrates that long-
term and short-term bike parking required for primary office uses in this building are met, so no 
additional upgrades are required. 

(4) Screening. 

• Code Section: 33.130.235 

• Requirement: 
Mechanical equipment located on the ground, such as heating or cooling equipment, pumps, or 
generators must be screened from the street and any abutting residential zones by walls, fences, or 
vegetation. Screening must comply with at least the L2 or F2 standards of Chapter 33.248, 
Landscaping and Screening, and be tall enough to screen the equipment. Mechanical equipment 
placed on roofs must be screened in one of the following ways, if the equipment is within 50 feet of an 
R zone: 
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I . A parapet along facades facing the R zone that is as tall as the tallest part of 
the equipment; 

2. A screen around the equipment that is as tall as the tallest part of the equipment; or 

1 The equipment is set back from roof edges facing the R zone 3 feet for each foot of height 
of the equipment. 

• Garbage and recycling collection areas. All exterior garbage cans, garbage collection areas, and 
recycling collection areas must be screened from the street and any adjacent properties. Trash 
receptacles for pedestrian use are exempt. Screening must comply with at least the L3 or F2 
standards of Chapter 33.248, Landscaping and Screening. 

F2 landscape standards require: A 6-foot high, fully sight obscuring fence made of wood, metal, 
bricks, masonry or other permanent material. 

• Staff Response: The screening of roof-mounted mechanical equipment was approved under 17-
203778 DZM OW AD. Any existing ground mounted mechanical equipment, such as the ground 
mounted generator approved in the north surface parking lot under Design Review LU 13-189448 DZ, 
is subject to the screening standards described above and the design details of the exhibits approved 
in the Land Use Review case file. The plans currently indicate that the trash collection area is located 
inside the parking structure and is not subject to additional screening requirements, but do not identify 
additional equipment. Accordingly, no additional upgrades are required. 

(5) Paving of surface parking and exterior storage and display areas on site. 
• Code Section: 33.266.130.D and 33.130.245 

• Requirement: All vehicle areas must be paved. There is no requirement for exterior development 
areas to be paved in the IH zone. 

• Staff Response: Based on materials submitted with the commercial building permit application and 
aerial site imagery, all current parking areas appear to be paved at this time. Exterior storage and 
display is not allowed in the CS zone. Since this site has a zoning designation of CS, and does not 
allow exterior storage or display (except for the display of plants and produce), these areas should not 
exist to require paving. 

Note that this review is based on the submitted written and graphic Nonconforming Development 
Assessments (Exhibit I) and the zoning regulations in effect at the time of the permit application for 17-
241498 CO. However, zoning regulations do change over time; these changes may affect the required 
upgrades to nonconforming development. Only the standards in effect at time of the permit application for 
17-241498 CO are required to be brought into conformance. If regulations do change within the 2-year 
compliance period, it may be advisable to voluntarily come into conformance with the standards in effect at 
the end of the 2-year compliance period. This may avoid another review for non-conforming upgrades if a 
future application for building permit exceeds the dollar threshold that triggers the review for non-
conforming upgrades. 
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STAFF REPORT AND RECOMMENDATION TO THE 
DESIGN COMMISSION 

CASE FILE: LU 21-012886 DZM GW 
PC # 20-121512 

Site Upgrades 
REVIEW BY: Design Commission 
WHEN:  September 30, 2021; 1:30pm 
REMOTE ACCESS: Design Commission Agenda: 

https://www.portlandoregon.gov/bds/42441 

Due to the City’s Emergency Response to COVID19, this land use 
hearing will be limited to remote participation via Zoom. Please 
refer to the instructions included with this notice to observe and 
participate remotely. 

Bureau of Development Services Staff:  Hannah Bryant 503-865-6520 / 
Hannah.Bryant@portlandoregon.gov 

GENERAL INFORMATION 

Applicant: Kyle Davis | Oregon Public Broadcasting Foundation (OPB) 
7140 South Macadam Ave 
Portland, OR 97219 
kdavis@opb.org 

Representative: Read Stapleton| Dowl 
720 SW Washington Street, Suite 750 
Portland, OR 97205 

Site Address: 7140 S MACADAM AVE 

Legal Description: BLOCK 4 LOT 2&4, SOUTHERN PORTLAND; TL 200 1.24 ACRES, 
SECTION 22 1S 1E 

Tax Account No.: R780200010, R991220380 
State ID No.: 1S1E22A   00800, 1S1E22AC  00200 
Quarter Section: 3729 & 3730 

Neighborhood: South Portland NA., contact Jim Gardner at 
contact@southportlandna.org 

Business District: South Portland Business Association, contact 
info@southportlanddba.com. 

District Coalition: Southwest Neighborhoods Inc., contact Sylvia Bogert at 503-823-
4592. 

Plan District: Macadam 

G.8

https://www.portlandoregon.gov/bds/42441
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Other Designations: None 
Zoning: CM2 (MU-C)d g – Commercial Mixed-Use 2 with a Design Overlay 

and Greenway Overlay 
Case Type: DZM GW – Design Review with Modifications and Greenway 

Review 
Procedure: Type III, with a public hearing before the Design Commission.  

The decision of the Design Commission can be appealed to City 
Council. 

 
Proposal: 
The applicant requests approval for a Design Review with Modifications and Greenway 
Review for upgrades to the Oregon Public Broadcasting (OPB) site located at 7140 South 
Macadam Avenue within tax lots 1S1E22AC-00200 and 1S1E22A-00800. These exterior 
site upgrades are proposed to comply with an ‘Option 2’ Nonconforming Development 
Assessment Covenant signed by both OPB and the City of Portland in 2017. Exterior 
upgrades proposed to the site are limited to those necessary to meet the applicant’s 
obligations identified in the Covenant, and include the following: 
 
•  New landscape plantings across the site to meet interior and perimeter parking lot 

landscaping requirements, as well as along the site’s South Macadam Avenue 
frontage. 

•  New sight-obscuring fencing along the site’s eastern boundary as well as on the 
north, south, and east side of the existing satellite dish and generator area. 

•  Removal of four existing parallel parking spaces along the east side of the existing 
parking structure and replacement with landscape planter beds; and 

•  New landscape planter strip along the site’s southern boundary adjacent to tax lot 
1S1E22AC-00300. 

•     Stormwater treatment planters to mitigate on-site stormwater runoff.  
 

Design Review is required because the site is located in the design overlay and non-
exempt exterior alterations are proposed.  
 
A Type III Design Review process is required to consider removal of a condition of 
approval from the site’s original 1987 Type III Design Review approval (DZ 15-87) that 
required an approximately 3-foot landscape strip along the site’s eastern edge. Per 
33.730.140, “Requests for changes to conditions of approval are processed using the 
current procedure assigned to the land use review and the current approval criteria for 
the original land use review, unless this Title specifies another procedure or set of 
approval criteria.” 
 
Modifications are requested to three required development standards: 
 
1.  Parking Area Setbacks and Landscaping - 33.266.130.G.2 – to allow a six-foot sight-

obscuring fence on the eastern property boundary in lieu of required landscaping 
meeting the L2 standard. 

2.  Loading Standards – Placement, Setbacks and Landscaping - 33.266.310.E – to 
allow a six foot completely sight-obscuring fence in lieu of minimum landscaping 
requirements on the perimeter of the loading area. 

3.  Fences – Locations and Heights - 33.130.270.C.1.a – to allow a six foot completely 
sight-obscuring fence within ten feet of a street lot line in the location of the satellite 
dish enclosure. 
 

Greenway Review is required because the site is located in the river general overlay and 
exterior alterations to existing development are proposed. 
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Relevant Approval Criteria: 
In order to be approved, this proposal must comply with the approval criteria of Title 
33, Portland’s Zoning Code. The relevant approval criteria are: 
 
 Macadam Corridor Design Guidelines 
 Greenway Design Guidelines 
 

 
 33.825.040, Modifications That Will 

Better Meet Design Review 
Requirements 

ANALYSIS 
 
Site and Vicinity: The subject property is comprised of two parcels, both bounded by 
South Macadam Avenue on the west side, and a rail right-of-way on the east side. The 
two parcels are divided by South Nevada street, which does not continue to the east of 
these parcels but ends at the rail right of way. To the east of the rail right-of-way is the 
26.85-acre Willamette Park, located between the train tracks and the Willamette River.  
 
The southern 1.24-acre parcel has a low-rise office building and attached two-level 
structured parking facility. At the eastern edge of this parcel, a surface driveway begins 
at South Nevada street, wraps behind the building, and around the southern edge of 
the building to exit onto S. Macadam Avenue.  
 
The northern parcel is approximately .21-acres (9,255 square foot) and has a surface 
parking area on the western half, and a fenced area housing multiple large radio 
transmitter satellite dishes and associated equipment on the eastern half of the parcel.  
 
The Macadam area has a significant cultural history that serves to inspire current 
development and the design guidelines. For centuries Native Americans, primarily the 
Kalapuya peoples, lived and thrived in this area, using the Willamette River as a 
transportation corridor. The riverfront area that is now Willamette Park was part of a 
large network of wetlands and a popular camping location during the salmon runs. 
Modern development, including buildings located close to the river, removal of native 
vegetation and use of impermeable building materials has degraded the vital resources 
and adversely affected Tribal customs traditionally practiced in this area.  
 
Beginning in the mid-1800s, this area was developed by river- and rail-dependent 
industries. Commercial businesses along the west side of South Macadam supported 
the industrial uses. As a result, the east side of South Macadam Avenue has large, 
irregular shaped lots, whereas the west side of South Macadam has a traditional, well-
connected block pattern. Following World War II, much of the industry in this area 
relocated, and the large parcels were redeveloped as campus-like office spaces. This 
further cemented the disconnect between South Macadam Avenue and the river and 
resulted in large surface parking lots and an unwelcoming pedestrian environment.  
 
The subject parcel is indicative of these historic development patterns. Numerous 
parcels owned by Oregon Public Broadcasting (OPB) and its affiliates extend for 
approximately 1000’ between South Macadam Avenue and the TriMet rail right-of-way. 
To the east of the rail right-of-way is Willamette Park, a 26.85-acre public park with a 
boat dock, paths, picnic areas, sports facilities, and a dog park. To the southeast of the 
OPB office building, a small residential neighborhood is accessed from S. Miles Street, 
located between the commercial and industrial businesses along S. Macadam and the 
rail right-of-way to the west, and the river to the east. Willamette Park provides a lush 
buffer to the north, and Butterfly Park Naturescape is a 1.07-acre undeveloped area of 
Willamette shoreline to the south.  
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Zoning: The Commercial/Mixed Use 2 (CM2) zone is a medium-scale zone intended for 
sites in a variety of centers, along corridors, and in other mixed-use areas that have 
frequent transit service. The zone allows a wide range and mix of commercial and 
residential uses, as well as employment uses that have limited off-site impacts. 
Buildings in this zone will generally be up to four stories tall unless height and floor 
area bonuses are used, or plan district provisions specify other height limits. 
Development is intended to be pedestrian-oriented, provide a strong relationship 
between buildings and sidewalks, and complement the scale of surrounding 
residentially zoned areas. 
 
The Design Overlay Zone [d] promotes the conservation, enhancement, and continued 
vitality of areas of the City with special scenic, architectural, or cultural value.  This is 
achieved through the creation of design districts and applying the Design Overlay Zone 
as part of community planning projects, development of design guidelines for each 
district, and by requiring design review.  In addition, design review ensures that certain 
types of infill development will be compatible with the neighborhood and enhance the 
area. 
 
The Greenway Overlay Zones, designated as “g”, “i”, “n”, “q” or “r” are intended to 
protect, conserve, enhance, and maintain the natural, scenic, historical, economic, and 
recreational qualities of lands along Portland's rivers; establish criteria, standards, and 
procedures for the development of land, change of uses, and the intensification of uses 
within the greenway; increase public access to and along the Willamette River for the 
purpose of increasing recreational opportunities, providing emergency vehicle access, 
assisting in flood protection and control, providing connections to other transportation 
systems, and helping to create a pleasant, aesthetically pleasing urban environment; 
implement the City's Willamette Greenway responsibilities as required by ORS 390.310 
to 390.368; and implement the water quality performance standards of Metro’s Title 3. 

 The River General “g” allows for uses and development which are consistent with 
the base zoning, which allow for public use and enjoyment of the waterfront, 
and which enhance the river's natural and scenic qualities. 
 

The Macadam Plan District implements the Macadam Corridor Study. The plan district 
contains a set of regulations designed to preserve and promote the unique character of 
the Macadam area. In addition to special development standards for the district, the 
regulations restrict auto-oriented uses and development, limit signs, allow for future 
light rail, and provide view corridors to the Willamette River. 
 
Land Use History:  City records indicate that prior land use reviews include: 

• LU 17-203778 DZM GW – Design Review and Greenway Review approvals for 
exterior alterations including three new windows and canopies, new ADA ramp 
and pedestrian stair, five new rooftop HVAC units, landscaping and new garage 
loading door. Included three Modifications to Pedestrian Standards and Special 
Street Setback. Following this review, the associated building permit triggered 
non-conforming upgrades. The applicant chose to sign a covenant (the Option II 
NCU Covenant), deferring all required upgrades for two years from the date of 
permit issuance. The covenant requires the applicant to upgrade all the 
nonconforming elements from the specific list of Development that must be 
brought into conformance listed in 33.258.070.D. Staff note: The covenant 
requires full compliance or an Adjustment for the standards listed. This 2021 
review is prompted by the applicant seeking Modifications for standards related to 
these non-conforming upgrades.  

• LU 13-189448 DZ – Design Review approval for a new generator on a concrete 
pad, surrounded by stained cedar lap siding screen and chain link fence, and 
removal of three parking spaces.  
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• LU 10-126156 DZ – Design Review approval to increase building footprint by 81 
square feet to add an internal stair.  

• LU 87-004406/87-004405 – Land Use Review approval for a new three-story 
building. This City-Council approval included numerous conditions of approval, 
including one for ‘a landscaped strip approximately three feet wide shall be 
installed along the eastern edge of the site, except where loading 
accommodations require paving to the property line.’ Staff note: Because this 
initial approval was a Type III procedure, and the applicant seeks to remove the 
landscaping Condition of Approval attached to the original approval, this 2021 
review is required to be a Type III review.  

 
Agency Review:  A “Notice of proposal in Your Neighborhood” was mailed September 
2, 2021.  The following Bureaus have responded with no issue or concerns: 
 
•  Life Safety (exhibit E.1) 
•  Urban Forestry (exhibit E.2) 
•  Site Development Section of BDS 
•  Fire Bureau 
•  Water Bureau 
•  Portland Bureau of Transportation 
•  Bureau of Environmental Services (exhibits E.3 and E.4) 
 
Neighborhood Review:  A Notice of Proposal in Your Neighborhood was mailed on 
September 2, 2021.   
Multiple written responses have been received from a single notified property owner in 
response to the proposal. 
• Mike Dowd – multiple dates beginning February 17, 2021. This neighbor has 

numerous concerns with existing site conditions including possible zoning violations 
and non-conforming upgrades. This neighbor is concerned that there may be other 
existing, non-conforming situations on the site that are not related to non-
conforming upgrades, that may need to be investigated and resolved through Code 
Compliance. Mr. Dowd’s concerns include but are not limited to whether the 
building footprint complies with the 1988 approval; measurements of existing 
landscape areas; existing fencing; location of existing paving; trash screening; 
interior parking lot landscaping; rooftop mechanical, and lighting.  

 
Staff Response: Staff appreciates the specificity of the neighbor’s communication and 
has worked with the neighbor to better understand their top priorities related to this site, 
and to clarify what elements may be reviewed as part of this review and what possible 
zoning violations will require further investigation through BDS’ Code Compliance 
Division. Staff has worked with the applicant to address most of the neighbor concerns in 
the proposal and has noted additional elements that must be resolved at permitting in the 
Development Standards section. All correspondence is exhibited in the F. Exhibits and in 
TRIM (https://efiles.portlandoregon.gov/Record/14617105/).  
 
ZONING CODE APPROVAL CRITERIA 
 
1. DESIGN REVIEW (33.825) 
 
33.825.010 Purpose 
Design Review ensures: 
• That development conserves and enhances the recognized special design values of a 

site or area. 
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• The conservation, enhancement, and continued vitality of the identified scenic, 
architectural, and cultural values of each design district. 

• That certain types of infill development will be compatible with the neighborhood 
and enhance the area; and 

• High design quality of public and private projects. 
 
33.825.055 Design Review Approval Criteria 
A design review application will be approved if the review body finds the applicant to 
have shown that the proposal complies with the design guidelines for the area. 
 
It is important to emphasize that design review goes beyond minimal design standards 
and is viewed as an opportunity for applicants to propose new and innovative designs.  
The design guidelines are not intended to be inflexible requirements.  Their mission is 
to aid project designers in understanding the principal expectations of the city 
concerning urban design. 
 
The review body conducting design review may waive individual guidelines for specific 
projects should they find that one or more fundamental design guidelines is not 
applicable to the circumstances of the particular project being reviewed. 
 
Macadam Corridor Design Goals and Guidelines 
The following goals are specific to the Macadam Corridor Design Zone.  
 
• Create and improve connections, both physical and visual, between the river, 

Greenway Trail, Willamette Park, and the residential community west of Macadam. 
• Encourage opportunities for public use and enjoyment of the waterfront. 
• Promote a quality of development in this scenic entry corridor to the Downtown that 

complements Macadam’s landscape treatment. 
• Require excellence in design for projects within the Corridor, particularly by 

assuring that new development contributes to the formation of a rich and diverse 
mixture of uses and styles in scale with each other. 

• Add to the scenic qualities of the river and the Greenway Trail. 
• Promote compatibility of new development with the river, surrounding uses, and the 

neighborhood. 
 
Staff has considered all guidelines and has addressed only those guidelines considered 
applicable to this project. 

 
Macadam Corridor Design Guidelines 

 
1.  Visual Connections. Create public views to the river, Greenway Trail and 
Willamette Park from Macadam Avenue and other public parks and rights-of-way west 
of Macadam as well as views from the river and the Greenway to the west. 
• Promote physical and visual contact between the river and the area west of 

Macadam Avenue. 
• Orient buildings, which front Macadam Avenue to preserve views of the river, 

Willamette Park and the Greenway. 
• Integrate the east and west sides of Macadam Avenue by creating views of the river 

which align with streets on the east side of Macadam. 
• Take particular advantage of opportunities to create and protect views, which align 

with Southwest Texas, Florida, Pendleton, Idaho, Nebraska, Dakota and Hamilton 
Streets. 

• Rooftops of buildings should be carefully designed to enhance views. 
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• Plant on-site trees, which will grow to a sufficient height to soften new development 
and screen parking areas while selecting species and planting locations, which 
enhance view corridors to the river. 

2.  Physical Connections. Create a common sense of unity that ties both sides of 
Macadam together with each other, the river to the east and the residential area to the 
west. Create public walkways that physically connect the Macadam Avenue right-of-way 
with Willamette Park, the Greenway Trail and the Willamette River. 
• Orient structures and parking areas to facilitate access for pedestrians between 

adjacent uses. 
• Extend street tree planting west of Macadam. 
• Reinforce connections for pedestrians between the Willamette River Greenway and 

Macadam Avenue. 
• Provide safe, comfortable places where people can slow, sit and relax. Locate these 

places adjacent to sidewalks, walkways and the Greenway Trail. 
• Provide sidewalks and pathways, through larger developments with landscaping 

which screens or separates these from parking and motor vehicle maneuvering 
areas. 

• Provide walkways, which link parking areas to district-wide access systems for 
pedestrians. 

 
Findings for 1 and 2: The proposal intends to address required non-conforming 
upgrades (Section 33.258.070 D.) resulting from a 2017 Design Review (LU 17 -
203778 DZM GW AD). The proposed elements include a fence along SW Nevada 
street, abutting the sidewalk entrance into Willamette Park, and new trees on 
the east side of the existing parking garage. To achieve required parking lot 
landscaping requirements, the applicant proposes to remove four mature trees 
on the east side of the structured parking and to replace them with new 
landscaping planters to include nine deciduous trees.  
 
The proposed trees will eventually grow tall enough to extend above the two-
story parking structure and limit the views toward the river from uphill 
neighborhoods on the west side of Macadam. They will also serve as a visual cue 
to pedestrians on S. Macadam Boulevard that, on the other side of the 
approximately 350’ long conjoined office building and parking garage, there is 
natural space – helping to foster a connection between the busy commercial 
boulevard and the riverfront park and publicly accessible waterfront. From the 
riverfront park, the new trees will serve to screen the views into the structured 
parking facility.  
 
The proposed six-foot tall sight-obscuring fence proposed along the entire 480’ 
length of the eastern property line will further screen the back-of-house 
functions such as parking access, loading and trash and recycling areas from 
the riverfront park and public right of ways. However, staff notes that the six-
foot fence height does not replace the higher screening effects that the trees 
required by L2 landscaping would achieve. A neighbor has commented and 
provided photos demonstrating that the bright lights mounted the east façade 
are highly visible from nearby properties. Therefore, to mitigate the lack of tree 
canopy resulting from the Modification request and to minimize lighting impacts 
in this Pacific Flyway corridor, the applicant is proposing to include a minimum 
of five deciduous trees at the southern end of this property line and to replace all 
exterior lights on the east façade with dark sky compliant fixtures. The five trees 
at the east property line will be located where the one-way drive aisle is widest, 
and the trees will not interfere with loading dock access or turning radius for 
service vehicles existing the property via the south driveway. 
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Therefore, this guideline is met.  

 
3.  The Water’s Edge. Enhance the scenic qualities of the river and sites that about the 
riverbank to contribute to an attractive and enjoyable Greenway Trail. 
• Identify natural areas of the Willamette riverbank and preserve the natural qualities 

of these areas. 
• Screen parking, loading and vehicular movement areas from the Greenway with rich 

landscape plantings. 
• Locate buildings to protect access to sunlight on the Greenway Trail. 

 
Findings for 3: The site does not abut the riverbank. However, the fencing will 
help obscure the existing OPB building and its associated radio broadcast 
equipment (satellite dishes and generator) from the pedestrian perspective 
within Willamette Park and along the Greenway Trail, which will contribute to 
the overall attractiveness and natural feel of the park and trail area.  
 
Therefore, this guideline is met.  

 
4.  The Boulevard. Coordinate with and enhance Macadam’s boulevard treatment and 
contribute to the attractiveness of this entrance to the city. 
• Consider using awnings or other weather protection, street furniture, plazas, 

sculpture courts or other amenities for pedestrians to reinforce the boulevard design 
of Macadam. 

• Abut pedestrian pathways with buildings or landscaping.  Buffer with landscape 
screens, parking lots and structures, which are not oriented to pedestrians. 

• Use landscaping to reinforce the boulevard character of Macadam and to provide 
visual connections with private property adjacent to Macadam. 

• Trees interspersed with low-growing vegetation or grass should visually predominate 
over impervious surfaces. 

• Provide frequent views from Macadam into interior ground level spaces of projects 
located along the Avenue. 

 
Findings for 4:  As shown on sheet L3.0 of the plan set, thoughtful and durable 
landscape plantings are proposed along the perimeter of the parking areas 
abutting South Macadam Avenue. The layering of shrubs and canopy trees 
soften the vehicle area nd enhance the boulevard’s treatment and contribute to 
the attractiveness of this entrance to the City. The proposed sight-obscuring 
fencing will also further screen and shield the OPB building and satellite dish 
and generator area from views from Willamette Park, which serves as an 
additional pedestrian entrance to the City, and alternative to South Macadam 
Avenue.  
 
Therefore, this guideline is met.  

 
5.  Sub-Area Context. Enhance a site’s character through designs that are compatible 
with features of their surroundings and contribute to the development of an attractive 
character in the vicinity of the project site. Pay particular attention to cases where the 
adjacent use is different from that which a project will house. 
• Locate buildings to avoid excessive shadow on public open spaces, especially 

Willamette Park and the Greenway Trail. 
• Isolated or independent buildings and open spaces should provide design solutions 

of merit, which consciously set a precedent for neighboring future developments. 
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• Buildings and open spaces should establish complementary relationships in terms 
of color, texture, scale of architectural elements, and proportions with neighboring 
developments. 

• Provide sensitive transitions between new development and adjacent residential 
areas. 

 
Findings for 5:  The applicant proposes numerous elements to improve the 
site’s compatibility with its surroundings and local character. These include 
perimeter landscape plantings, multiple six-foot sight-obscuring wood fences, 
and reconfiguration of the existing east driveway. 
 
Landscape Plantings & Fence - As shown on sheet L3.0 of the plan set, extensive 
landscape plantings are proposed along the perimeter of the parking areas 
abutting South Macadam Avenue and South Nevada Street. Differing uses to the 
east (Rail right-of-way, Willamette Park, and single-family residential) are 
proposed to be buffered from the site by a sight-obscuring six-foot wood fence 
where landscaping treatments are not possible due to site constraints. The 
layering of shrubs and canopy trees at the perimeter of the structured parking 
area, in conjunction with the proposed fence and additional trees at the east and 
south property lines, will soften the visual impact of the existing vehicle areas 
and enhance the transition between the existing development and adjacent 
residential areas and public open space.  
 
To facilitate and enhance the proposed buffering of the site the applicant 
proposes to increase screening at the southeast corner of the site, which is 
closest to nearby single-family residential. The existing building and parking 
structure are located at a slight angle to the east property line, resulting in 
slightly more space between the building and the east property line at the south 
end of the site than the north end (see L3.0 – Site and Landscape Plan). This 
wider area provides space for larger plantings while still functioning as an active 
driveway and loading area. 
 
At the south/southeastern portion of the site, a row of deciduous trees is 
proposed along the south property line, and an existing mature cherry tree is 
located at the corner is proposed to be replaced with an evergreen incense cedar. 
The applicant’s landscape architect notes the cherry tree is approaching the end 
of its typical lifespan and is in poor condition. A neighbor has suggested that 
evergreen plant material at this location would better achieve the neighbors’ 
desired year-round visual screening from the lights and activity at this location. 
Therefore, the applicant proposes to replace the older cherry tree with an 
evergreen tree that addresses the neighbor’s request. 
 
Driveway Reconfiguration - An existing driveway runs the length of the east 
property line behind the structured parking and office building. The driveway 
has operated as a one-way southbound, with vehicles accessing it from South 
Nevada street and, upon leaving the bottom level of the structured parking area 
and loading docks, turning right to continue around the south side of the 
building. This has resulted in all traffic driving through the site to the area 
closest to residential neighbors. The driveway exits onto South Macadam Avenue 
at a location where vehicles can only turn right.  
 
With this proposal, the applicant intends to remove five existing parallel parking 
spaces between the northern portion of the driveway and the structured 
parking. The removed spaces will facilitate the construction of the new planters, 
to provide perimeter landscape screening and stormwater treatment, if feasible, 
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for the structured parking. The planters are proposed to hold nine trees, as well 
as evergreen shrubs and groundcover to meet the perimeter landscaping 
requirements.  
 
The expanded driveway width at the northern portion of the parcel will also 
facilitate converting the one-way drive to a two-way direction for this portion, 
which allows all vehicles existing the structured parking to turn left out of the 
bottom level of parking and then exit the site via South Nevada. This results in 
reducing the vehicle traffic passing near the residential neighbors and allows 
exiting vehicles to leave the site at a location where cars can turn left or right 
onto South Macadam.  
 
While all personal vehicles will now exit the site via South Nevada, all 
maintenance and delivery vehicles that utilize the loading area will continue to 
exit the site near the residential neighbors. To mitigate the ongoing vehicle 
impacts on the residential neighbors, the applicant proposes that a minimum of 
5 trees shall be planted along the east property line behind the OPB building, 
interior to the proposed wood fence, and the trees shall comply with the native 
plant requirement of the Willamette Greenway Plan. Trees will be located as 
appropriate to ensure no conflicts with loading operations and to allow for 
adequate clearance for vehicles turning around the SE building corner. Bollards 
or other protective elements may be installed to ensure separation between trees 
and vehicles.  
 
Therefore, this guideline is met.  

 
8.  Future Light Rail Transit. Preserve the potential for a two-direction, light rail 
facility within the Macadam Corridor Design Zone as illustrated. Until the LRT facility is 
constructed, the required setback area may be used for parking and landscaping 
requirements. 

 
Findings for 8:  The proposed fence, located at the eastern property line, will 
not preclude the potential light rail use of the rail right-of-way. It may benefit 
the current and future rail users by shielding some unsightly back-of-house 
functions associated with this property’s eastern façade.  
 
Therefore, this guideline is met.  

 
2. GREENWAY REVIEW (33.440) 
 
33.440.300 Purpose 
Greenway Review ensures that all proposed changes to a site are consistent with the 
Willamette Greenway Plan, the Willamette Greenway design guidelines and, where 
applicable, the water quality element of Title 3 of Metro’s Urban Growth Management 
Functional Plan. The purpose of greenway review is to ensure that: 

• Development will not have a detrimental impact on the use and functioning of 
the river and abutting lands; 

• Development will conserve, enhance and maintain the scenic qualities and 
natural habitat of lands along the river; 

• Development will conserve the water surface of the river by limiting 
structures and fills riverward of the greenway setback; 

• Practicable alternative development options are considered, including outside 
the River Water Quality zone setback; and 

• Mitigation and enhancement activities are considered for development within 
the River Water Quality zone. 
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33.440.350 Greenway Review Approval Criteria 
The approval criteria for a greenway review have been divided by location or situation. 
The divisions are not exclusive; a proposal must comply with all of the approval 
criteria that apply to the site. A greenway review application will be approved if the 
review body finds that the applicant has shown that all of the approval criteria are 
met.  
 
Willamette Greenway Design Guidelines 
The purpose of the Willamette Greenway design guidelines is to help attain the goal 
and objectives of the Willamette Greenway Plan, particularly objectives 2, 3, and 4. 
The design guidelines address the quality of the environment along the river, and 
require public and private developments to complement and enhance the riverbank 
area, particularly with regard to riverbank treatment, landscape enhancement, public 
access, and the relationship of structures to the Greenway Trail, the siting and design 
of viewpoints, and the design of view corridors. 
 
Staff has considered all guidelines and has addressed only those guidelines considered 
applicable to this project. 
 
A. Relationship of Structures to the Greenway Setback Area. 

1. Structure Design. The Greenway setback area should be complemented and 
enhanced by designing, detailing, coloring, and siting structures and their 
entrances to support the pedestrian circulation system, including both the 
Greenway Trail and access connections. 
2. Structure Alignment. Where surrounding development follows an established 
block pattern, alignment with the block pattern should be considered in structure 
placement. Structure alignment should also take into account potential view 
corridors from existing public rights-of-way or acknowledged viewpoints. The 
pedestrian access system should be designed to take advantage of these 
alignments. 

 
Findings for A: The OPB site is not within the Greenway Setback area. The 
applicant’s proposed alterations to the site’s landscaping and parking areas do 
not alter or hinder access to the Greenway trail or its access connections. 
Alterations to the site’s existing buildings are not proposed. Therefore, this 
guideline does not apply.  

 
B. Public Access 

1. Public Access. New developments should integrate public access 
opportunities to and along the river into the design of the project. This includes 
the Greenway Trail, formal viewpoints, access connections to the Greenway Trail, 
and internal site pedestrian circulation.  
2. Separation and Screening. The pedestrian circulation system, including 
Greenway Trail, viewpoints, and trail access connections, should be designed to 
ensure adequate separation and screening from parking, loading, circulation 
routes, external storage areas, trash dumpsters, exterior vents, mechanical 
devices, and other similar equipment.  
3. Signage. Access connections should be clearly marked.  
4. Access to Water’s Edge. Where site topography and conservation and 
enhancement of natural riverbank and riparian habitat allow, safe pedestrian 
access to the water’s edge is encouraged as part of the project.  

 
Findings for B: The applicant’s proposed alterations to the site’s landscaping 
and vehicle areas do not alter the public access opportunities to and along the 
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Willamette River, including the Greenway trail, viewpoints, access connections, 
and internal site pedestrian circulation.  
 
The sole element of the proposal that may impact the public pedestrian 
circulation system and access to the Greenway trail is the replacement of an 
existing sight-obscuring fence along S. Nevada with a new sight-obscuring 
fence in the same location. The existing fence is located at the property line, 
abutting the South Nevada pedestrian right-of-way, which is also a primary 
pedestrian entrance into Willamette Park. Detailed descriptions about why the 
fence is necessary at this location are included below in Section 3, 
Modifications, of this decision. However, while necessary for public safety, the 
existing fence at the property line abutting a pedestrian entry into a park does 
not enhance the pedestrian environment.  
 
To mitigate the fortress-like effect of a fence located at the property line, the 
applicant proposes to stagger the fence, pushing it back six feet where internal 
equipment allows that configuration, and to plant the space between the fence 
and the sidewalk with a mix of narrow evergreen shrubs and deciduous 
ornamental grasses. Where the fence cannot be moved further back from the 
sidewalk, the applicant proposes to work with the Regional Arts and Culture 
Council (RACC) to mount public art panels onto the fence (see sheet L3.5). 
Adorning the required fence with items of visual interest will serve to 
strengthen the pedestrian connection between Macadam Boulevard and the 
riverfront park and Greenway trail, while also screening the pedestrian 
circulation system from exterior equipment.  
 
While the applicant has proposed the public art concept, provided renderings 
of the public art on the fence does not include dimensions or location 
information, and has not yet determined the medium, timeline or budget for 
this element. Therefore, staff has included a condition of approval that the 
property owner shall install permanent signage relevant to the Macadam 
Greenway context, or work with RACC to develop public art to be mounted or 
painted on at least 75% of the entire length of the proposed fence where it is 
parallel to S. Nevada street and within three feet of the sidewalk, and the 
signage or public art shall cover at least the top four feet of the fence.  
 
With the condition of approval that within two years of final approval of this 
land use review the property owner shall install permanent signage relevant to 
the Macadam Greenway context, or work with RACC to develop public art to be 
mounted or painted on at least 75% of the entire length of the proposed fence 
where it is parallel to S. Nevada street and within three feet of the sidewalk, 
and the signage or public art shall cover at least the top four feet of the fence. 
With the condition of approval for interpretation or public art, this guideline is 
met. 

 
E.   Landscape Treatments.  

1. Landscape Treatments. The landscape treatment should create an 
environment which recognizes both human and wildlife use. Areas where 
limited human activity is expected should consider more informal riparian 
treatments. Areas of intense human use could consider a more formal 
landscape treatment. The top of bank may be considered a transition between 
a riparian treatment on the riverbank and a more formal treatment of the 
upland.  

2. Grouping of Trees and Shrubs. In areas of more intense human use, trees 
and shrubs can be grouped. The grouping of trees and shrubs allows for open 
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areas of human use, and has the secondary value of increasing the value of 
the vegetation for wildlife.  

3. Transition. The landscape treatment should provide an adequate transition 
between upland and riparian areas, and with the landscape treatments of 
adjacent properties. 

 
Findings for E: Consistent with the required non-conforming upgrades 
covenant signed on August 23, 2018 (PR 18-140945 NCU), upgrades to the site 
landscaping are included in this proposal. These requirements are primarily to 
meet the minimal code standards.  Additionally, Modifications are proposed that 
reduce the area of some landscaping required to meet the code standards. To 
ensure that the purpose of the required landscaping is achieved the applicant 
has proposed a landscape plan that meets the intent of the landscaping 
standards on a constrained site. Consistent with the guideline, the proposed 
landscape treatments facilitate naturalistic groupings of trees in site areas 
furthest from human activity, while maintaining a more formal landscape 
treatment in areas with intense human use.  
 
To ensure that the landscaping facilitates a transition between the abundantly 
treed riverfront park and the more intense uses along the rail right-of-way and 
this site’s abutting driveway, which is lined with vehicle and service functions, 
the applicant has proposed to add a minimum of 5 trees along the east property 
line behind the OPB building, interior to the proposed wood fence. Trees will be 
located as appropriate to ensure no conflicts with loading operations and to 
allow for adequate clearance for vehicles turning around the SE building corner. 
Bollards or other protective elements may be installed to ensure separation 
between trees and vehicles. 
 
Further, to facilitate a grouping of habitat-providing trees in an area furthest 
from human activity, the applicant has proposed a large, evergreen tree to be 
added at the southeast corner of the site. The evergreen tree will replace the 
existing cherry tree.  
 
Therefore, this guideline is met.  

 
F. View Corridors 

1. Right-of-Way Protection. View corridors to the river along public-rights-of-
way are to be protected. These rights-of-way should not be vacated. 

2. View Protection. Buildings, structures, or other features must be located to 
avoid blocking view corridors. 

3. Landscape Enhancement. Landscape treatments within view corridors 
should frame and enhance the view of the river.  

 
Findings for F: South Nevada Street is a designated view corridor per the 
Willamette Greenway Public Access Map. The applicant is not requesting 
vacation of South Nevada Street or other land use actions that would alter the 
right-of-way’s protection as a view corridor. To mitigate the impacts of a six-foot 
sight-obscuring wall abutting this view corridor, staff has added the condition of 
approval that within two years of final approval of this land use review the 
property owner shall develop an interpretation signage program that tells the 
history of the history of the Macadam Greenway area or shall work with RACC to 
develop a public art installation at this location. The signage/public art shall be 
mounted or painted on at least the top four feet of at least 75% of the length of 
the proposed South Nevada satellite dish screening element, where that fence is 
within three feet of, and parallel to, the sidewalk. The art or educational signage 
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at this location will serve to enhance the view corridor and pedestrian entrance 
to the Willamette Park while mitigating the lack of landscape enhancement along 
the north side of this street.  
 
With the condition of approval that within two years of final approval of this land 
use review the property owner shall install permanent signage relevant to the 
Macadam Greenway context, or work with RACC to develop public art to be 
mounted or painted on at least 75% of the entire length of the proposed fence and 
covering at least the top four feet of the fence where it is parallel to S. Nevada 
street and within three feet of the sidewalk, this guideline is met. 
 

3. MODIFICATION REQUESTS (33.825) 
 

33.825.040 Modifications That Will Better Meet Design Review Requirements: 
The review body may consider modification of site-related development standards, 
including the sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of 
the design review process.  These modifications are done as part of design review and 
are not required to go through the adjustment process.  Adjustments to use-related 
development standards (such as floor area ratios, intensity of use, size of the use, 
number of units, or concentration of uses) are required to go through the adjustment 
process.  Modifications that are denied through design review may be requested as an 
adjustment through the adjustment process.  The review body will approve requested 
modifications if it finds that the applicant has shown that the following approval criteria 
are met: 
 
A. Better meets design guidelines.  The resulting development will better meet the 

applicable design guidelines; and  
B. Purpose of the standard.  On balance, the proposal will be consistent with the 

purpose of the standard for which a modification is requested. 
 
Modification #1: Parking Area Setbacks and Perimeter Landscaping, PZC 
33.266.130.G.2 – To replace required perimeter landscaping with a six-foot sight-
obscuring fence.  
Purpose Statement: The development standards promote vehicle areas that are safe and 
attractive for motorists and pedestrians. Vehicle area locations are restricted in some 
zones to promote the desired character of those zones.  
 
Together with the transit street building setback standards in the base zone chapters, 
the vehicle area location regulations:  

 
•  Provide pedestrian access that is protected from auto traffic;  
•  Create an environment that is inviting to pedestrians and transit users, especially 

on transit streets and in Pedestrian Districts;  
•  Limit the prominence of vehicle areas along street frontages and create a strong 

relationship between buildings and the sidewalk;  
•  Create a sense of enclosure on transit and pedestrian street frontages; and  
•  Limit the size of paved parking area and the type of paving material allowed in order 

to limit increases in temperature associated with asphalt and reduce impacts from 
urban heat islands. The parking area layout standards are intended to promote safe 
circulation within the parking area, provide for the effective management of 
stormwater runoff from vehicle areas, and provide for convenient entry and exit of 
vehicles. The setback and landscaping standards:  

•  Improve and soften the appearance of parking areas;  
•  Reduce the visual impact of parking areas from sidewalks, streets, and especially 

from adjacent residential zones;  
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•  Provide flexibility to reduce the visual impacts of small residential parking lots;  
•  Direct traffic in parking areas;  
•  Shade and cool parking areas;  
•  Reduce the amount and rate of stormwater runoff from vehicle areas;  
•  Reduce pollution and temperature of stormwater runoff from vehicle areas; and  
•  Decrease airborne and waterborne pollution. 
 
Standard: 33.266.130.G.2.a.(3) / Table 266-5– Setbacks and perimeter landscaping 
apply to driveways. Five feet of L2 landscaping is required along the east property line 
where it abuts a C zone.  
 
Additional standard: In the original 1987 design review for this site (DZ 15-87), a 
condition of approval was added stating “A landscaped strip approximately three feet 
wide shall be installed along the eastern edge of the site, except where loading 
accommodations require paving to the property line.” As part of this review, the 
applicant is requesting to remove this Condition of Approval. 

 
Modification #2: Loading Area Setbacks and Perimeter Landscaping, PZC 
33.266.310.E 
Purpose Statement: These regulations ensure that the appearance of loading areas will 
be consistent with that of parking areas. The regulations ensure that access to and 
from loading facilities will not have a negative effect on the traffic safety or other 
transportation functions of the abutting right-of-way.  
 
Standard: 33.266.310.E/Table 266-8, Loading areas must comply with the setback and 
perimeter landscaping standards stated in Table 266-8. Table 266-8 states that five feet 
of L2 landscaping is required at the lot line abutting a C zone (the rail right-of-way).  
 
A. Better meets design guidelines. The resulting development will better meet the 

applicable design guidelines; and  
 
Findings for Criterion A for Modifications 1 and 2: The modification to remove the 
1987 condition of approval requiring approximately three feet of landscaping (DZ 15-87) 
and to Modify the current zoning code standard that requires five feet of L2 landscaping 
as a buffer along the eastern driveway/loading area and the abutting property (the rail 
right-of-way) with a six-foot sight obscuring fence better meets the design guidelines in 
this back-of-house, utilitarian environment abutting the train right-of-way. This 
property line is approximately 480’ feet long, with pedestrian right-of-way on the north 
side and no public access to the south end of the site. While not blocked from public 
access, the rail right-of-way is not a public corridor and only serves a private tourist 
trolley that runs on occasional weekends. It is not a form of public transit or operated 
by a public entity. Therefore, the visual screening benefit of the required L2 
landscaping, which consists of low evergreen shrubs or a masonry wall to form a three-
foot screen, with sporadic trees and ground cover, is minimal in this setting. The low 
landscaping will not effectively screen the back of house functions, including loading, 
structured parking access or a heavily used vehicle area. 
 
The proposal to replace the low landscape screening with a six-foot tall sight-obscuring 
fence better meets the design guideline 5, Sub-Area Context by providing a screening 
that serves to buffer the site’s visual impact on nearby residential areas and the public 
park on the other side of the rail right-of-way. The taller, solid fence in conjunction with 
a minimum of five trees at the east property line is compatible with the intense 
commercial uses and vehicle traffic and loading functions on the subject site, and better 
screens the associated lights, noise, and views of those uses from the quiet, forested 
riverfront and nearby residential homes.  
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B. Purpose of the standard. On balance, the proposal will be consistent with the 

purpose of the standard for which a modification is requested. 
 
Findings for Criterion B for Modifications 1 and 2: In preparation for addressing the 
required non-conforming upgrades on this site, the owners had the property surveyed. 
The survey revealed that the property does not extend as far back on the eastern side as 
previously understood. The original 1987 proposal and design for the building were 
based on the assumed larger site size. When the new survey revealed that the property 
line was a few feet closer to the building than previously understood, it became 
infeasible to provide either the current five-foot code required perimeter landscaping or 
the three-foot landscape strip required as a condition of approval in the original 1987 
approval, while still retaining an operational on-site driveway and loading area. The 
driveway is two-way at the northern end, where employees use it to access the entrance 
to the bottom level of the parking structure. South of the entrance to the parking 
structure, the driveway is one way and serves the three loading doors, as well as the 
trash and recycling areas.  
 
In a typical, urban site, there are myriad benefits for perimeter vehicle area 
landscaping. In this unusual context, on a parcel that is approximately two city blocks 
in length and abuts a rail right-of-way with no adjacent public sidewalks to the rail 
right-of-way, some of the listed purposes of perimeter landscaping are less applicable. 
The primary purpose of perimeter landscaping in this context is to improve and soften 
the appearance of parking areas, and to reduce the visual impact of parking areas from 
nearby residential zones. While there are no abutting residential zones (or residential 
uses on properties zoned non-residential), there is a nearby residential neighborhood on 
the other side of the train tracks and to the southeast of this property. One neighbor, 
who lives closest to this site, has provided numerous comments during this review, 
including photographs of the eastern edge of this site showing views into the parking 
area, trash/recycling and bright nighttime security lighting. 
 
To this end, the screening benefits intended of the required landscaping may be better 
achieved by a taller sight-obscuring fence, particularly since the parking structure is 
both well-screened by nine deciduous trees and furthest from the nearby residential 
properties. The visual impact of the loading area, located at the south end of the site 
closest to the residential neighbors, will not be well screened by the L2 landscaping, 
and is better mitigated by the sight-obscuring fence. To further mitigate the off-site 
impacts of the security lighting on the eastern façade of this building, the applicant has 
proposed that all exterior lights on the east façade shall be dark sky compliant. To add 
additional year-round screening at the southeast corner of the site, closest to the 
residential neighborhood, a large, evergreen tree shall replace the existing cherry tree. 
To provide the additional screening height that the trees in L2 landscaping would 
provide, the applicant proposes a minimum of five (5) trees shall be planted along the 
east property line behind the OPB building, interior to the proposed wood fence. Trees 
may be located as appropriate to ensure no conflicts with loading operations and to 
allow for adequate clearance for vehicles turning around the SE building corner. 
Bollards or other protective elements may be installed to ensure separation between 
trees and vehicles. 
 
Therefore, this Modification merits approval.  
 
Modification #3: Fences, PZC 33.130.270.C.1.a 
 
Purpose Statement: The fence regulations promote the positive benefits of fences without 
negatively impacting the community or endangering public or vehicle safety. Fences 
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near streets are kept low in order to allow visibility into and out of the site and to 
ensure visibility for motorists. Fences in any required side or rear setback are limited in 
height so as to not conflict with the purpose for the setback. 
 
Standard: 33.130.270.C.1 - Fences abutting street lot lines and pedestrian connections. 
Within 10 feet of a street lot line or lot line that abuts a pedestrian connection, fences 
that meet the following standards are allowed: 
a. Fences that are more than 50 percent sight-obscuring may be up to 3-1/2 feet high. 
b. Fences that are 50 percent or less sight-obscuring may be up to 8 feet high. 

 
A. Better meets design guidelines. The resulting development will better meet the 

applicable design guidelines; and  
 
Findings for Criterion A for Modification 3: The modification to increase the height of 
the proposed fencing along the South Nevada frontage stems from the existing location 
of the radio broadcast dishes, and the inability for both of the relevant fence code 
standards to be met with the existing radio broadcast dish configuration. Were the 
dishes moved to a location where they could be adequately screened with the code-
required six-foot fence, and still have that fence be located more than ten feet from the 
street lot line, a Modification would not be required. However, since the dishes at this 
location were part of the original 1987 approval for this development; relocating this 
broadcast equipment would require disrupting the public emergency communication 
systems, and an existing six-foot sight-obscuring fence in the same configuration as the 
applicant intends to maintain has existed here without public complaint or conflict 
since 1988, staff concludes that a Modification to fence standards is warranted rather 
than requiring the applicant to move the satellite dishes, provided the Modification 
clearly meets both the approval criterion: that the resulting development will better 
meet the applicable design guidelines; and that on balance, the proposal will be 
consistent with the purpose of the standard for which the modification is requested.  
 
The fencing at this location is required by PZC 33.274.040.C.8.a.(2), which requires 
screening around the base of any radio frequency transmission equipment. Multiple 
screening options are provided in this code chapter to meet this standard, but the 
existing locations of the equipment and its operational requirements preclude screening 
the area with L2 landscaping. The trees required in L2 landscaping would impede the 
clear area required by the transmission equipment. Of the required screening options 
listed in this code chapter, a fence is the only feasible option at this constrained 
location. To ensure safety of equipment and of the public, the Radio Frequency 
Transmission Facility code requires the fence be at least six feet in height and be totally 
sight-obscuring.  
 
The second fence standard applicable to this area is in the base zone regulations, which 
states that fully sight-obscuring fences abutting street lot lines are limited to 3 ½ feet 
(or may be up to 8 feet high if they are 50 percent or less sight-obscuring) within the 
first ten feet of a street lot line. In this specific location, the abutting street ends at the 
east edge of this parcel, and only a pedestrian path continues eastward across the rail 
tracks to Willamette Park. Therefore, a taller, sight-obscuring fence at this location does 
not hinder visibility for motorists or endanger public safety. 
 
Staff considered an alternative Modification to the standard in 33.274, which requires 
the fence to be totally sight-obscuring. The Modification could have allowed a six-foot 
fence that was 50 percent or less sight-obscuring. However, staff concluded that 
allowing the fence to be 50 percent or less sight-obscuring, to meet the standards in 
33.130.270, and the resultant views of large satellite dishes, generators, and other 
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equipment in this area, would detract more from the Greenway environment than a 
well-designed fence or other sight-obscuring screen.  
 
Staff concluded that the Modification proposal at this location will, on balance, be 
consistent with the purpose of the standard to be modified. However, to ensure that the 
fence or solid screen proposed for this location better meets the design guidelines, staff 
has added a condition of approval that within two years of final approval of this land 
use review the property owner shall install permanent signage relevant to the Macadam 
Greenway context, or work with RACC to develop public art to be mounted or painted 
on at least 75% entire length of the proposed fence where it is parallel to S. Nevada 
street and within three feet of the sidewalk, and the signage or public art shall cover at 
least the top four feet of the fence.  
 
South Nevada is both a mapped view corridor and a pedestrian entrance into Willamette 
Park. Using the required sight-obscuring fence at this frontage to mount art or 
educational signage, will better meet Macadam Corridor Design Guideline 2 – Physical 
Connections, by creating a common sense of unity that ties the site to the surrounding 
context.  
 
B. Purpose of the standard. On balance, the proposal will be consistent with the 

purpose of the standard for which a modification is requested. 
 
Findings for Criterion B for Modification 3: The purpose of the design standard is to 
ensure that tall, sight-obscuring fences do not negatively impact the community or 
block necessary visibility for motorist safety. The proposed six foot completely sight-
obscuring fence will not impede visibility into and out of the site for pedestrians or 
motorists. Vehicle access on South Nevada Street does not continue past the rail right-
of-way. Therefore, a completely sight-obscuring fence will not impede vehicle safety 
when vehicles enter and exit any of the OPB site’s three driveways proximate to the 
proposed fence. Further, the fence screens broadcasting equipment, not an occupiable 
building that benefits from having visibility into and out of the site.  
 

Therefore, with the condition of approval that within two years of final approval of this 
land use review the property owner shall install permanent signage relevant to the 
Macadam Greenway context, or work with RACC to develop public art to be mounted 
or painted on at least 75% of the entire length of the proposed fence and covering at 
least the top four feet of the fence where it is parallel to S. Nevada street and within 
three feet of the sidewalk, this Modification merits approval.  

 
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. 
 
Trash and Recycling Screening: In the scope of this review, additional information was 
provided indicating that the trash areas were mistakenly categorized as internal (and 
therefore, not requiring screening) in the August 23, 2018 Non-Conforming Upgrade 
Covenant. Limited information at that time indicated that the trash and recycling area 
is located within an enclosed parking area. However, new information indicates that 
while the trash and recycling are beneath an overhang, the overhang does not have 
walls beneath it, and therefore they are not screened on all sides and are visible from 
the South Nevada public right-of-way. While the existing office building to the south of 
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the trash area, and the new sight-obscuring fence to the east may provide sufficient 
screening to meet the Title 33 standards, permit approval shall necessitate additional 
screening on the north side of the trash and recycling area to fully screen it from the 
South Nevada right-of-way. 
 
Radio Broadcast Dishes: The 2018 Non-Conforming Upgrade Covenant did not address 
the satellite dishes on the north parcel. However, the applicant addresses them as 
ground-mounted mechanical equipment in the submitted materials. Staff has 
determined that the satellite dishes are Radio Frequency Transmission Facilities, and 
not ground-mounted mechanical equipment. The required screening for these facilities 
is governed by PZC 33.274 and is not subject to the screening requirements of 
33.130.235. This determination is consistent with other instances in Title 33 in which 
roof-mounted antennas are differentiated from roof-mounted mechanical equipment.  
 
CONCLUSIONS 
 
The design review process exists to promote the conservation, enhancement, and 
continued vitality of areas of the City with special scenic, architectural, or cultural 
value. The proposal meets the applicable design guidelines and modification criteria and 
therefore warrants approval. 
 
TENTATIVE STAFF RECOMMENDATION  
(May be revised upon receipt of new information at any time to the Design Commission 
decision) 
 
Staff recommends: 
 
Approval of Design Review for the following: new landscape plantings, new sight-
obscuring wood fencing along the site’s eastern boundary as well as on the north, south 
and east side of the existing satellite dish and generator area, removal of four parking 
spaces and replacement with landscape planter beds, and a new landscape planter strip 
along the site’s southern boundary.  
 
Approval of Modifications for the following: 
1.  Parking Area Setbacks and Landscaping - 33.266.130.G.2 – to allow a six-foot sight-

obscuring fence on the eastern property boundary in lieu of required landscaping 
meeting the L2 standard. 

2.  Loading Standards – Placement, Setbacks and Landscaping - 33.266.310.E – to 
allow a six foot completely sight-obscuring fence in lieu of minimum landscaping 
requirements on the perimeter of the loading area. 

3.  Fences – Locations and Heights - 33.130.270.C.1.a – to allow a six foot completely 
sight-obscuring fence within ten feet of a street lot line in the location of the satellite 
dish enclosure. 

  
Approval of Greenway Review for the following: new landscape plantings, new sight-
obscuring wood fencing along the site’s eastern boundary as well as on the north, south 
and east side of the existing satellite dish and generator area, removal of four parking 
spaces and replacement with landscape planter beds to serve as stormwater treatment 
facilities if deemed feasible by BES at permitting, and a new landscape planter strip 
along the site’s southern boundary.  
 
Approval to remove a previous Condition of Approval from case file # 15-87: A 
landscaped strip approximately 3 feet wide shall be installed along the eastern edge of 
the site, except where loading accommodations require paving to the property line. 
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Approvals with the following Conditions of Approval:  
A. As part of the building permit application submittal, the following development-

related conditions (B through D) must be noted on each of the 4 required site plans 
or included as a sheet in the numbered set of plans.  The sheet on which this 
information appears must be labeled "ZONING COMPLIANCE PAGE - Case File LU 
21-012886 DZM GW".  All requirements must be graphically represented on the site 
plan, landscape, or other required plan and must be labeled "REQUIRED." 

 
B. At the time of building permit submittal, a signed Certificate of Compliance form 

(https://www.portlandoregon.gov/bds/article/623658) must be submitted to ensure 
the permit plans comply with the Design/Historic Resource Review decision and 
approved exhibits.  

 
C. Within two years of final approval of this land use review the property owner shall 

install permanent signage relevant to the Macadam Greenway context, or work 
with RACC to develop public art to be mounted or painted on at least 75% of the 
entire length of the proposed fence and covering at least the top four feet of the 
fence where it is parallel to S. Nevada street and within three feet of the sidewalk. 

 
D. No field changes allowed. 
 
 

=================================== 
 
Procedural Information.  The application for this land use review was submitted on 
February 9, 2021 and was determined to be complete on August 5, 2021. 
 
Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed 
under the regulations in effect at the time the application was submitted, provided that 
the application is complete at the time of submittal, or complete within 180 days.  
Therefore, this application was reviewed against the Zoning Code in effect on February 
9, 2021. 
 
ORS 227.178 states the City must issue a final decision on Land Use Review 
applications within 120-days of the application being deemed complete.  The 120-day 
review period may be waived or extended at the request of the applicant.  In this case, 
the applicant waived the 120-day review period, as stated with Exhibit A.2. Unless 
further extended by the applicant, the 120 days will expire on: August 5, 2022.  
 
Some of the information contained in this report was provided by the applicant.  
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is 
on the applicant to show that the approval criteria are met.  The Bureau of 
Development Services has independently reviewed the information submitted by the 
applicant and has included this information only where the Bureau of Development 
Services has determined the information satisfactorily demonstrates compliance with 
the applicable approval criteria.  This report is the recommendation of the Bureau of 
Development Services with input from other City and public agencies. 
 
This report is not a decision. The review body for this proposal is the Design 
Commission who will make the decision on this case.  This report is a 
recommendation to the Design Commission by the Bureau of Development Services.  
The review body may adopt, modify, or reject this recommendation.  The Design 
Commission will make a decision about this proposal at the hearing or will grant a 
continuance.  Any new written testimony should be emailed to Hannah 

https://www.portlandoregon.gov/bds/article/623658


Staff Report & Recommendation for LU 21-012886 DZM GW – Site Upgrades at OPB Page 21 

 

Bryant at Hannah.Bryant@PortlandOregon.gov. If you cannot email comments and 
must mail comments via USPS mail, your comments to the Design Commission can be 
mailed c/o the Design Commission, 1900 SW Fourth Ave., Suite 5000, Portland, OR 
97201. 
 
Please note regarding USPS mail: If you choose to mail written testimony via USPS, 
due to the Covid-19 Emergency, USPS mail is only received a couple times a week, and 
testimony must be received before the close of the record. Therefore, please mail 
testimony well in advance of the hearing date. 
 
If you are interested in viewing information in the file, please contact the planner listed 
on this decision. The planner can provide information over the phone or via email. 
Please note that due to COVID-19 and limited accessibility to files, only digital copies of 
material in the file are available for viewing.  A digital copy of the Portland Zoning Code 
is available on the internet at http://www.portlandoregon.gov/zoningcode. 
 
You will receive mailed notice of the decision if you write a letter received before the 
hearing or testify at the hearing, or if you are the property owner or applicant. This Staff 
Report will be posted on the Bureau of Development Services website.  Look at 
www.portlandonline.com. On the left side of the page use the search box to find 
Development Services, then click on the Zoning/Land Use section, select Notices and 
Hearings. Land use review notices are listed by the District Coalition shown at the 
beginning of this document.  
 
Appeal of the decision.  The decision of the Design Commission may be appealed to 
City Council, who will hold a public hearing.  If you or anyone else appeals the decision 
of the Design Commission, City Council will hold an evidentiary hearing, one in which 
new evidence can be submitted to them.  Upon submission of their application, the 
applicant for this land use review chose to waive the 120-day time frame in which the 
City must render a decision.  This additional time allows for any appeal of this proposal 
to be held as an evidentiary hearing. 
 
Who can appeal:  You may appeal the decision only if you write a letter which is 
received before the close of the record for the hearing, if you testify at the hearing, or if 
you are the property owner/applicant.  Appeals must be filed within 14 days of the 
decision.  An appeal fee of $5,513.00 will be charged. 
 
Additional information on how to file and the deadline for filing an appeal will be 
included with the decision. Assistance in filing the appeal and information on fee 
waivers are available from the Bureau of Development Services website: 
https://www.portlandoregon.gov/bds/article/411635. Neighborhood associations 
recognized by the Office of Neighborhood Involvement may qualify for a waiver of the 
appeal fee provided that the association has standing to appeal.  The appeal must 
contain the signature of the Chairperson or other person authorized by the association, 
confirming the vote to appeal was done in accordance with the organization’s bylaws. 
 
Neighborhood associations, who wish to qualify for a fee waiver, must complete the 
Type III Appeal Fee Waiver Request for Organizations Form and submit it prior to the 
appeal deadline.  The Type III Appeal Fee Waiver Request for Organizations Form 
contains instructions on how to apply for a fee waiver, including the required vote to 
appeal. 
 
Recording the final decision.   
If this Land Use Review is approved the final decision will be recorded with the 
Multnomah County Recorder.  

mailto:Hannah.Bryant@PortlandOregon.gov
http://www.portlandoregon.gov/zoningcode
http://www.portlandonline.com/
https://www.portlandoregon.gov/bds/article/411635
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• Unless appealed, the final decision will be recorded after October 15, 2021 by the 
Bureau of Development Services. 

 
The applicant, builder, or a representative does not need to record the final decision 
with the Multnomah County Recorder.  
 
For further information on your recording documents please call the Bureau of 
Development Services Land Use Services Division at 503-823-0625.   
 
Expiration of this approval.  An approval expires three years from the date the final 
decision is rendered unless a building permit has been issued, or the approved activity 
has begun.  
 
Where a site has received approval for multiple developments, and a building permit is 
not issued for all of the approved development within three years of the date of the final 
decision, a new land use review will be required before a permit will be issued for the 
remaining development, subject to the Zoning Code in effect at that time. 
 
Zone Change and Comprehensive Plan Map Amendment approvals do not expire.     
 
Applying for your permits.  A building permit, occupancy permit, or development 
permit must be obtained before carrying out this project.  At the time they apply for a 
permit, permittees must demonstrate compliance with: 
 
• All conditions imposed here. 
• All applicable development standards, unless specifically exempted as part of this 

land use review. 
• All requirements of the building code. 
• All provisions of the Municipal Code of the City of Portland, and all other applicable 

ordinances, provisions and regulations of the city. 
 
The Bureau of Development Services is committed to providing equal 
access to information and hearings.  Please notify us no less than five 
business days prior to the event if you need special accommodations. Call 
503-823-7300 (TTY 503-823-6868). 
 
Hannah Bryant 
October 25, 2021 
 

EXHIBITS – NOT ATTACHED UNLESS INDICATED 
A. Applicant’s Submittals 

1. Non-Conforming Upgrades Narrative 
2. 120-Day Waiver 
3. Completeness Response Letter 
4. Submittal for First Scheduled Hearing 

B. Zoning Map (attached) 
C. Plan & Drawings 

1. Site Plan (attached) 
2. Existing Conditions Plan 
3. Construction Management Plan 
4. Site and Landscape Plan 
5. Landscape Details 
6. Art Rendering 

D. Notification information: 
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1. Request for response  
2. Posting letter sent to applicant 
3. Notice to be posted 
4. Applicant’s statement certifying posting 
5. Mailed notice 
6. Mailing list 

E. Agency Responses:   
1. Life Safety 
2. Urban Forestry 
3. Bureau of Environmental Services  
4. Bureau of Environmental Services - Revised 

F. Letters 
1. Mike Dowd, February 17, 2021 
2. Mike Dowd, March 3, 2021 
3. Mike Dowd, March 12, 2021 
4. Mike Dowd, April 4, 2021 
5. Mike Dowd, April 6, 2021(two letters) 
6. Mike Dowd, April 20, 2021 
7. Mike Dowd, May 5, 2021 
8. Mike Dowd, September 7, 2021 (four letters) 
9. Mike Dowd, September 11, 2021 
10. Mike Dowd, September 13, 2021 
11. Mike Dowd, September 14, 2021 

G. Other 
1. Original LUR Application 
2.  Incomplete Letter, dated March 11, 2021 
3. 180-Day Notice Letter, dated July 9, 2021 
4. Original Approval, DZ 15-87 
5. OPB 1988 Landscaping Plan 
6. PC & EA Summaries 
7. NCU Option II Covenant 
 
 

 



STAFF REPORT AND RECOMMENDATION TO THE 
DESIGN COMMISSION 

CASE FILE: LU 21-012886 DZM GW 
PC # 20-121512 

Site Upgrades 
REVIEW BY: Design Commission 
WHEN:  September 30, 2021; 1:30pm 
REMOTE ACCESS: Design Commission Agenda: 

https://www.portlandoregon.gov/bds/42441 

Due to the City’s Emergency Response to COVID19, this land use 
hearing will be limited to remote participation via Zoom. Please 
refer to the instructions included with this notice to observe and 
participate remotely. 

Bureau of Development Services Staff:  Hannah Bryant 503-865-6520 / 
Hannah.Bryant@portlandoregon.gov 

GENERAL INFORMATION 

Applicant: Kyle Davis | Oregon Public Broadcasting Foundation (OPB) 
7140 South Macadam Ave 
Portland, OR 97219 
kdavis@opb.org 

Representative: Read Stapleton| Dowl 
720 SW Washington Street, Suite 750 
Portland, OR 97205 

Site Address: 7140 S MACADAM AVE 

Legal Description: BLOCK 4 LOT 2&4, SOUTHERN PORTLAND; TL 200 1.24 ACRES, 
SECTION 22 1S 1E 

Tax Account No.: R780200010, R991220380 
State ID No.: 1S1E22A   00800, 1S1E22AC  00200 
Quarter Section: 3729 & 3730 

Neighborhood: South Portland NA., contact Jim Gardner at 
contact@southportlandna.org 

Business District: South Portland Business Association, contact 
info@southportlanddba.com. 

District Coalition: Southwest Neighborhoods Inc., contact Sylvia Bogert at 503-823-
4592. 

Plan District: Macadam 

LU 21-012866 DZM GW
H.1

https://www.portlandoregon.gov/bds/42441
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Other Designations: None 
Zoning: CM2 (MU-C)d g – Commercial Mixed-Use 2 with a Design Overlay 

and Greenway Overlay 
Case Type: DZM GW – Design Review with Modifications and Greenway 

Review 
Procedure: Type III, with a public hearing before the Design Commission.  

The decision of the Design Commission can be appealed to City 
Council. 

 
Proposal: 
The applicant requests approval for a Design Review with Modifications and Greenway 
Review for upgrades to the Oregon Public Broadcasting (OPB) site located at 7140 South 
Macadam Avenue within tax lots 1S1E22AC-00200 and 1S1E22A-00800. These exterior 
site upgrades are proposed to comply with an ‘Option 2’ Nonconforming Development 
Assessment Covenant signed by both OPB and the City of Portland in 2017. Exterior 
upgrades proposed to the site are limited to those necessary to meet the applicant’s 
obligations identified in the Covenant, and include the following: 
 
•  New landscape plantings across the site to meet interior and perimeter parking lot 

landscaping requirements, as well as along the site’s South Macadam Avenue 
frontage. 

•  New sight-obscuring fencing along the site’s eastern boundary as well as on the 
north, south, and east side of the existing satellite dish and generator area. 

•  Removal of four existing parallel parking spaces along the east side of the existing 
parking structure and replacement with landscape planter beds; and 

•  New landscape planter strip along the site’s southern boundary adjacent to tax lot 
1S1E22AC-00300. 

•     Stormwater treatment planters to mitigate on-site stormwater runoff.  
 

Design Review is required because the site is located in the design overlay and non-
exempt exterior alterations are proposed.  
 
A Type III Design Review process is required to consider removal of a condition of 
approval from the site’s original 1987 Type III Design Review approval (DZ 15-87) that 
required an approximately 3-foot landscape strip along the site’s eastern edge. Per 
33.730.140, “Requests for changes to conditions of approval are processed using the 
current procedure assigned to the land use review and the current approval criteria for 
the original land use review, unless this Title specifies another procedure or set of 
approval criteria.” 
 
Modifications are requested to three required development standards: 
 
1.  Parking Area Setbacks and Landscaping - 33.266.130.G.2 – to allow a six-foot sight-

obscuring fence on the eastern property boundary in lieu of required landscaping 
meeting the L2 standard. 

2.  Loading Standards – Placement, Setbacks and Landscaping - 33.266.310.E – to 
allow a six foot completely sight-obscuring fence in lieu of minimum landscaping 
requirements on the perimeter of the loading area. 

3.  Fences – Locations and Heights - 33.130.270.C.1.a – to allow a six foot completely 
sight-obscuring fence within ten feet of a street lot line in the location of the satellite 
dish enclosure. 
 

Greenway Review is required because the site is located in the river general overlay and 
exterior alterations to existing development are proposed. 
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Relevant Approval Criteria: 
In order to be approved, this proposal must comply with the approval criteria of Title 
33, Portland’s Zoning Code. The relevant approval criteria are: 
 
 Macadam Corridor Design Guidelines 
 Greenway Design Guidelines 
 

 
 33.825.040, Modifications That Will 

Better Meet Design Review 
Requirements 

ANALYSIS 
 
Site and Vicinity: The subject property is comprised of two parcels, both bounded by 
South Macadam Avenue on the west side, and a rail right-of-way on the east side. The 
two parcels are divided by South Nevada street, which does not continue to the east of 
these parcels but ends at the rail right of way. To the east of the rail right-of-way is the 
26.85-acre Willamette Park, located between the train tracks and the Willamette River.  
 
The southern 1.24-acre parcel has a low-rise office building and attached two-level 
structured parking facility. At the eastern edge of this parcel, a surface driveway begins 
at South Nevada street, wraps behind the building, and around the southern edge of 
the building to exit onto S. Macadam Avenue.  
 
The northern parcel is approximately .21-acres (9,255 square foot) and has a surface 
parking area on the western half, and a fenced area housing multiple large radio 
transmitter satellite dishes and associated equipment on the eastern half of the parcel.  
 
The Macadam area has a significant cultural history that serves to inspire current 
development and the design guidelines. For centuries Native Americans, primarily the 
Kalapuya peoples, lived and thrived in this area, using the Willamette River as a 
transportation corridor. The riverfront area that is now Willamette Park was part of a 
large network of wetlands and a popular camping location during the salmon runs. 
Modern development, including buildings located close to the river, removal of native 
vegetation and use of impermeable building materials has degraded the vital resources 
and adversely affected Tribal customs traditionally practiced in this area.  
 
Beginning in the mid-1800s, this area was developed by river- and rail-dependent 
industries. Commercial businesses along the west side of South Macadam supported 
the industrial uses. As a result, the east side of South Macadam Avenue has large, 
irregular shaped lots, whereas the west side of South Macadam has a traditional, well-
connected block pattern. Following World War II, much of the industry in this area 
relocated, and the large parcels were redeveloped as campus-like office spaces. This 
further cemented the disconnect between South Macadam Avenue and the river and 
resulted in large surface parking lots and an unwelcoming pedestrian environment.  
 
The subject parcel is indicative of these historic development patterns. Numerous 
parcels owned by Oregon Public Broadcasting (OPB) and its affiliates extend for 
approximately 1000’ between South Macadam Avenue and the TriMet rail right-of-way. 
To the east of the rail right-of-way is Willamette Park, a 26.85-acre public park with a 
boat dock, paths, picnic areas, sports facilities, and a dog park. To the southeast of the 
OPB office building, a small residential neighborhood is accessed from S. Miles Street, 
located between the commercial and industrial businesses along S. Macadam and the 
rail right-of-way to the west, and the river to the east. Willamette Park provides a lush 
buffer to the north, and Butterfly Park Naturescape is a 1.07-acre undeveloped area of 
Willamette shoreline to the south.  
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Zoning: The Commercial/Mixed Use 2 (CM2) zone is a medium-scale zone intended for 
sites in a variety of centers, along corridors, and in other mixed-use areas that have 
frequent transit service. The zone allows a wide range and mix of commercial and 
residential uses, as well as employment uses that have limited off-site impacts. 
Buildings in this zone will generally be up to four stories tall unless height and floor 
area bonuses are used, or plan district provisions specify other height limits. 
Development is intended to be pedestrian-oriented, provide a strong relationship 
between buildings and sidewalks, and complement the scale of surrounding 
residentially zoned areas. 
 
The Design Overlay Zone [d] promotes the conservation, enhancement, and continued 
vitality of areas of the City with special scenic, architectural, or cultural value.  This is 
achieved through the creation of design districts and applying the Design Overlay Zone 
as part of community planning projects, development of design guidelines for each 
district, and by requiring design review.  In addition, design review ensures that certain 
types of infill development will be compatible with the neighborhood and enhance the 
area. 
 
The Greenway Overlay Zones, designated as “g”, “i”, “n”, “q” or “r” are intended to 
protect, conserve, enhance, and maintain the natural, scenic, historical, economic, and 
recreational qualities of lands along Portland's rivers; establish criteria, standards, and 
procedures for the development of land, change of uses, and the intensification of uses 
within the greenway; increase public access to and along the Willamette River for the 
purpose of increasing recreational opportunities, providing emergency vehicle access, 
assisting in flood protection and control, providing connections to other transportation 
systems, and helping to create a pleasant, aesthetically pleasing urban environment; 
implement the City's Willamette Greenway responsibilities as required by ORS 390.310 
to 390.368; and implement the water quality performance standards of Metro’s Title 3. 

 The River General “g” allows for uses and development which are consistent with 
the base zoning, which allow for public use and enjoyment of the waterfront, 
and which enhance the river's natural and scenic qualities. 
 

The Macadam Plan District implements the Macadam Corridor Study. The plan district 
contains a set of regulations designed to preserve and promote the unique character of 
the Macadam area. In addition to special development standards for the district, the 
regulations restrict auto-oriented uses and development, limit signs, allow for future 
light rail, and provide view corridors to the Willamette River. 
 
Land Use History:  City records indicate that prior land use reviews include: 

• LU 17-203778 DZM GW – Design Review and Greenway Review approvals for 
exterior alterations including three new windows and canopies, new ADA ramp 
and pedestrian stair, five new rooftop HVAC units, landscaping and new garage 
loading door. Included three Modifications to Pedestrian Standards and Special 
Street Setback. Following this review, the associated building permit triggered 
non-conforming upgrades. The applicant chose to sign a covenant (the Option II 
NCU Covenant), deferring all required upgrades for two years from the date of 
permit issuance. The covenant requires the applicant to upgrade all the 
nonconforming elements from the specific list of Development that must be 
brought into conformance listed in 33.258.070.D. Staff note: The covenant 
requires full compliance or an Adjustment for the standards listed. This 2021 
review is prompted by the applicant seeking Modifications for standards related to 
these non-conforming upgrades.  

• LU 13-189448 DZ – Design Review approval for a new generator on a concrete 
pad, surrounded by stained cedar lap siding screen and chain link fence, and 
removal of three parking spaces.  
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• LU 10-126156 DZ – Design Review approval to increase building footprint by 81 
square feet to add an internal stair.  

• LU 87-004406/87-004405 – Land Use Review approval for a new three-story 
building. This City-Council approval included numerous conditions of approval, 
including one for ‘a landscaped strip approximately three feet wide shall be 
installed along the eastern edge of the site, except where loading 
accommodations require paving to the property line.’ Staff note: Because this 
initial approval was a Type III procedure, and the applicant seeks to remove the 
landscaping Condition of Approval attached to the original approval, this 2021 
review is required to be a Type III review.  

 
Agency Review:  A “Notice of proposal in Your Neighborhood” was mailed September 
2, 2021.  The following Bureaus have responded with no issue or concerns: 
 
•  Life Safety (exhibit E.1) 
•  Urban Forestry (exhibit E.2) 
•  Site Development Section of BDS 
•  Fire Bureau 
•  Water Bureau 
•  Portland Bureau of Transportation 
•  Bureau of Environmental Services (exhibits E.3 and E.4) 
 
Neighborhood Review:  A Notice of Proposal in Your Neighborhood was mailed on 
September 2, 2021.   
Multiple written responses have been received from a single notified property owner in 
response to the proposal. 
• Mike Dowd – multiple dates beginning February 17, 2021. This neighbor has 

numerous concerns with existing site conditions including possible zoning violations 
and non-conforming upgrades. This neighbor is concerned that there may be other 
existing, non-conforming situations on the site that are not related to non-
conforming upgrades, that may need to be investigated and resolved through Code 
Compliance. Mr. Dowd’s concerns include but are not limited to whether the 
building footprint complies with the 1988 approval; measurements of existing 
landscape areas; existing fencing; location of existing paving; trash screening; 
interior parking lot landscaping; rooftop mechanical, and lighting.  

 
Staff Response: Staff appreciates the specificity of the neighbor’s communication and 
has worked with the neighbor to better understand their top priorities related to this site, 
and to clarify what elements may be reviewed as part of this review and what possible 
zoning violations will require further investigation through BDS’ Code Compliance 
Division. Staff has worked with the applicant to address most of the neighbor concerns in 
the proposal and has noted additional elements that must be resolved at permitting in the 
Development Standards section. All correspondence is exhibited in the F. Exhibits and in 
TRIM (https://efiles.portlandoregon.gov/Record/14617105/).  
 
ZONING CODE APPROVAL CRITERIA 
 
1. DESIGN REVIEW (33.825) 
 
33.825.010 Purpose 
Design Review ensures: 
• That development conserves and enhances the recognized special design values of a 

site or area. 
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• The conservation, enhancement, and continued vitality of the identified scenic, 
architectural, and cultural values of each design district. 

• That certain types of infill development will be compatible with the neighborhood 
and enhance the area; and 

• High design quality of public and private projects. 
 
33.825.055 Design Review Approval Criteria 
A design review application will be approved if the review body finds the applicant to 
have shown that the proposal complies with the design guidelines for the area. 
 
It is important to emphasize that design review goes beyond minimal design standards 
and is viewed as an opportunity for applicants to propose new and innovative designs.  
The design guidelines are not intended to be inflexible requirements.  Their mission is 
to aid project designers in understanding the principal expectations of the city 
concerning urban design. 
 
The review body conducting design review may waive individual guidelines for specific 
projects should they find that one or more fundamental design guidelines is not 
applicable to the circumstances of the particular project being reviewed. 
 
Macadam Corridor Design Goals and Guidelines 
The following goals are specific to the Macadam Corridor Design Zone.  
 
• Create and improve connections, both physical and visual, between the river, 

Greenway Trail, Willamette Park, and the residential community west of Macadam. 
• Encourage opportunities for public use and enjoyment of the waterfront. 
• Promote a quality of development in this scenic entry corridor to the Downtown that 

complements Macadam’s landscape treatment. 
• Require excellence in design for projects within the Corridor, particularly by 

assuring that new development contributes to the formation of a rich and diverse 
mixture of uses and styles in scale with each other. 

• Add to the scenic qualities of the river and the Greenway Trail. 
• Promote compatibility of new development with the river, surrounding uses, and the 

neighborhood. 
 
Staff has considered all guidelines and has addressed only those guidelines considered 
applicable to this project. 

 
Macadam Corridor Design Guidelines 

 
1.  Visual Connections. Create public views to the river, Greenway Trail and 
Willamette Park from Macadam Avenue and other public parks and rights-of-way west 
of Macadam as well as views from the river and the Greenway to the west. 
• Promote physical and visual contact between the river and the area west of 

Macadam Avenue. 
• Orient buildings, which front Macadam Avenue to preserve views of the river, 

Willamette Park and the Greenway. 
• Integrate the east and west sides of Macadam Avenue by creating views of the river 

which align with streets on the east side of Macadam. 
• Take particular advantage of opportunities to create and protect views, which align 

with Southwest Texas, Florida, Pendleton, Idaho, Nebraska, Dakota and Hamilton 
Streets. 

• Rooftops of buildings should be carefully designed to enhance views. 
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• Plant on-site trees, which will grow to a sufficient height to soften new development 
and screen parking areas while selecting species and planting locations, which 
enhance view corridors to the river. 

2.  Physical Connections. Create a common sense of unity that ties both sides of 
Macadam together with each other, the river to the east and the residential area to the 
west. Create public walkways that physically connect the Macadam Avenue right-of-way 
with Willamette Park, the Greenway Trail and the Willamette River. 
• Orient structures and parking areas to facilitate access for pedestrians between 

adjacent uses. 
• Extend street tree planting west of Macadam. 
• Reinforce connections for pedestrians between the Willamette River Greenway and 

Macadam Avenue. 
• Provide safe, comfortable places where people can slow, sit and relax. Locate these 

places adjacent to sidewalks, walkways and the Greenway Trail. 
• Provide sidewalks and pathways, through larger developments with landscaping 

which screens or separates these from parking and motor vehicle maneuvering 
areas. 

• Provide walkways, which link parking areas to district-wide access systems for 
pedestrians. 

 
Findings for 1 and 2: The proposal intends to address required non-conforming 
upgrades (Section 33.258.070 D.) resulting from a 2017 Design Review (LU 17 -
203778 DZM GW AD). The proposed elements include a fence along SW Nevada 
street, abutting the sidewalk entrance into Willamette Park, and new trees on 
the east side of the existing parking garage. To achieve required parking lot 
landscaping requirements, the applicant proposes to remove four mature trees 
on the east side of the structured parking and to replace them with new 
landscaping planters to include nine deciduous trees.  
 
The proposed trees will eventually grow tall enough to extend above the two-
story parking structure and limit the views toward the river from uphill 
neighborhoods on the west side of Macadam. They will also serve as a visual cue 
to pedestrians on S. Macadam Boulevard that, on the other side of the 
approximately 350’ long conjoined office building and parking garage, there is 
natural space – helping to foster a connection between the busy commercial 
boulevard and the riverfront park and publicly accessible waterfront. From the 
riverfront park, the new trees will serve to screen the views into the structured 
parking facility.  
 
The proposed six-foot tall sight-obscuring fence proposed along the entire 480’ 
length of the eastern property line will further screen the back-of-house 
functions such as parking access, loading and trash and recycling areas from 
the riverfront park and public right of ways. However, staff notes that the six-
foot fence height does not replace the higher screening effects that the trees 
required by L2 landscaping would achieve. A neighbor has commented and 
provided photos demonstrating that the bright lights mounted the east façade 
are highly visible from nearby properties. Therefore, to mitigate the lack of tree 
canopy resulting from the Modification request and to minimize lighting impacts 
in this Pacific Flyway corridor, the applicant is proposing to include a minimum 
of five deciduous trees at the southern end of this property line and to replace all 
exterior lights on the east façade with dark sky compliant fixtures. The five trees 
at the east property line will be located where the one-way drive aisle is widest, 
and the trees will not interfere with loading dock access or turning radius for 
service vehicles existing the property via the south driveway. 
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Therefore, this guideline is met.  

 
3.  The Water’s Edge. Enhance the scenic qualities of the river and sites that about the 
riverbank to contribute to an attractive and enjoyable Greenway Trail. 
• Identify natural areas of the Willamette riverbank and preserve the natural qualities 

of these areas. 
• Screen parking, loading and vehicular movement areas from the Greenway with rich 

landscape plantings. 
• Locate buildings to protect access to sunlight on the Greenway Trail. 

 
Findings for 3: The site does not abut the riverbank. However, the fencing will 
help obscure the existing OPB building and its associated radio broadcast 
equipment (satellite dishes and generator) from the pedestrian perspective 
within Willamette Park and along the Greenway Trail, which will contribute to 
the overall attractiveness and natural feel of the park and trail area.  
 
Therefore, this guideline is met.  

 
4.  The Boulevard. Coordinate with and enhance Macadam’s boulevard treatment and 
contribute to the attractiveness of this entrance to the city. 
• Consider using awnings or other weather protection, street furniture, plazas, 

sculpture courts or other amenities for pedestrians to reinforce the boulevard design 
of Macadam. 

• Abut pedestrian pathways with buildings or landscaping.  Buffer with landscape 
screens, parking lots and structures, which are not oriented to pedestrians. 

• Use landscaping to reinforce the boulevard character of Macadam and to provide 
visual connections with private property adjacent to Macadam. 

• Trees interspersed with low-growing vegetation or grass should visually predominate 
over impervious surfaces. 

• Provide frequent views from Macadam into interior ground level spaces of projects 
located along the Avenue. 

 
Findings for 4:  As shown on sheet L3.0 of the plan set, thoughtful and durable 
landscape plantings are proposed along the perimeter of the parking areas 
abutting South Macadam Avenue. The layering of shrubs and canopy trees 
soften the vehicle area nd enhance the boulevard’s treatment and contribute to 
the attractiveness of this entrance to the City. The proposed sight-obscuring 
fencing will also further screen and shield the OPB building and satellite dish 
and generator area from views from Willamette Park, which serves as an 
additional pedestrian entrance to the City, and alternative to South Macadam 
Avenue.  
 
Therefore, this guideline is met.  

 
5.  Sub-Area Context. Enhance a site’s character through designs that are compatible 
with features of their surroundings and contribute to the development of an attractive 
character in the vicinity of the project site. Pay particular attention to cases where the 
adjacent use is different from that which a project will house. 
• Locate buildings to avoid excessive shadow on public open spaces, especially 

Willamette Park and the Greenway Trail. 
• Isolated or independent buildings and open spaces should provide design solutions 

of merit, which consciously set a precedent for neighboring future developments. 
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• Buildings and open spaces should establish complementary relationships in terms 
of color, texture, scale of architectural elements, and proportions with neighboring 
developments. 

• Provide sensitive transitions between new development and adjacent residential 
areas. 

 
Findings for 5:  The applicant proposes numerous elements to improve the 
site’s compatibility with its surroundings and local character. These include 
perimeter landscape plantings, multiple six-foot sight-obscuring wood fences, 
and reconfiguration of the existing east driveway. 
 
Landscape Plantings & Fence - As shown on sheet L3.0 of the plan set, extensive 
landscape plantings are proposed along the perimeter of the parking areas 
abutting South Macadam Avenue and South Nevada Street. Differing uses to the 
east (Rail right-of-way, Willamette Park, and single-family residential) are 
proposed to be buffered from the site by a sight-obscuring six-foot wood fence 
where landscaping treatments are not possible due to site constraints. The 
layering of shrubs and canopy trees at the perimeter of the structured parking 
area, in conjunction with the proposed fence and additional trees at the east and 
south property lines, will soften the visual impact of the existing vehicle areas 
and enhance the transition between the existing development and adjacent 
residential areas and public open space.  
 
To facilitate and enhance the proposed buffering of the site the applicant 
proposes to increase screening at the southeast corner of the site, which is 
closest to nearby single-family residential. The existing building and parking 
structure are located at a slight angle to the east property line, resulting in 
slightly more space between the building and the east property line at the south 
end of the site than the north end (see L3.0 – Site and Landscape Plan). This 
wider area provides space for larger plantings while still functioning as an active 
driveway and loading area. 
 
At the south/southeastern portion of the site, a row of deciduous trees is 
proposed along the south property line, and an existing mature cherry tree is 
located at the corner is proposed to be replaced with an evergreen incense cedar. 
The applicant’s landscape architect notes the cherry tree is approaching the end 
of its typical lifespan and is in poor condition. A neighbor has suggested that 
evergreen plant material at this location would better achieve the neighbors’ 
desired year-round visual screening from the lights and activity at this location. 
Therefore, the applicant proposes to replace the older cherry tree with an 
evergreen tree that addresses the neighbor’s request. 
 
Driveway Reconfiguration - An existing driveway runs the length of the east 
property line behind the structured parking and office building. The driveway 
has operated as a one-way southbound, with vehicles accessing it from South 
Nevada street and, upon leaving the bottom level of the structured parking area 
and loading docks, turning right to continue around the south side of the 
building. This has resulted in all traffic driving through the site to the area 
closest to residential neighbors. The driveway exits onto South Macadam Avenue 
at a location where vehicles can only turn right.  
 
With this proposal, the applicant intends to remove five existing parallel parking 
spaces between the northern portion of the driveway and the structured 
parking. The removed spaces will facilitate the construction of the new planters, 
to provide perimeter landscape screening and stormwater treatment, if feasible, 
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for the structured parking. The planters are proposed to hold nine trees, as well 
as evergreen shrubs and groundcover to meet the perimeter landscaping 
requirements.  
 
The expanded driveway width at the northern portion of the parcel will also 
facilitate converting the one-way drive to a two-way direction for this portion, 
which allows all vehicles existing the structured parking to turn left out of the 
bottom level of parking and then exit the site via South Nevada. This results in 
reducing the vehicle traffic passing near the residential neighbors and allows 
exiting vehicles to leave the site at a location where cars can turn left or right 
onto South Macadam.  
 
While all personal vehicles will now exit the site via South Nevada, all 
maintenance and delivery vehicles that utilize the loading area will continue to 
exit the site near the residential neighbors. To mitigate the ongoing vehicle 
impacts on the residential neighbors, the applicant proposes that a minimum of 
5 trees shall be planted along the east property line behind the OPB building, 
interior to the proposed wood fence, and the trees shall comply with the native 
plant requirement of the Willamette Greenway Plan. Trees will be located as 
appropriate to ensure no conflicts with loading operations and to allow for 
adequate clearance for vehicles turning around the SE building corner. Bollards 
or other protective elements may be installed to ensure separation between trees 
and vehicles.  
 
Therefore, this guideline is met.  

 
8.  Future Light Rail Transit. Preserve the potential for a two-direction, light rail 
facility within the Macadam Corridor Design Zone as illustrated. Until the LRT facility is 
constructed, the required setback area may be used for parking and landscaping 
requirements. 

 
Findings for 8:  The proposed fence, located at the eastern property line, will 
not preclude the potential light rail use of the rail right-of-way. It may benefit 
the current and future rail users by shielding some unsightly back-of-house 
functions associated with this property’s eastern façade.  
 
Therefore, this guideline is met.  

 
2. GREENWAY REVIEW (33.440) 
 
33.440.300 Purpose 
Greenway Review ensures that all proposed changes to a site are consistent with the 
Willamette Greenway Plan, the Willamette Greenway design guidelines and, where 
applicable, the water quality element of Title 3 of Metro’s Urban Growth Management 
Functional Plan. The purpose of greenway review is to ensure that: 

• Development will not have a detrimental impact on the use and functioning of 
the river and abutting lands; 

• Development will conserve, enhance and maintain the scenic qualities and 
natural habitat of lands along the river; 

• Development will conserve the water surface of the river by limiting 
structures and fills riverward of the greenway setback; 

• Practicable alternative development options are considered, including outside 
the River Water Quality zone setback; and 

• Mitigation and enhancement activities are considered for development within 
the River Water Quality zone. 
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33.440.350 Greenway Review Approval Criteria 
The approval criteria for a greenway review have been divided by location or situation. 
The divisions are not exclusive; a proposal must comply with all of the approval 
criteria that apply to the site. A greenway review application will be approved if the 
review body finds that the applicant has shown that all of the approval criteria are 
met.  
 
Willamette Greenway Design Guidelines 
The purpose of the Willamette Greenway design guidelines is to help attain the goal 
and objectives of the Willamette Greenway Plan, particularly objectives 2, 3, and 4. 
The design guidelines address the quality of the environment along the river, and 
require public and private developments to complement and enhance the riverbank 
area, particularly with regard to riverbank treatment, landscape enhancement, public 
access, and the relationship of structures to the Greenway Trail, the siting and design 
of viewpoints, and the design of view corridors. 
 
Staff has considered all guidelines and has addressed only those guidelines considered 
applicable to this project. 
 
A. Relationship of Structures to the Greenway Setback Area. 

1. Structure Design. The Greenway setback area should be complemented and 
enhanced by designing, detailing, coloring, and siting structures and their 
entrances to support the pedestrian circulation system, including both the 
Greenway Trail and access connections. 
2. Structure Alignment. Where surrounding development follows an established 
block pattern, alignment with the block pattern should be considered in structure 
placement. Structure alignment should also take into account potential view 
corridors from existing public rights-of-way or acknowledged viewpoints. The 
pedestrian access system should be designed to take advantage of these 
alignments. 

 
Findings for A: The OPB site is not within the Greenway Setback area. The 
applicant’s proposed alterations to the site’s landscaping and parking areas do 
not alter or hinder access to the Greenway trail or its access connections. 
Alterations to the site’s existing buildings are not proposed. Therefore, this 
guideline does not apply.  

 
B. Public Access 

1. Public Access. New developments should integrate public access 
opportunities to and along the river into the design of the project. This includes 
the Greenway Trail, formal viewpoints, access connections to the Greenway Trail, 
and internal site pedestrian circulation.  
2. Separation and Screening. The pedestrian circulation system, including 
Greenway Trail, viewpoints, and trail access connections, should be designed to 
ensure adequate separation and screening from parking, loading, circulation 
routes, external storage areas, trash dumpsters, exterior vents, mechanical 
devices, and other similar equipment.  
3. Signage. Access connections should be clearly marked.  
4. Access to Water’s Edge. Where site topography and conservation and 
enhancement of natural riverbank and riparian habitat allow, safe pedestrian 
access to the water’s edge is encouraged as part of the project.  

 
Findings for B: The applicant’s proposed alterations to the site’s landscaping 
and vehicle areas do not alter the public access opportunities to and along the 
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Willamette River, including the Greenway trail, viewpoints, access connections, 
and internal site pedestrian circulation.  
 
The sole element of the proposal that may impact the public pedestrian 
circulation system and access to the Greenway trail is the replacement of an 
existing sight-obscuring fence along S. Nevada with a new sight-obscuring 
fence in the same location. The existing fence is located at the property line, 
abutting the South Nevada pedestrian right-of-way, which is also a primary 
pedestrian entrance into Willamette Park. Detailed descriptions about why the 
fence is necessary at this location are included below in Section 3, 
Modifications, of this decision. However, while necessary for public safety, the 
existing fence at the property line abutting a pedestrian entry into a park does 
not enhance the pedestrian environment.  
 
To mitigate the fortress-like effect of a fence located at the property line, the 
applicant proposes to stagger the fence, pushing it back six feet where internal 
equipment allows that configuration, and to plant the space between the fence 
and the sidewalk with a mix of narrow evergreen shrubs and deciduous 
ornamental grasses. Where the fence cannot be moved further back from the 
sidewalk, the applicant proposes to work with the Regional Arts and Culture 
Council (RACC) to mount public art panels onto the fence (see sheet L3.5). 
Adorning the required fence with items of visual interest will serve to 
strengthen the pedestrian connection between Macadam Boulevard and the 
riverfront park and Greenway trail, while also screening the pedestrian 
circulation system from exterior equipment.  
 
While the applicant has proposed the public art concept, provided renderings 
of the public art on the fence does not include dimensions or location 
information, and has not yet determined the medium, timeline or budget for 
this element. Therefore, staff has included a condition of approval that the 
property owner shall install permanent signage relevant to the Macadam 
Greenway context, or work with RACC to develop public art to be mounted or 
painted on at least 75% of the entire length of the proposed fence where it is 
parallel to S. Nevada street and within three feet of the sidewalk, and the 
signage or public art shall cover at least the top four feet of the fence.  
 
With the condition of approval that within two years of final approval of this 
land use review the property owner shall install permanent signage relevant to 
the Macadam Greenway context, or work with RACC to develop public art to be 
mounted or painted on at least 75% of the entire length of the proposed fence 
where it is parallel to S. Nevada street and within three feet of the sidewalk, 
and the signage or public art shall cover at least the top four feet of the fence. 
With the condition of approval for interpretation or public art, this guideline is 
met. 

 
E.   Landscape Treatments.  

1. Landscape Treatments. The landscape treatment should create an 
environment which recognizes both human and wildlife use. Areas where 
limited human activity is expected should consider more informal riparian 
treatments. Areas of intense human use could consider a more formal 
landscape treatment. The top of bank may be considered a transition between 
a riparian treatment on the riverbank and a more formal treatment of the 
upland.  

2. Grouping of Trees and Shrubs. In areas of more intense human use, trees 
and shrubs can be grouped. The grouping of trees and shrubs allows for open 
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areas of human use, and has the secondary value of increasing the value of 
the vegetation for wildlife.  

3. Transition. The landscape treatment should provide an adequate transition 
between upland and riparian areas, and with the landscape treatments of 
adjacent properties. 

 
Findings for E: Consistent with the required non-conforming upgrades 
covenant signed on August 23, 2018 (PR 18-140945 NCU), upgrades to the site 
landscaping are included in this proposal. These requirements are primarily to 
meet the minimal code standards.  Additionally, Modifications are proposed that 
reduce the area of some landscaping required to meet the code standards. To 
ensure that the purpose of the required landscaping is achieved the applicant 
has proposed a landscape plan that meets the intent of the landscaping 
standards on a constrained site. Consistent with the guideline, the proposed 
landscape treatments facilitate naturalistic groupings of trees in site areas 
furthest from human activity, while maintaining a more formal landscape 
treatment in areas with intense human use.  
 
To ensure that the landscaping facilitates a transition between the abundantly 
treed riverfront park and the more intense uses along the rail right-of-way and 
this site’s abutting driveway, which is lined with vehicle and service functions, 
the applicant has proposed to add a minimum of 5 trees along the east property 
line behind the OPB building, interior to the proposed wood fence. Trees will be 
located as appropriate to ensure no conflicts with loading operations and to 
allow for adequate clearance for vehicles turning around the SE building corner. 
Bollards or other protective elements may be installed to ensure separation 
between trees and vehicles. 
 
Further, to facilitate a grouping of habitat-providing trees in an area furthest 
from human activity, the applicant has proposed a large, evergreen tree to be 
added at the southeast corner of the site. The evergreen tree will replace the 
existing cherry tree.  
 
Therefore, this guideline is met.  

 
F. View Corridors 

1. Right-of-Way Protection. View corridors to the river along public-rights-of-
way are to be protected. These rights-of-way should not be vacated. 

2. View Protection. Buildings, structures, or other features must be located to 
avoid blocking view corridors. 

3. Landscape Enhancement. Landscape treatments within view corridors 
should frame and enhance the view of the river.  

 
Findings for F: South Nevada Street is a designated view corridor per the 
Willamette Greenway Public Access Map. The applicant is not requesting 
vacation of South Nevada Street or other land use actions that would alter the 
right-of-way’s protection as a view corridor. To mitigate the impacts of a six-foot 
sight-obscuring wall abutting this view corridor, staff has added the condition of 
approval that within two years of final approval of this land use review the 
property owner shall develop an interpretation signage program that tells the 
history of the history of the Macadam Greenway area or shall work with RACC to 
develop a public art installation at this location. The signage/public art shall be 
mounted or painted on at least the top four feet of at least 75% of the length of 
the proposed South Nevada satellite dish screening element, where that fence is 
within three feet of, and parallel to, the sidewalk. The art or educational signage 
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at this location will serve to enhance the view corridor and pedestrian entrance 
to the Willamette Park while mitigating the lack of landscape enhancement along 
the north side of this street.  
 
With the condition of approval that within two years of final approval of this land 
use review the property owner shall install permanent signage relevant to the 
Macadam Greenway context, or work with RACC to develop public art to be 
mounted or painted on at least 75% of the entire length of the proposed fence and 
covering at least the top four feet of the fence where it is parallel to S. Nevada 
street and within three feet of the sidewalk, this guideline is met. 
 

3. MODIFICATION REQUESTS (33.825) 
 

33.825.040 Modifications That Will Better Meet Design Review Requirements: 
The review body may consider modification of site-related development standards, 
including the sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of 
the design review process.  These modifications are done as part of design review and 
are not required to go through the adjustment process.  Adjustments to use-related 
development standards (such as floor area ratios, intensity of use, size of the use, 
number of units, or concentration of uses) are required to go through the adjustment 
process.  Modifications that are denied through design review may be requested as an 
adjustment through the adjustment process.  The review body will approve requested 
modifications if it finds that the applicant has shown that the following approval criteria 
are met: 
 
A. Better meets design guidelines.  The resulting development will better meet the 

applicable design guidelines; and  
B. Purpose of the standard.  On balance, the proposal will be consistent with the 

purpose of the standard for which a modification is requested. 
 
Modification #1: Parking Area Setbacks and Perimeter Landscaping, PZC 
33.266.130.G.2 – To replace required perimeter landscaping with a six-foot sight-
obscuring fence.  
Purpose Statement: The development standards promote vehicle areas that are safe and 
attractive for motorists and pedestrians. Vehicle area locations are restricted in some 
zones to promote the desired character of those zones.  
 
Together with the transit street building setback standards in the base zone chapters, 
the vehicle area location regulations:  

 
•  Provide pedestrian access that is protected from auto traffic;  
•  Create an environment that is inviting to pedestrians and transit users, especially 

on transit streets and in Pedestrian Districts;  
•  Limit the prominence of vehicle areas along street frontages and create a strong 

relationship between buildings and the sidewalk;  
•  Create a sense of enclosure on transit and pedestrian street frontages; and  
•  Limit the size of paved parking area and the type of paving material allowed in order 

to limit increases in temperature associated with asphalt and reduce impacts from 
urban heat islands. The parking area layout standards are intended to promote safe 
circulation within the parking area, provide for the effective management of 
stormwater runoff from vehicle areas, and provide for convenient entry and exit of 
vehicles. The setback and landscaping standards:  

•  Improve and soften the appearance of parking areas;  
•  Reduce the visual impact of parking areas from sidewalks, streets, and especially 

from adjacent residential zones;  
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•  Provide flexibility to reduce the visual impacts of small residential parking lots;  
•  Direct traffic in parking areas;  
•  Shade and cool parking areas;  
•  Reduce the amount and rate of stormwater runoff from vehicle areas;  
•  Reduce pollution and temperature of stormwater runoff from vehicle areas; and  
•  Decrease airborne and waterborne pollution. 
 
Standard: 33.266.130.G.2.a.(3) / Table 266-5– Setbacks and perimeter landscaping 
apply to driveways. Five feet of L2 landscaping is required along the east property line 
where it abuts a C zone.  
 
Additional standard: In the original 1987 design review for this site (DZ 15-87), a 
condition of approval was added stating “A landscaped strip approximately three feet 
wide shall be installed along the eastern edge of the site, except where loading 
accommodations require paving to the property line.” As part of this review, the 
applicant is requesting to remove this Condition of Approval. 

 
Modification #2: Loading Area Setbacks and Perimeter Landscaping, PZC 
33.266.310.E 
Purpose Statement: These regulations ensure that the appearance of loading areas will 
be consistent with that of parking areas. The regulations ensure that access to and 
from loading facilities will not have a negative effect on the traffic safety or other 
transportation functions of the abutting right-of-way.  
 
Standard: 33.266.310.E/Table 266-8, Loading areas must comply with the setback and 
perimeter landscaping standards stated in Table 266-8. Table 266-8 states that five feet 
of L2 landscaping is required at the lot line abutting a C zone (the rail right-of-way).  
 
A. Better meets design guidelines. The resulting development will better meet the 

applicable design guidelines; and  
 
Findings for Criterion A for Modifications 1 and 2: The modification to remove the 
1987 condition of approval requiring approximately three feet of landscaping (DZ 15-87) 
and to Modify the current zoning code standard that requires five feet of L2 landscaping 
as a buffer along the eastern driveway/loading area and the abutting property (the rail 
right-of-way) with a six-foot sight obscuring fence better meets the design guidelines in 
this back-of-house, utilitarian environment abutting the train right-of-way. This 
property line is approximately 480’ feet long, with pedestrian right-of-way on the north 
side and no public access to the south end of the site. While not blocked from public 
access, the rail right-of-way is not a public corridor and only serves a private tourist 
trolley that runs on occasional weekends. It is not a form of public transit or operated 
by a public entity. Therefore, the visual screening benefit of the required L2 
landscaping, which consists of low evergreen shrubs or a masonry wall to form a three-
foot screen, with sporadic trees and ground cover, is minimal in this setting. The low 
landscaping will not effectively screen the back of house functions, including loading, 
structured parking access or a heavily used vehicle area. 
 
The proposal to replace the low landscape screening with a six-foot tall sight-obscuring 
fence better meets the design guideline 5, Sub-Area Context by providing a screening 
that serves to buffer the site’s visual impact on nearby residential areas and the public 
park on the other side of the rail right-of-way. The taller, solid fence in conjunction with 
a minimum of five trees at the east property line is compatible with the intense 
commercial uses and vehicle traffic and loading functions on the subject site, and better 
screens the associated lights, noise, and views of those uses from the quiet, forested 
riverfront and nearby residential homes.  
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B. Purpose of the standard. On balance, the proposal will be consistent with the 

purpose of the standard for which a modification is requested. 
 
Findings for Criterion B for Modifications 1 and 2: In preparation for addressing the 
required non-conforming upgrades on this site, the owners had the property surveyed. 
The survey revealed that the property does not extend as far back on the eastern side as 
previously understood. The original 1987 proposal and design for the building were 
based on the assumed larger site size. When the new survey revealed that the property 
line was a few feet closer to the building than previously understood, it became 
infeasible to provide either the current five-foot code required perimeter landscaping or 
the three-foot landscape strip required as a condition of approval in the original 1987 
approval, while still retaining an operational on-site driveway and loading area. The 
driveway is two-way at the northern end, where employees use it to access the entrance 
to the bottom level of the parking structure. South of the entrance to the parking 
structure, the driveway is one way and serves the three loading doors, as well as the 
trash and recycling areas.  
 
In a typical, urban site, there are myriad benefits for perimeter vehicle area 
landscaping. In this unusual context, on a parcel that is approximately two city blocks 
in length and abuts a rail right-of-way with no adjacent public sidewalks to the rail 
right-of-way, some of the listed purposes of perimeter landscaping are less applicable. 
The primary purpose of perimeter landscaping in this context is to improve and soften 
the appearance of parking areas, and to reduce the visual impact of parking areas from 
nearby residential zones. While there are no abutting residential zones (or residential 
uses on properties zoned non-residential), there is a nearby residential neighborhood on 
the other side of the train tracks and to the southeast of this property. One neighbor, 
who lives closest to this site, has provided numerous comments during this review, 
including photographs of the eastern edge of this site showing views into the parking 
area, trash/recycling and bright nighttime security lighting. 
 
To this end, the screening benefits intended of the required landscaping may be better 
achieved by a taller sight-obscuring fence, particularly since the parking structure is 
both well-screened by nine deciduous trees and furthest from the nearby residential 
properties. The visual impact of the loading area, located at the south end of the site 
closest to the residential neighbors, will not be well screened by the L2 landscaping, 
and is better mitigated by the sight-obscuring fence. To further mitigate the off-site 
impacts of the security lighting on the eastern façade of this building, the applicant has 
proposed that all exterior lights on the east façade shall be dark sky compliant. To add 
additional year-round screening at the southeast corner of the site, closest to the 
residential neighborhood, a large, evergreen tree shall replace the existing cherry tree. 
To provide the additional screening height that the trees in L2 landscaping would 
provide, the applicant proposes a minimum of five (5) trees shall be planted along the 
east property line behind the OPB building, interior to the proposed wood fence. Trees 
may be located as appropriate to ensure no conflicts with loading operations and to 
allow for adequate clearance for vehicles turning around the SE building corner. 
Bollards or other protective elements may be installed to ensure separation between 
trees and vehicles. 
 
Therefore, this Modification merits approval.  
 
Modification #3: Fences, PZC 33.130.270.C.1.a 
 
Purpose Statement: The fence regulations promote the positive benefits of fences without 
negatively impacting the community or endangering public or vehicle safety. Fences 
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near streets are kept low in order to allow visibility into and out of the site and to 
ensure visibility for motorists. Fences in any required side or rear setback are limited in 
height so as to not conflict with the purpose for the setback. 
 
Standard: 33.130.270.C.1 - Fences abutting street lot lines and pedestrian connections. 
Within 10 feet of a street lot line or lot line that abuts a pedestrian connection, fences 
that meet the following standards are allowed: 
a. Fences that are more than 50 percent sight-obscuring may be up to 3-1/2 feet high. 
b. Fences that are 50 percent or less sight-obscuring may be up to 8 feet high. 

 
A. Better meets design guidelines. The resulting development will better meet the 

applicable design guidelines; and  
 
Findings for Criterion A for Modification 3: The modification to increase the height of 
the proposed fencing along the South Nevada frontage stems from the existing location 
of the radio broadcast dishes, and the inability for both of the relevant fence code 
standards to be met with the existing radio broadcast dish configuration. Were the 
dishes moved to a location where they could be adequately screened with the code-
required six-foot fence, and still have that fence be located more than ten feet from the 
street lot line, a Modification would not be required. However, since the dishes at this 
location were part of the original 1987 approval for this development; relocating this 
broadcast equipment would require disrupting the public emergency communication 
systems, and an existing six-foot sight-obscuring fence in the same configuration as the 
applicant intends to maintain has existed here without public complaint or conflict 
since 1988, staff concludes that a Modification to fence standards is warranted rather 
than requiring the applicant to move the satellite dishes, provided the Modification 
clearly meets both the approval criterion: that the resulting development will better 
meet the applicable design guidelines; and that on balance, the proposal will be 
consistent with the purpose of the standard for which the modification is requested.  
 
The fencing at this location is required by PZC 33.274.040.C.8.a.(2), which requires 
screening around the base of any radio frequency transmission equipment. Multiple 
screening options are provided in this code chapter to meet this standard, but the 
existing locations of the equipment and its operational requirements preclude screening 
the area with L2 landscaping. The trees required in L2 landscaping would impede the 
clear area required by the transmission equipment. Of the required screening options 
listed in this code chapter, a fence is the only feasible option at this constrained 
location. To ensure safety of equipment and of the public, the Radio Frequency 
Transmission Facility code requires the fence be at least six feet in height and be totally 
sight-obscuring.  
 
The second fence standard applicable to this area is in the base zone regulations, which 
states that fully sight-obscuring fences abutting street lot lines are limited to 3 ½ feet 
(or may be up to 8 feet high if they are 50 percent or less sight-obscuring) within the 
first ten feet of a street lot line. In this specific location, the abutting street ends at the 
east edge of this parcel, and only a pedestrian path continues eastward across the rail 
tracks to Willamette Park. Therefore, a taller, sight-obscuring fence at this location does 
not hinder visibility for motorists or endanger public safety. 
 
Staff considered an alternative Modification to the standard in 33.274, which requires 
the fence to be totally sight-obscuring. The Modification could have allowed a six-foot 
fence that was 50 percent or less sight-obscuring. However, staff concluded that 
allowing the fence to be 50 percent or less sight-obscuring, to meet the standards in 
33.130.270, and the resultant views of large satellite dishes, generators, and other 
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equipment in this area, would detract more from the Greenway environment than a 
well-designed fence or other sight-obscuring screen.  
 
Staff concluded that the Modification proposal at this location will, on balance, be 
consistent with the purpose of the standard to be modified. However, to ensure that the 
fence or solid screen proposed for this location better meets the design guidelines, staff 
has added a condition of approval that within two years of final approval of this land 
use review the property owner shall install permanent signage relevant to the Macadam 
Greenway context, or work with RACC to develop public art to be mounted or painted 
on at least 75% entire length of the proposed fence where it is parallel to S. Nevada 
street and within three feet of the sidewalk, and the signage or public art shall cover at 
least the top four feet of the fence.  
 
South Nevada is both a mapped view corridor and a pedestrian entrance into Willamette 
Park. Using the required sight-obscuring fence at this frontage to mount art or 
educational signage, will better meet Macadam Corridor Design Guideline 2 – Physical 
Connections, by creating a common sense of unity that ties the site to the surrounding 
context.  
 
B. Purpose of the standard. On balance, the proposal will be consistent with the 

purpose of the standard for which a modification is requested. 
 
Findings for Criterion B for Modification 3: The purpose of the design standard is to 
ensure that tall, sight-obscuring fences do not negatively impact the community or 
block necessary visibility for motorist safety. The proposed six foot completely sight-
obscuring fence will not impede visibility into and out of the site for pedestrians or 
motorists. Vehicle access on South Nevada Street does not continue past the rail right-
of-way. Therefore, a completely sight-obscuring fence will not impede vehicle safety 
when vehicles enter and exit any of the OPB site’s three driveways proximate to the 
proposed fence. Further, the fence screens broadcasting equipment, not an occupiable 
building that benefits from having visibility into and out of the site.  
 

Therefore, with the condition of approval that within two years of final approval of this 
land use review the property owner shall install permanent signage relevant to the 
Macadam Greenway context, or work with RACC to develop public art to be mounted 
or painted on at least 75% of the entire length of the proposed fence and covering at 
least the top four feet of the fence where it is parallel to S. Nevada street and within 
three feet of the sidewalk, this Modification merits approval.  

 
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. 
 
Trash and Recycling Screening: In the scope of this review, additional information was 
provided indicating that the trash areas were mistakenly categorized as internal (and 
therefore, not requiring screening) in the August 23, 2018 Non-Conforming Upgrade 
Covenant. Limited information at that time indicated that the trash and recycling area 
is located within an enclosed parking area. However, new information indicates that 
while the trash and recycling are beneath an overhang, the overhang does not have 
walls beneath it, and therefore they are not screened on all sides and are visible from 
the South Nevada public right-of-way. While the existing office building to the south of 
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the trash area, and the new sight-obscuring fence to the east may provide sufficient 
screening to meet the Title 33 standards, permit approval shall necessitate additional 
screening on the north side of the trash and recycling area to fully screen it from the 
South Nevada right-of-way. 
 
Radio Broadcast Dishes: The 2018 Non-Conforming Upgrade Covenant did not address 
the satellite dishes on the north parcel. However, the applicant addresses them as 
ground-mounted mechanical equipment in the submitted materials. Staff has 
determined that the satellite dishes are Radio Frequency Transmission Facilities, and 
not ground-mounted mechanical equipment. The required screening for these facilities 
is governed by PZC 33.274 and is not subject to the screening requirements of 
33.130.235. This determination is consistent with other instances in Title 33 in which 
roof-mounted antennas are differentiated from roof-mounted mechanical equipment.  
 
CONCLUSIONS 
 
The design review process exists to promote the conservation, enhancement, and 
continued vitality of areas of the City with special scenic, architectural, or cultural 
value. The proposal meets the applicable design guidelines and modification criteria and 
therefore warrants approval. 
 
TENTATIVE STAFF RECOMMENDATION  
(May be revised upon receipt of new information at any time to the Design Commission 
decision) 
 
Staff recommends: 
 
Approval of Design Review for the following: new landscape plantings, new sight-
obscuring wood fencing along the site’s eastern boundary as well as on the north, south 
and east side of the existing satellite dish and generator area, removal of four parking 
spaces and replacement with landscape planter beds, and a new landscape planter strip 
along the site’s southern boundary.  
 
Approval of Modifications for the following: 
1.  Parking Area Setbacks and Landscaping - 33.266.130.G.2 – to allow a six-foot sight-

obscuring fence on the eastern property boundary in lieu of required landscaping 
meeting the L2 standard. 

2.  Loading Standards – Placement, Setbacks and Landscaping - 33.266.310.E – to 
allow a six foot completely sight-obscuring fence in lieu of minimum landscaping 
requirements on the perimeter of the loading area. 

3.  Fences – Locations and Heights - 33.130.270.C.1.a – to allow a six foot completely 
sight-obscuring fence within ten feet of a street lot line in the location of the satellite 
dish enclosure. 

  
Approval of Greenway Review for the following: new landscape plantings, new sight-
obscuring wood fencing along the site’s eastern boundary as well as on the north, south 
and east side of the existing satellite dish and generator area, removal of four parking 
spaces and replacement with landscape planter beds to serve as stormwater treatment 
facilities if deemed feasible by BES at permitting, and a new landscape planter strip 
along the site’s southern boundary.  
 
Approval to remove a previous Condition of Approval from case file # 15-87: A 
landscaped strip approximately 3 feet wide shall be installed along the eastern edge of 
the site, except where loading accommodations require paving to the property line. 
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Approvals with the following Conditions of Approval:  
A. As part of the building permit application submittal, the following development-

related conditions (B through D) must be noted on each of the 4 required site plans 
or included as a sheet in the numbered set of plans.  The sheet on which this 
information appears must be labeled "ZONING COMPLIANCE PAGE - Case File LU 
21-012886 DZM GW".  All requirements must be graphically represented on the site 
plan, landscape, or other required plan and must be labeled "REQUIRED." 

 
B. At the time of building permit submittal, a signed Certificate of Compliance form 

(https://www.portlandoregon.gov/bds/article/623658) must be submitted to ensure 
the permit plans comply with the Design/Historic Resource Review decision and 
approved exhibits.  

 
C. Within two years of final approval of this land use review the property owner shall 

install permanent signage relevant to the Macadam Greenway context, or work 
with RACC to develop public art to be mounted or painted on at least 75% of the 
entire length of the proposed fence and covering at least the top four feet of the 
fence where it is parallel to S. Nevada street and within three feet of the sidewalk. 

 
D. No field changes allowed. 
 
 

=================================== 
 
Procedural Information.  The application for this land use review was submitted on 
February 9, 2021 and was determined to be complete on August 5, 2021. 
 
Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed 
under the regulations in effect at the time the application was submitted, provided that 
the application is complete at the time of submittal, or complete within 180 days.  
Therefore, this application was reviewed against the Zoning Code in effect on February 
9, 2021. 
 
ORS 227.178 states the City must issue a final decision on Land Use Review 
applications within 120-days of the application being deemed complete.  The 120-day 
review period may be waived or extended at the request of the applicant.  In this case, 
the applicant waived the 120-day review period, as stated with Exhibit A.2. Unless 
further extended by the applicant, the 120 days will expire on: August 5, 2022.  
 
Some of the information contained in this report was provided by the applicant.  
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is 
on the applicant to show that the approval criteria are met.  The Bureau of 
Development Services has independently reviewed the information submitted by the 
applicant and has included this information only where the Bureau of Development 
Services has determined the information satisfactorily demonstrates compliance with 
the applicable approval criteria.  This report is the recommendation of the Bureau of 
Development Services with input from other City and public agencies. 
 
This report is not a decision. The review body for this proposal is the Design 
Commission who will make the decision on this case.  This report is a 
recommendation to the Design Commission by the Bureau of Development Services.  
The review body may adopt, modify, or reject this recommendation.  The Design 
Commission will make a decision about this proposal at the hearing or will grant a 
continuance.  Any new written testimony should be emailed to Hannah 

https://www.portlandoregon.gov/bds/article/623658
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Bryant at Hannah.Bryant@PortlandOregon.gov. If you cannot email comments and 
must mail comments via USPS mail, your comments to the Design Commission can be 
mailed c/o the Design Commission, 1900 SW Fourth Ave., Suite 5000, Portland, OR 
97201. 
 
Please note regarding USPS mail: If you choose to mail written testimony via USPS, 
due to the Covid-19 Emergency, USPS mail is only received a couple times a week, and 
testimony must be received before the close of the record. Therefore, please mail 
testimony well in advance of the hearing date. 
 
If you are interested in viewing information in the file, please contact the planner listed 
on this decision. The planner can provide information over the phone or via email. 
Please note that due to COVID-19 and limited accessibility to files, only digital copies of 
material in the file are available for viewing.  A digital copy of the Portland Zoning Code 
is available on the internet at http://www.portlandoregon.gov/zoningcode. 
 
You will receive mailed notice of the decision if you write a letter received before the 
hearing or testify at the hearing, or if you are the property owner or applicant. This Staff 
Report will be posted on the Bureau of Development Services website.  Look at 
www.portlandonline.com. On the left side of the page use the search box to find 
Development Services, then click on the Zoning/Land Use section, select Notices and 
Hearings. Land use review notices are listed by the District Coalition shown at the 
beginning of this document.  
 
Appeal of the decision.  The decision of the Design Commission may be appealed to 
City Council, who will hold a public hearing.  If you or anyone else appeals the decision 
of the Design Commission, City Council will hold an evidentiary hearing, one in which 
new evidence can be submitted to them.  Upon submission of their application, the 
applicant for this land use review chose to waive the 120-day time frame in which the 
City must render a decision.  This additional time allows for any appeal of this proposal 
to be held as an evidentiary hearing. 
 
Who can appeal:  You may appeal the decision only if you write a letter which is 
received before the close of the record for the hearing, if you testify at the hearing, or if 
you are the property owner/applicant.  Appeals must be filed within 14 days of the 
decision.  An appeal fee of $5,513.00 will be charged. 
 
Additional information on how to file and the deadline for filing an appeal will be 
included with the decision. Assistance in filing the appeal and information on fee 
waivers are available from the Bureau of Development Services website: 
https://www.portlandoregon.gov/bds/article/411635. Neighborhood associations 
recognized by the Office of Neighborhood Involvement may qualify for a waiver of the 
appeal fee provided that the association has standing to appeal.  The appeal must 
contain the signature of the Chairperson or other person authorized by the association, 
confirming the vote to appeal was done in accordance with the organization’s bylaws. 
 
Neighborhood associations, who wish to qualify for a fee waiver, must complete the 
Type III Appeal Fee Waiver Request for Organizations Form and submit it prior to the 
appeal deadline.  The Type III Appeal Fee Waiver Request for Organizations Form 
contains instructions on how to apply for a fee waiver, including the required vote to 
appeal. 
 
Recording the final decision.   
If this Land Use Review is approved the final decision will be recorded with the 
Multnomah County Recorder.  

mailto:Hannah.Bryant@PortlandOregon.gov
http://www.portlandoregon.gov/zoningcode
http://www.portlandonline.com/
https://www.portlandoregon.gov/bds/article/411635
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• Unless appealed, the final decision will be recorded after October 15, 2021 by the 
Bureau of Development Services. 

 
The applicant, builder, or a representative does not need to record the final decision 
with the Multnomah County Recorder.  
 
For further information on your recording documents please call the Bureau of 
Development Services Land Use Services Division at 503-823-0625.   
 
Expiration of this approval.  An approval expires three years from the date the final 
decision is rendered unless a building permit has been issued, or the approved activity 
has begun.  
 
Where a site has received approval for multiple developments, and a building permit is 
not issued for all of the approved development within three years of the date of the final 
decision, a new land use review will be required before a permit will be issued for the 
remaining development, subject to the Zoning Code in effect at that time. 
 
Zone Change and Comprehensive Plan Map Amendment approvals do not expire.     
 
Applying for your permits.  A building permit, occupancy permit, or development 
permit must be obtained before carrying out this project.  At the time they apply for a 
permit, permittees must demonstrate compliance with: 
 
• All conditions imposed here. 
• All applicable development standards, unless specifically exempted as part of this 

land use review. 
• All requirements of the building code. 
• All provisions of the Municipal Code of the City of Portland, and all other applicable 

ordinances, provisions and regulations of the city. 
 
The Bureau of Development Services is committed to providing equal 
access to information and hearings.  Please notify us no less than five 
business days prior to the event if you need special accommodations. Call 
503-823-7300 (TTY 503-823-6868). 
 
Hannah Bryant 
October 25, 2021 
 

EXHIBITS – NOT ATTACHED UNLESS INDICATED 
A. Applicant’s Submittals 

1. Non-Conforming Upgrades Narrative 
2. 120-Day Waiver 
3. Completeness Response Letter 
4. Submittal for First Scheduled Hearing 

B. Zoning Map (attached) 
C. Plan & Drawings 

1. Site Plan (attached) 
2. Existing Conditions Plan 
3. Construction Management Plan 
4. Site and Landscape Plan 
5. Landscape Details 
6. Art Rendering 

D. Notification information: 
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1. Request for response  
2. Posting letter sent to applicant 
3. Notice to be posted 
4. Applicant’s statement certifying posting 
5. Mailed notice 
6. Mailing list 

E. Agency Responses:   
1. Life Safety 
2. Urban Forestry 
3. Bureau of Environmental Services  
4. Bureau of Environmental Services - Revised 

F. Letters 
1. Mike Dowd, February 17, 2021 
2. Mike Dowd, March 3, 2021 
3. Mike Dowd, March 12, 2021 
4. Mike Dowd, April 4, 2021 
5. Mike Dowd, April 6, 2021(two letters) 
6. Mike Dowd, April 20, 2021 
7. Mike Dowd, May 5, 2021 
8. Mike Dowd, September 7, 2021 (four letters) 
9. Mike Dowd, September 11, 2021 
10. Mike Dowd, September 13, 2021 
11. Mike Dowd, September 14, 2021 

G. Other 
1. Original LUR Application 
2.  Incomplete Letter, dated March 11, 2021 
3. 180-Day Notice Letter, dated July 9, 2021 
4. Original Approval, DZ 15-87 
5. OPB 1988 Landscaping Plan 
6. PC & EA Summaries 
7. NCU Option II Covenant 
 
 

 



City of Portland 
Design Commission 
 

 

MEMORANDUM 

Date: October 27, 2021 
To: Design Commission 
From: Hannah Bryant, Design / Historic Review Team 

503.865.6520 

Re: LU 21-012866 DZM GW – Site Upgrades at OPB 
Type III Design Review– November 4, 2021 

Attached is a drawing set for the Type III Design Review scheduled on November 4, 2021. Please 
contact me with any questions or concerns.

I. PROGRAM OVERVIEW
Type III Design Review with Modifications and Greenway Review to address a 1987 Condition of
Approval for perimeter landscaping for which the applicant requests a Modification. Exterior site
improvements are limited to those required by a non-conforming upgrade covenant. While the scope
of the work would typically be reviewed through a staff-level review, the requested Modification to a
city council condition of approval necessitates a Type III review.

II. DEVELOPMENT TEAM BIO
Architect  Read Stapleton | DOWL 
Owner  Kyle Davis, Facilities Manager | Oregon Public Broadcasting 
Project Valuation  $ 72,000 

III. DESIGN REVIEW APPROVAL CRITERIA – Macadam Corridor Design Guidelines; Greenway
Design Guidelines, Modification Review (33.825.040)

III. MODIFICATIONS
Subject to the following approval criteria:
A. The resulting development will better meet the applicable design guidelines; and
B. On balance, the proposal will be consistent with the purpose of the standard for which a

modification is requested
Modifications requested: 
1. Parking Area Setbacks and Landscaping - 33.266.130.G.2 – to allow a six-foot sight-obscuring
fence on the eastern property boundary in lieu of required landscaping meeting the L2 standard.

Type III Land Use Review 

LU 21-012866 DZM GW
H.2
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2.  Loading Standards – Placement, Setbacks and Landscaping - 33.266.310.E – to allow a six foot 
completely sight-obscuring fence in lieu of minimum landscaping requirements on the perimeter of 
the loading area. 

3.  Fences – Locations and Heights - 33.130.270.C.1.a – to allow a six foot completely sight-
obscuring fence within ten feet of a street lot line in the location of the satellite dish enclosure. 

 

IV.  STAFF RECOMMENDATION 
 Staff found that the proposal with modifications meets the applicable Design Review criteria, 

Greenway Review criteria, and modification criteria, therefore, the Staff Report recommends 
approval.  

V.  CONDITIONS OF APPROVAL 
The standard three conditions of approval have been added. One non-standard condition of 
approval is recommended (text below). The intent of this condition of approval is to allow the 
applicant flexibility to install signage if it proves infeasible to install their proposed public art.  
 
Within two years of final approval of this land use review the property owner shall install 
permanent signage relevant to the Macadam Greenway context, or work with RACC to develop 
public art to be mounted or painted on at least 75% of the entire length of the proposed fence 
and covering at least the top four feet of the fence where it is parallel to S. Nevada street and 
within three feet of the sidewalk. 

 
VI. PROCEDURAL NOTES  
 The application was deemed complete on August 5, 2021 
 The applicant requested the hearing be rescheduled from September 30, 2021 to November 4, 

2021. 
 
 
Attachments:   
Drawing Set November 4, 2021 
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Proposal Overview
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Modifications 

Staff Recommendation
Conditions of Approval



Context



Location
Macadam Plan District

Willamette Greenway



Zoning
Base Zone: 
CS, Storefront Commercial
*vested in 2017, due to 
previous land use/building 
permit that triggered NCUs. 
Today the site is zoned CM2*

Overlay: 
Design Overlay (d)
River General Overlay (g)

*Today, the site also has a 
Centers Main Street (m) 
overlay, but that does not 
apply to this review as it was 
not in place in 2017.* 

Site Size: 
1.4 acres



Approval 
Criteria
Macadam Corridor Design 
Guidelines

Greenway Design Guidelines

Modifications that will better 
meet Design Review 
Requirements



Context
• S. Macadam Ave to west
• TriMet Rail ROW to east
• Willamette Park to east

Site



Surroundings
• WEST – S. Macadam 

• SOUTH – Marque Motors

• SOUTHEAST – S. Miles 
Place residential 
neighborhood

• EAST – Tourist Trolley on 
TriMet rail ROW

• NORTH – S. Nevada –
closed to vehicle traffic 
beyond this site; ped. 
crossing over train tracks 
into Willamette Park

WEST: S. MACADAM AVE

SOUTH: MARQUE MOTORS BUSINESS



Surroundings
• WEST – S. Macadam 

• SOUTH – Marque Motors

• SOUTHEAST – S. Miles 
Place residential 
neighborhood

• EAST – Tourist Trolley on 
TriMet rail ROW

• NORTH – S. Nevada –
closed to vehicle traffic 
beyond this site; ped. 
crossing over train tracks 
into Willamette Park

EAST: RAIL ROW + WILLAMETTE PARK

NORTH: SOUTH NEVADA DEAD END



Context
• Office building + two-level 

parking structure built in 
1987

• Radio broadcast dishes 
north of S. Nevada, part of 
original 1987 review



Proposal 
Overview
• NCUs triggered by 2017 

building permit – provided 
they are compliant with 
the 2017 code, they are 
not subject to review

• Delete 1987 COA for 3’ 
landscape strip on east 
side (triggers Type III)

• Modifications: 
• Replace 5’ of L2 on 

east side w/ a 6-foot 
fence + 5 trees

• Allow a 6-foot fence 
within 10-feet of the 
street lot line on S. 
Nevada (required to 
screen broadcast 
facilities). 

Looking north, at eastern rail ROW Looking east, at S. Nevada 
pedestrian entry to Willamette Park



Project History
• EA: 19-169932
• Pre-App: 20-121512

2017: New entrance canopies, new ADA ramp to connect to S. Macadam, 
new windows facing S. Macadam, new rooftop mechanical. This project 
triggered the NCU requirements that prompted the 2021 review.  



Modifications
1. Perimeter Landscaping

2. Loading Area Landscaping

3. Fences

Modification 1
The Standard: 33.266.130.G.2/Table 266-5 – Five feet of L2 landscaping is required 
along the east property line where it abuts a C zone. 

The Purpose: To promote vehicle areas that are safe and attractive for motorists and 
pedestrians. Goals include managing urban heat island effect, managing stormwater, 
reducing the visual impact of vehicle areas from sidewalks, streets and adjacent 
residential zones, improving the appearance of parking areas.

The Proposal: To allow a six-foot sight-obscuring fence plus a minimum of five trees on 
the eastern property boundary in lieu of required landscaping meeting the L2 standard.



Modifications
1. Perimeter Landscaping

2. Loading Area Landscaping

3. Fences

Modification 2
The Standard: 33.266.310.E / Table 266-8 – Loading areas must comply with the 
setback and perimeter landscaping standards stated in Table 266-8. Table 266-8 states 
that five feet of L2 landscaping is required at the lot line abutting a C zone (the rail 
right-of-way). 

The Purpose: To ensure the appearance of loading areas are consistent with those of 
parking areas.

The Proposal: to allow a six foot completely sight-obscuring fence in lieu of minimum 
landscaping requirements on the perimeter of the loading area.



Modifications
1. Perimeter Landscaping

2. Loading Area Landscaping

3. Fences

Modification 3
The Standard: 33.130.270.C.1.a – Within 10 feet of a street lot line or lot line that abuts a 
pedestrian connection, fences that meet the following standards are allowed:
a. Fences that are more than 50 percent sight-obscuring may be up to 3-1/2 feet high.
b. Fences that are 50 percent or less sight-obscuring may be up to 8 feet high.

The Purpose: To promote the positive benefits of fences without negatively impacting 
public or vehicle safety. Fences near streets are kept low to ensure visibility for motorists. 

The Proposal: to allow a six foot completely sight-obscuring fence within ten feet of a 
street lot line in the location of the satellite dish enclosure.



Applicant Presentation



Discussion Topics



Public Realm
• WEST – S. Macadam 

• SOUTH – Marque Motors

• SOUTHEAST – S. Miles 
Place residential 
neighborhood

• EAST – Tourist Trolley on 
TriMet rail ROW

• NORTH – S. Nevada –
closed to vehicle traffic 
beyond this site; ped. 
crossing over train tracks 
into Willamette Park

WEST: S. MACADAM AVE

SOUTH: MARQUE MOTORS BUSINESS

EAST: RAIL ROW + WILLAMETTE PARK

NORTH: SOUTH NEVADA DEAD END



Modifications
1. Perimeter Landscaping

2. Loading Area Landscaping

3. Fences

Modification 1
The Standard: 33.266.130.G.2/Table 266-5 – Five feet of L2 landscaping is required 
along the east property line where it abuts a C zone. 

The Purpose: To promote vehicle areas that are safe and attractive for motorists and 
pedestrians. Goals include managing urban heat island effect, managing stormwater, 
reducing the visual impact of vehicle areas from sidewalks, streets and adjacent 
residential zones, improving the appearance of parking areas.

The Proposal: To allow a six-foot sight-obscuring fence plus a minimum of five trees on 
the eastern property boundary in lieu of required landscaping meeting the L2 standard.



Modifications
1. Perimeter Landscaping

2. Loading Area Landscaping

3. Fences

Modification 2
The Standard: 33.266.310.E / Table 266-8 – Loading areas must comply with the 
setback and perimeter landscaping standards stated in Table 266-8. Table 266-8 states 
that five feet of L2 landscaping is required at the lot line abutting a C zone (the rail 
right-of-way). 

The Purpose: To ensure the appearance of loading areas are consistent with those of 
parking areas.

The Proposal: to allow a six foot completely sight-obscuring fence in lieu of minimum 
landscaping requirements on the perimeter of the loading area.



Modifications
1. Perimeter Landscaping

2. Loading Area Landscaping

3. Fences

Modification 3
The Standard: 33.130.270.C.1.a – Within 10 feet of a street lot line or lot line that abuts a 
pedestrian connection, fences that meet the following standards are allowed:
a. Fences that are more than 50 percent sight-obscuring may be up to 3-1/2 feet high.
b. Fences that are 50 percent or less sight-obscuring may be up to 8 feet high.

The Purpose: To promote the positive benefits of fences without negatively impacting 
public or vehicle safety. Fences near streets are kept low to ensure visibility for motorists. 

The Proposal: to allow a six foot completely sight-obscuring fence within ten feet of a 
street lot line in the location of the satellite dish enclosure.



Staff Recommendations



Conditions of 
Approval
1. Public Art or Signage

Staff recommends approval of the 
Design Review, Modifications, 
Greenway Review, removal of the 
Condition of Approval from #15-87, with 
one recommended Condition of 
Approval. 

PUBLIC ART OR CONTEXTUAL SIGNAGE 
Within two years of final approval of this land use review the 
property owner shall install permanent signage relevant to the 
Macadam Greenway context, or work with RACC to develop 
public art to be mounted or painted on at least 75% of the 
entire length of the proposed fence and covering at least the 
top four feet of the fence where it is parallel to S. Nevada street 
and within three feet of the sidewalk.



Questions



S
 
M

A
C

A
D

A
M

 
A

V
E

S
W

 
V

I
R

G
I
N

I
A

 
A

V
E

SW NEVADA ST

SW CALIFORNIA ST

SW TEXAS ST

SW FLORIDA ST

SW VERMONT ST

S
W

 
C

O
R

B
E

T
T

 
S

T

*

X X X X X X X X X X X

XX

FO
R

RE
VIE
W

ON
LY

SHEET

\
\
B

i
l
-
f
s
\
b

i
l
-
p

r
o

j
e

c
t
s
\
3

2
\
1

4
5

4
5

-
0

1
\
6

5
C

A
D

\
L

a
n

d
s
c
a

p
e

\
_

D
D

\
S

C
-
L

S
-
C

V
-
O

P
B

 
N

C
U

.
d

w
g

 
 
P

L
O

T
 
D

A
T

E
 
2

0
2

1
-
1

0
-
1

4
 
1

0
:
3

7
 
S

A
V

E
D

 
D

A
T

E
 
2

0
2

1
-
1

0
-
1

3
 
1

6
:
0

1
 
 
U

S
E

R
:
 
w

i
a

z
z
e

t
t
i

DATE

PROJECT

14545.01

10/15/2021

O
P

B
 
-
 
M

A
C

A
D

A
M

 
A

V
E

N
U

E
 
N

O
N

C
O

N
F

O
R

M
I
N

G
 
U

P
G

R
A

D
E

S
 
 

P
O

R
T

L
A

N
D

,
 
O

R

R
E

V
I
S

I
O

N
S

R
E

V
D

A
T

E
D

E
S

C
R

I
P

T
I
O

N
B

Y

W
W
W
.
D
O
W
L
.
C
O
M

7
2
0
 
S

W
 
W

a
s
h
i
n
g
t
o
n
 
S

t
r
e
e
t
,
 
#
7
5
0

P
o
r
t
l
a
n
d
,
 
O

r
e
g
o
n
 
9
7
2
0
5

9
7
1
-
2
8
0
-
8
6
4
1

 DOWL 2019

c

L
O

C
A

T
E

D
 
I
N

 
T

H
E

 
N

O
R

T
H

E
A

S
T

 
1

/
4

 
 
O

F
 
S

E
C

T
I
O

N
 
2

2
,

T
O

W
N

S
H

I
P

 
0

1
 
S

O
U

T
H

,
 
R

A
N

G
E

 
0

1
 
E

A
S

T
 
O

F
 
T

H
E

 
W

I
L

L
A

M
E

T
T

E
 
M

E
R

I
D

I
A

N
,

C
I
T

Y
 
O

F
 
P

O
R

T
L

A
N

D
,
 
M

U
L

T
N

O
M

A
H

 
C

O
U

N
T

Y
,
 
O

R
E

G
O

N

SITE LOCATION

OPB - MACADAM AVE NONCONFORMING UPGRADES

SHEET INDEX

L1.0 COVER SHEET

L2.0 EXISTING CONDITIONS AND DEMO PLAN

L2.5   CONSTRUCTION MANAGEMENT PLAN

L3.0 SITE / LANDSCAPE PLAN

L3.1 PLANT MATERIALS LEGEND AND DETAILS

L3.5   FENCE AND ART MURAL RENDERING

OWNER

OREGON PUBLIC BROADCASTING

7140 SOUTH MACADAM AVE

PORTLAND, OR 97219

ATTN: KYLE DAVIS

PHONE: (503)293-1999

PLANNER

DOWL LLC

720 SW WASHINGTON STREET, SUITE 750

PORTLAND, OR 97205

ATTN: READ STAPLETON, AICP

PHONE: (971)280-8641

LANDSCAPE ARCHITECT

DOWL LLC

720 SW WASHINGTON STREET, SUITE 750

PORTLAND, OR 97205

ATTN: WAYNE IAZZETTI, RLA

PHONE: (971)280-8641

PROJECT TEAM

SITE PLAN

SCALE 1" = 60'

VICINITY MAP

SCALE: NTS

PREPARED FOR OREGON PUBLIC BROADCASTING

7140 SOUTH MACADAM AVENUE
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1. Map information based on Topographic Survey provided by S&F Land

Services, dated July 16, 2021.  Dowl has not verified accuracy of this

information.
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TRI-COUNTY METROPOLITAN TRANSPORTATION

WILLAMETTE SHORE TROLLEY RAIL TRACKS

STRUCTURED PARKING

UPPER LEVEL

ID R273083 / 1S1E22A -00800

OREGON PUBLIC BROADCASTING

NEC/ NEVADA & S MACADAM AVE

9,267 SF (0.213 AC )

ZONING CM2 (CS)

EXISTING LOADING

ID R330300 / 1S1E22A -00900

CITY OF PORTLAND

WILLAMETTE PARK

ZONING OS

ID R167126 /

1S1E22AC-300

ZONING CM2 (CS)
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L2.0

SOUTH MACADAM AVE

EXISTING SURFACE

PARKING (TYP)

EXISTING SURFACE

PARKING (TYP)

EXISTING TREE - DECIDUOUS

EXISTING TREE - CONIFER

LEGEND

EXISTING RIGHT OF WAY

EXISTING BOUNDARY LINE

EASEMENT

EXISTING 5' CONTOUR

EXISTING 1' CONTOUR

ON-SITE TREE DEMO

DEMOLITION NOTES

SAWCUT AND DEMO ASPHALT PAVING AND BASEROCK.1

DEMO CURB AND BASEROCK.2

PAINT BLACK STRIPING ON ASPHALT TO REMOVE EXISTING

PARKING. PROVIDE (2) COATS OF PAINT MINIMUM.

3

DEMO BOLLARDS.4

1

1

1

1

1

1

1
2

2

2

2

2

3

4

4

4

DEMO AUTOGATE CABINET AND CONCRETE PAVING.5

RELOCATE CHAIN LINK FENCE TO PROPERTY LINE.6

5

5

6

6

STRUCTURED PARKING

LOWER LEVEL

EXISTING

BUILDING

EXISTING TRASH & RECYCLING

AREA (UNDER PARKING

STRUCTURE OVERHANG)

STRUCTURED PARKING LOWER LEVEL PLAN

SCALE: 1" = 20'

2

EXISTING TRANSFORMER

DEMO CHAIN LINK FENCE & GATE WITH BARBED WIRE

TOP & PRIVACY SLATS.

7

7

EXISTING BIKE

ROOM

EXISTING SIGN ON

PARKING STRUCTURE

STRUCTURED PARKING

LOWER LEVEL PLAN, SEE

DETAIL BELOW.

PROPOSED TREE PROTECTION ZONE, SEE

COP TREE PROTECTION SPECIFICATIONS

11.60.030.  (6' HIGH ORANGE PLASTIC FENCE

SECURED TO GROUND WITH 8' METAL POSTS,

SIGNAGE DESIGNATING THE PROTECTION

ZONE AND PENALTIES FOR VIOLATIONS

SHALL BE SECURED IN A PROMINENT

LOCATION ON EACH PROTECTION FENCE)

TREE PROTECTION ZONE

1
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TRI-COUNTY METROPOLITAN TRANSPORTATION

WILLAMETTE SHORE TROLLEY RAIL TRACKS
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ID R273083 / 1S1E22A -00800
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NEC/ NEVADA & S MACADAM AVE

9,267 SF (0.213 AC )

ZONING CM2 (CS)

EXISTING LOADING

EXISTING SURFACE

PARKING

ID R330300 / 1S1E22A -00900

CITY OF PORTLAND

WILLAMETTE PARK

ZONING OS

ID R167126 /

1S1E22AC-300

ZONING CM2 (CS)

SATELLITE

ANTENNAS

EXISTING SURFACE PARKING
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SOUTH MACADAM AVENUE

TREE - DECIDUOUS

TREE - CONIFER

LEGEND

EXISTING RIGHT OF WAY

EXISTING BOUNDARY LINE

EASEMENT

EXISTING 5' CONTOUR

EXISTING 1' CONTOUR

PROPOSED 5' CONTOUR

PROPOSED 1' CONTOUR

XXXX

PROPOSED PERIMETER EROSION CONTROL

PROPOSED INLET PROTECTION

PROPOSED CONCRETE WASHOUT

PROPOSED GRAVEL CONSTRUCTION

ENTRANCE

PROPOSED STOCKPILE AREA

PROPOSED STAGING AREA

WORKING AND EQUIPMENT

STAGING AREA

STOCKPILE AREA

ON-SITE TREE DEMO

CONSTRUCTION

INGRESS / EGRESS

PROPOSED TREE PROTECTION ZONE, SEE

COP TREE PROTECTION SPECIFICATIONS

11.60.030.  (6' HIGH ORANGE PLASTIC FENCE

SECURED TO GROUND WITH 8' METAL POSTS,

SIGNAGE DESIGNATING THE PROTECTION

ZONE AND PENALTIES FOR VIOLATIONS

SHALL BE SECURED IN A PROMINENT

LOCATION ON EACH PROTECTION FENCE)

CONSTRUCTION

EGRESS

CONCRETE WASHOUT

X
X

X
X

X
X

X
X

X
X

X
X

X
X

X

X

X

X

X

X

X
X

XX
XX

XX
XX

XX
XX

XX
XX

XX
XX

XX
XX

XX
XX

XX

XX XX XX XX XX XX XX XX XX XX XX XX XX
XX XX XX XX XX

INSTALL PERIMETER EROSION

CONTROL TO EXTENT OF WORK (TYP)

INLET PROTECTION

INLET PROTECTION

INLET PROTECTION

STRUCTURED PARKING LOWER

LEVEL PLAN, SEE DETAIL BELOW.

EXISTING BIKE

ROOM

STRUCTURED PARKING

LOWER LEVEL

EXISTING

BUILDING

STRUCTURED PARKING LOWER LEVEL PLAN

SCALE: 1" = 20'

PERMISSIBLE ROOT PROTECTION ZONE ENCROACHMENTS

EXISTING TRASH & RECYCLING AREA

(UNDER PARKING STRUCTURE OVERHANG)

INLET PROTECTION

INLET PROTECTION

INLET PROTECTION

INLET PROTECTION
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INSTALL PERIMETER EROSION
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INSTALL PERIMETER EROSION

CONTROL TO EXTENT OF WORK (TYP)
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FACILITY (TYP)
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ID R330327 / 1S1E22AC-00100

TRI-COUNTY METROPOLITAN TRANSPORTATION

WILLAMETTE SHORE TROLLEY RAIL TRACKS

STRUCTURED PARKING

UPPER LEVEL

Notes:

1. Map information based on Topographic Survey provided by S&F Land Services,

dated July 6, 2021.  Dowl has not verified accuracy of this information.

SITE PLAN GENERAL NOTES:

1. THIS APPLICATION IS VESTED TO THE ZONING IN EFFECT ON SEPTEMBER

15, 2017, THE DATE OF THE ORIGINAL BUILDING PERMIT SUBMITTAL

(17-241-498 CO) THAT TRIGGERED NONCONFORMING UPGRADES.

1. PLANT LEGEND & DETAILS: SEE SHEET L3.1.

2. MULCH: ALL PLANTING AREAS SHALL BE MULCHED WITH 3" MIN DEPTH BARK

MULCH, FRESH FIR MEDIUM GRIND.

3. IRRIGATION: ALL PROPOSED PLANT MATERIALS SHALL BE WATERED (MAY

TO OCTOBER) & MAINTAINED FOR A MINIMUM OF TWO (2) FULL GROWING

SEASONS AFTER THE DATE OF PLANTING INSTALLATION.  TREES SHALL BE

WATERED AT A RATE OF 15 GALLONS PER TREE ONCE PER WEEK, SHRUBS

& GROUNDCOVERS AT A RATE OF 1" PER WEEK TO MAINTAIN VIGOROUS

HEALTHY GROWTH.

DOORDOOR DOOR

Legend

Project Boundary

Contour - 1' Interval

500

ID R273083 / 1S1E22A -00800

OREGON PUBLIC BROADCASTING

NEC/ NEVADA & SOUTH MACADAM AVE

9,267 SF (0.213 AC )

ZONING CM2 (CS)

Development Information

GROSS AREA: R330299, R273083 =  62,535 SF (1.436 AC)

DEVELOPMENT STANDARDS: CITY OF PORTLAND

ZONING BASE: STOREFRONT COMMERCIAL (CS)

LANDSCAPING AND SCREENING: (CHAPTER 33.248)

L2 LOW SCREEN:

TREES = 1 LG / 30 LF, 1 MD / 22 LF, 1 SM / 15 LF

SHRUBS (EVERGREEN) = 3' HT SCREEN WI/ 3 YRS

GROUNDCOVER PLANTS = FULL COVER WI/ 3 YRS

P1 PARKING LOT INTERIOR:

TREES (20% EVERGREEN) = LG / 4 SPACES (150 SF MIN)

= MD / 3 SPACES (75 SF MIN)

= SM / 2 SPACES (50 SF MIN)

SHRUBS = 1.5 SHRUBS / SPACE

GROUNDCOVER PLANTS = FULL COVER WI/ 3 YRS

PARKING AND LOADING: (CHAPTER 33.266)

PARKING LANDSCAPE @ STREET = 5' L2

TREES IN DEVELOPMENT SITUATIONS: (CHAPTER 11.50)

TREE PRESERVATION STANDARDS = EXEMPT

ON-SITE TREE DENSITY STANDARDS = EXEMPT

TREE RETAINED 1.5" < 6" DIA = SMALL TREE

TREE RETAINED 6" + = MEDIUM TREE + 6" INCREMENTS

TECHNICAL SPECS: (CHAPTER 11.60)

TREE SIZE ON-SITE = 1-1/2" CAL (5' HT CONIFER)

PROPOSED DEVELOPMENT:

SURFACE PARKING EXISTING = 35 SPACES

PARKING PERIMETER LANDSCAPE = 5' L2

PARKING INTERIOR LANDSCAPE = 1,622 SF (1,575 SF REQ)

PARKING INTERIOR TREES:

MEDIUM: 3 SPACES x 4 TREES = 12 SPACES

SMALL: 2 SPACES x 14 TREES = 28 SPACES

TOTAL PROPOSED INTERIOR = 40 SPACES (35 REQ)

EVERGREEN DIVERSITY (4/18) = 22% (20% REQ)

PARKING INTERIOR SHRUBS = 78 SHRUBS (53 SHRUBS REQ)

EXISTING LOADING

EXISTING

SURFACE

PARKING

ID R330300 / 1S1E22A -00900

CITY OF PORTLAND

WILLAMETTE PARK

ZONING OS

ID R167126 /

1S1E22AC-300

ZONING CM2 (CS)

SATELLITE ANTENNAS

465 LF FRONTAGE = 18 SMALL + 9 MEDIUM TREES OR 468 LF PROPOSED

EXISTING MONUMENT SIGN

100 LF = 7 SMALL TREES OR 105 LF PROPOSED

SITE CONSTRUCTION NOTES

1

PAINT RED NO PARKING ON CURB. PROVIDE (2) COATS OF PAINT MINIMUM.2
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5' L2 PARKING PERIMETER

LANDSCAPE BUFFER (TYP)
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LANDSCAPE (TYP)

PAINT BLACK STRIPING ON ASPHALT TO REMOVE EXISTING PARKING. PROVIDE (2)

COATS OF PAINT MINIMUM.
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REINSTALL 4" WIDE PARKING STRIPE TO ORIGINAL CONDITION (TYP), MATCH EXISTING

ADJACENT COLOR.  PROVIDE (2) COATS OF PAINT MINIMUM.
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PROPOSED STANDARD 6" CONCRETE CURB. CONTRACTOR TO SAWCUT OUT EXISTING

ASPHALT TO INSTALL NEW CURB LINE AND LANDSCAPE ISLAND. REMOVE ASPHALT IN

ISLAND SECTION AND DISPOSE OF OFF-SITE. INSTALL ASPHALT TO NEW CURB LINE

FROM SAWCUT. CONTRACTOR TO PROVIDE POSITIVE DRAINAGE AROUND ALL

CONSTRUCTED CURB ISLANDS. ENSURE NO PONDING AT NEW CURB LINE AND INSTALL

2' WIDE FLUSH CURB SECTIONS WHERE NECESSARY.
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5

PROPOSED 6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE.  SEE DETAIL SHEET L3.1.
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6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE

SOUTH MACADAM AVENUE
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6

PROPOSED BOLLARDS, MATCH EXISTING BOLLARDS TO REMAIN.

6

8

8

8

7

PROPOSED ASPHALT PAVING, MATCH ADJACENT.

7

7

7

8

PROPOSED 6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE (F2) WITH BARBED WIRE

TOP NO LESS THAN 6" ABOVE TOP RAIL.  SEE SIMILAR DETAIL SHEET L3.1.

9

PROPOSED 2 SPACE SHORT-TERM BIKE RACK.

9

6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE 6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE 10'

10

PROPOSED FENCE AND ART MURAL, SEE SHEET L3.5

10

EXISTING SIGN ON

PARKING STRUCTURE

EXISTING BIKE

ROOM

1 2

STRUCTURED PARKING

LOWER LEVEL

EXISTING

BUILDING

1

2

7

5

4

EXISTING TRASH & RECYCLING AREA

(UNDER PARKING STRUCTURE OVERHANG)

STRUCTURED PARKING LOWER LEVEL PLAN

SCALE: 1" = 20'

22.5'
22.5'

STRUCTURED PARKING LOWER

LEVEL PLAN, SEE DETAIL BELOW.

EXISTING TRANSFORMER

EXISTING STAIRS

EXISTING STAIRS

8

11

PROPOSED STORMWATER PLANTER PER BES DWG SW-231, SEE SHEET L3.1 FOR LEGEND.

11

11

11

6

12

REMOVE AND REPLACE ALL EXISTING LIGHT FIXTURES ON THE EAST FACADE WITH IDA

CERTIFIED DARK SKY COMPLIANT LIGHT FIXTURE, LUXLOGIC LIGHTING MODEL WARRIOR

WALL PACK SERIES.

DARK SKY LIGHT FIXTURE, LUXLIGHTING

WARRIOR WALL PACK SERIES

12

12

12

12

12

12

12

12

13

13

CONTRACTOR TO INSPECT EXISTING CONCRETE WALL AND REPORT OVERALL CONDITION,

WALL DEPTH, AND FOOTING SIZE TO ENGINEER.

14

14

PROPOSED 8" C900 STORM PIPE.



EXISTING TREE TO REMAIN CONTRACTOR TO PROTECT IN PLACE

TREES
ITEM SIZE QTY. MATURE SIZE (H X W) / COMMENTS

PLANT MATERIALS LEGEND

SHRUBS & ACCENTS
ITEM SIZE QTY. MATURE SIZE (H X W) / COMMENTS

STYRAX JAPONICUS 'JFS-D'

SNOWCONE JAPANESE SNOWBELL

1-1/2" CAL / B&B

AS SHOWN

12 25' H X 20' W / SMALL / 3' PLANTER

6' BRANCHING HT / POWER LINES

ABELIA 'EDWARD GOUCHER'

EDWARD GOUCHER ABELIA

5 GAL CONT

4'-0" OC

33 6' H X  6' W / EVERGREEN

DROUGHT TOLERANT

ARBUTUS UNEDO 'COMPACTA'

COMPACT STRAWBERRY TREE

5 GAL CONT

4'-0" OC

53 6' H X 5' W / EVERGREEN

DROUGHT TOLERANT

LIGUSTRUM JAPONICUM 'TEXANUM'

WAXLEAF PRIVET

5 GAL CONT

4'-0" OC

60 8' H X 6' W / GLOSSY EVERGREEN

PT - FULL SUN / DROUGHT TOLERANT

MYRICA CALIFORNICA

PACIFIC WAX MYRTLE

5 GAL CONT

4'-0" OC

39 10' H X 6' W / HIGH SCREEN SHRUB

PDX NATIVE / EVERGREEN

GROUNDCOVERS & MISC
ITEM SIZE QTY. MATURE SIZE (H X W)

MAHONIA REPENS

CREEPING MAHONIA

1 GAL

2'-0" OC

4,876 SF

1,410 PLANTS

18" H X 3' W / EVERGREEN

PNW NATIVE / SUN - PT SHADE

EXISTING SHRUB TO REMAIN CONTRACTOR TO PROTECT IN PLACE

ARCTOSTAPHYLOS UVA-URSI 'MASS.'

MASS KINNIKINICK

1 GAL

2'-0" OC

3,049 SF

882 PLANTS

9" H X 3' W / EVERGREEN

NATIVE / DROUGHT TOLERANT

CISTUS X PULVERULENTUS 'SUNSET'

MAGENTA ROCK ROSE

2 GAL CONT

3'-0" OC

6
2' H X 4' W / EVERGREEN

FULL SUN / DROUGHT TOLERANT

PENNISETUM A. 'HAMELN'

HAMELN FOUNTAIN GRASS

2 GAL CONT

30" OC

20
30" H X 30" W

DECORATIVE ROCK BAND @ BUILDING

VALLEY LANDSCAPE CENTER

18" X 6" 

3/16" X 4" X 16'

675 SF

13 CY

460 LF

WASHED RIVER ROCK, SIZE 2" - 3"

TUALATIN, 503-692-0606

SURE-LOC STEEL EDGING

15" STEEL STAKES, COLOR BLACK

QUERCUS ROBUR X BICO 'NADLER'

KINDRED SPIRIT OAK

1-1/2" CAL / B&B

AS SHOWN

2 30' H X 6' W / SMALL / TIGHTLY COLUMNAR

5' BRANCHING HT / DROUGHT TOLERANT

ILEX CRENATA 'SKY PENCIL'

SKY PENCIL JAPANESE HOLLY

3' - 4' HT / B&B

2'-0" OC

56 8' H  X 3' W / HIGH SCREEN SHRUB

EVERGREEN

MISCANTHUS 'PURPURASCENS'

AUTUMN FLAME GRASS

2 GAL CONT

2'-6" OC

40 5' H X 3' W / UPRIGHT 

BRILLIANT RED-ORANGE FALL COLOR

ZELKOVA SERRATA 'MUSASHINO'

MUSASHINO COLUMNAR ZELKOVA

1-1/2" CAL / B&B

AS SHOWN

13 45' H X 15' W / SMALL / 4' PLANTER

5' BRANCHING HT / NARROW VASE

PARROTIA PERSICA 'VANESSA'

VANESSA PERSIAN PARROTIA

1-1/2" CAL / B&B

AS SHOWN

12 40' H X 20' W / SMALL / 4' PLANTER

5' BRANCHING HT / POWER LINES

NYSSA SYLVATICA 'JFS-RED'

FIRESTARTER TUPELO

1-1/2" CAL / B&B

AS SHOWN

9 35' H X 18' W / MEDIUM / 4' PLANTER

5' BRANCHING HT / CENTRAL LEADER

CARPINUS BETULUS 'FASTIGIATA'

PYRAMIDAL EUROPEAN HORNBEAM

1-1/2" CAL / B&B

AS SHOWN

17 35' H X 25' W / SMALL / 4' PLANTER

5' BRANCHING HT / DROUGHT TOLERANT

LAGERSTROEMIA X 'TUSCARORA'

TUSCARORA CRAPE MYRTLE

1-1/2" CAL / B&B

MULTI-STEM

1 15' H X 15' W / SMALL / 3' PLANTER

5' MIN BRANCHING HT / POWER LINES

CALOCEDRUS DECURRENS

INCENSE CEDAR

6' - 7' HT / B&B

1.75" CAL

5 100' H X 30' W / MEDIUM / 6' PLANTER

NATIVE EVERGREEN / ZONE A/B

RHAMNUS (FRANGULA) PURSHIANA

CASCARA

1-1/2" CAL / B&B

AS SHOWN

5 30' H X 25' W / SMALL / 4' PLANTER

PDX NATIVE / WET TOLERANT / POWER LINES

GROUNDCOVERS
ITEM SIZE QTY. POTENTIAL HEIGHT / PLANTING ZONE

STORMWATER FACILITY PLANT MATERIALS:

CAREX OBNUPTA

SLOUGH SEDGE

1 GAL CONT

80 / 100 SF

100 SF

80 TOTAL 

PNW NATIVE

48" H / ZONE A / SUN - PART SHADE

JUNCUS PATENS

SPREADING RUSH

1 GAL CONT

80 / 100 SF

97 SF

78 TOTAL 

PNW NATIVE

36" H / ZONE A / SUN - PART SHADE

STORMWATER FACILITIES (PDX STORMWATER MANAGEMENT MANUAL):

MAINTENANCE = 2-YEAR (CHAPTER 3)

STORMWATER FACILITY = FLAT-BOTTOM RAIN GARDEN

ZONE A TOTAL = 197 SF

ZONE A HERBACEOUS (80 / 100 SF) = 158 PLANTS (158 PLANTS REQ)

158 TOTAL
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6' HIGH 100% FULLY SITE-OBSCURING SOLID WOOD FENCE (F2)

SCALE: NOT TO SCALE

HAMELN FOUNTAIN GRASS

PYRAMIDAL EUROPEAN HORNBEAM

SNOWCONE JAPANESE SNOWBELL

FIRESTARTER TUPELO

AUTUMN FLAME GRASS

TUSCARORA CRAPE MYRTLE

VANESSA PERSIAN PARROTIA KINDRED SPIRIT OAK

INCENSE CEDAR MUSASHINO COLUMNAR ZELKOVA

SKY PENCIL JAPANESE HOLLY

EXTERIOR BUILDING WALL

OR CONCRETE WALK

6" LAYER DECORATIVE ROCK

18"

TOPSOIL

EXISTING SUBGRADE

LANDSCAPE FILTER FABRIC:

WRAP SIDES AND BOTTOM

OF ROCK LAYER.

STEEL EDGING, SET 1/2" MAX

ABOVE FINISHED GRADE.

SECURE W/ 5 STAKES PER

SECTION & 2 EACH JOINT.

WATERPROOFING MATERIAL

PLANT MATERIALS

OR LAWN

DECORATIVE ROCK BORDER DETAIL

SCALE: NOT TO SCALE

CASCARA
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L3.5

SITE RENDERING - ART SHOWN IS FOR EXAMPLE ONLY AND DOES NOT REFLECT PROPOSED ART.  ARTIST SELECTION TO BE COORDINATED BY RACC

SCALE: NOT TO SCALE



ATTENDEES -  TESTIFIERS IN RED (subject to change)

FIRST NAME LAST NAME EMAIL ADDRESS CITY ZIP ARE YOU ATTENDING FOR: WOULD YOU LIKE TO TESTIFY FOR OR AGAINST TESTIFIED DID NOT TESTIFY

mike dowd dowdarchitecture@gmail.com 753 s miles st portland 97219 YES YES AGAINST
Jacob Loeb info@montavilla.net 19 SE 78th Ave Portland 97215 YES NO N/A

LU 21-012886 DZM GW – Oregon Public Broadcasting Non-Conforming Upgrades 

LU 21-012886DZM GW
H.5
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LU 21-012866 DZM GW
H.12



���������������	
 
����������������������������

��������������������� �����!�!�����"�#��$�%%&�%'$�(�& ()(�*+,
)-�.'/�
01�2+,3*+.�24.!.'51.3(6�&%&%
1�7��8�9��.%��$,:; ���

<=>?@�ABC�DBE�F=GH�BIIBEFC?GFA�FB�ICF�JKLMH�NGH>IIBG?FOP?F�>QBCF�F=P�HPRPE>STN>A�NPS>A�U�V>CHPN�G?FBIPEHIPVFGRPWXGV=>PS�YBZN[�KEPHGNP?FYBZN�\EV=GFPVFCEP�U?VW]̂_�̀�XGSPH�̀FEPPFKBEFS>?N[�JEPaB?��b]cdbêf_g�chcT]]fiPO>GSj��NBZN>EV=GFPVFCEPkaO>GSWVBO�
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>?@�AB�CDEFDCGGH�IJK�LMNOPQ�RSTR�URSTRVWXYOZQXZ[WQ\]NVÔ_XSN`aWO�bbcbdcdedb�fghf�ijklm�nWoVpZq�rVppVY�UrVppVY_nWoVpZ\sSWẐVpRSWQ]Sp_]St̀uQvO]p�wSNNOvvOSpqxp�No�̂OvZ�Sy�bz�XYVp]Qv�ZS�xin{v�sWSsSvV̂�|�VvPQR�ZYQ�uQvO]p�wSNNOvvOSp�ZS�XSpvORQW�TQWQ�vQtQWV̂WQ̂VZOp]�ZS�ZYQ�vVZQ̂̂OZQ�ROvY�VWQVq�ZYQ�NSvZ�ONsSWZVpZ�ZS�NQ�WQ̂VZOp]�ZS�ZYQ�yQpXQ�VpR�ŝVpZOp]�VZ�ZYQvS[ZYQVvZ�XSWpQW�X̂SvQvZ�ZS�ZYQ�WVÔWSVR�XWSvvOp]�OpZS�}Ô̂VNQZZQ�iVWPg~�������������������������������������������������������������������������������~�������������������������������������������xin�Ov�VvPOp]�ySW�V�NSROyOXVZOSp�ZS�V̂̂ST�ZYQ�yQpXQ�ZS��Q�z{�ZV̂̂�TOZYOp�be{�Sy�ZYQ�vORQTV̂P_���YQWQ�vQQNQR�ZS��Q�V�̂SZ�Sy�XSpy[vOSp�VZ�ZYQ�YQVWOp]�Op�WQ]VWR�ZS�TYVZ�|�VN�VvPOp]�ySW_��xin�ZQvZOyOQRVZ�̂Qp]ZY�V�S[Z�YST�ZYQ�vVZQ̂̂OZQ�ROvYQv�XVppSZ��Q�NStQRq�VpR�YST�ZYQ�yQpXQ�XVppSZ��Q�̂STQW�ZYVp�z{_�|{N�pSZ�sWSsSvOp]�WQ�[OWOp]�QOZYQW�Sy�ZYSvQ_��jo�sWSsSvV̂�]OtQv�xin�Q�VXẐo�TYVZ�OZ�YVv�ZQvZOyOQR�OvONsSWZVpZ�ZS�OZ_xpQ�wSNNOvvOSpQW�VvPQR�xin{v�VZZSWpQo�ySW�YQW�SsOpOSp�Sy�TYVZ�|�TVv�VvPOp]�ySW_���YQ�]VtQ�VROvNOvvOtQ�WQvsSpvQ�[pWQ̂VZQR�ZS�VpoZYOp]�|�TWSZQ_xpQ�wSNNOvvOSpQW�NOvOpZQWsWQZQR�No�WQ�[QvZ�ZS�̂ONOZ�ŝVpZOp]�VZ�ZYQ�vS[ZYQVvZ�XSWpQW�ZS�h{�YO]Y�Vv�VWQ�[QvZ�ZS�̂ONOZ�ZYQ�yQpXQ�YQO]YZ_xpQ�wSNNOvvOSpQW�VvPQR�rVppVY�nWoVpZ�Oy�ZYQ�XWSvvOp]�YVR��QQp�RSpQ�Vv�Vp�SyyOXOV̂�sWS�QXZ�ZYVZTS[̂R�YVtQ��QQp�WQ�[OWQR�ZS�NQQZ�VsŝOXV�̂Q�vVyQZo�XSRQvq�VpR�vYQ�WQŝOQR�XSWWQXẐo�ZYVZ�OZ�YVR��|Z�TVvV��SOpZ�}VZQW�n[WQV[cinx�ciVWPv�sWS�QXZ�WQtOQTQR��o�xux�� VÔ¡_��|��Q̂OQtQ�ZYVZ�TVv�Op�WQvsSpvQ�ZS�NovVoOp]�ZYQ�XWSvvOp]�TVv�¢[pvVyQ¢_��£�NSWQ�S��QXZOtQ�TSWROp]�Sp�No�sVWZ�NO]YZ�YVtQ��QQp�ZS�vVo�¢OZ�OvvVyQq��[Z�XS[̂R��Q�N[XY�vVyQW_¢��|�vZWSp]̂o�v[ssSWZ�NStOp]�ZYQ�yQpXQ��VXP�z{�yWSN�ZYQ�vORQTV̂P�Vv�xin�sWSsSvQv�V̂Sp]�ZYQ�QVvZ�vQtQWV̂yQQZ�Sy�ZYQ�vS[ZY�yQpXQ_��n¤��OZ�TS[̂R��Q��£a¥ �Oy�ZYQ�Vp]̂Q�TQWQ�XYVp]QR�vS�ZYVZ�ZYQ�vS[ZYQVvZ�XSWpQWTQWQ�vQZ���VXP�V�S[Z�¦{�OpvZQVR�Sy�z{_��YVZ�TS[̂R�]WQVẐo�ONsWStQ�vO]YẐOpQv��QZTQQp�WVÔ�tQYOX̂QSsQWVZSWv�VpR��OPQWv�VpR�TV̂PQWv�QNQW]Op]�yWSN��QYOpR�ZYQ�yQpXQ�ZS�XWSvv_��jStOp]�ZYQ�XSWpQW��VXP�d{TS[̂R�NQVp�WVÔ�SsQWVZSWv�VpR�XWSvvQWv�TS[̂R�vQQ�QVXY�SZYQW�TYQp�ZYQ�WVÔ�tQYOX̂Q�TVv�RS§Qpv�Sy�yQQZy[WZYQW�VTVoq�R[Q�ZS�ZYQ�Vp]̂Q�Sy�ZYQ�vO]YẐOpQv_�YQ�yQpXQ�TVv�VssWStQR�Op�b̈¦©�ZS��Q�vQZ��VXP�vQtQWV̂�yQQZ�ZYQ�QpZOWQ�̂Qp]ZY�Sy�ZYQ�vS[ZY�yQpXQ�V̂Sp]ZYQ�vORQTV̂P_��xin��[ÔZ�OZ�[s�V]VOpvZ�ZYQ�vORQTV̂P�Op�tOŜVZOSp�Sy�ZYVZ�VssWStQR�vOZQ�ŝVp_��|����������ª�����������������«��������������������¬��������ª����«������«������������������������¬����®���������������«���������������������ª�����������������̄������������������«��������������������������������ªª��������������������������°���������ª�«���ª�������������������«�����������®�����������������«�����«�¬��������¬������������YQ�s[WsSvQ�Sy�ZYQ�yQpXQ�vZVpRVWR��hh_bhe_d©e_w_b_V¡��ZYVZ�Ov��QOp]�NSROyOQR�OpX̂[RQvg
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<=>�?@ABC=�?DEDAF�GDHG=AHF�A=>�IJK�EA==FLMNO�PQRP�SPQRPTUVWMXOVXYUOZ[LTM\]VQL^_Q̀�aabacbdeda�dfge�h_iD>�jUkT̀Xl�mT̀ T̀W�SmT̀ T̀W]jUkT̀XZnQUX\T̀PQUO[Q̀][QôpG>�qYUX�rOMnsM[�SLTUtYOLQXQUuZ[LTM\]VQL^mT̀ T̀WlvWT̀Nu�wQU�UOTVWM̀[�QYX�XQ�Yu]��x��yYuX�uTR�XWMu�OLTM\l�T̀P�WToÒzX�XT\NOP�XQ�Lk�̀OM[W{QU�_TUtYO�_QXQUul�uQ�XWOuO�TUO�yYuX�Lk�QR̀XWQY[WXu]��_TUtYO�_QXQUu�LTk�T[UOO�QU�PMuT[UOO]|}�~���~�������~��������~���~����~�}������}������}��~����~���}���}���������~�l�kOu�x�RTu�TRTUOQw�XWTX]��mQROoOUl�XWOk�VYUUÒX\k�WToO�̀Q�UOtYMUOLÒX�wQU�Q̀O�XWOUOl�XWOk�WToO�T�̀OOP�XQ�nTUN�XWOUOlT̀P�XWOkzoO�XOuXMwMOP�XWTX��hjzu�RMPO�XUOOu�RM\\�{O�T̀�MuuYO]��_TUtYO�_QXQUu�LTk�}���~�XUM[[OU�T�̀OOPwQU�M̀uXT\\M̀[�XWOMU�QR̀ �\T̀PuVTnM̀[�Q̀�XWO�̀QUXW�uMPO]mQROoOUl�Mw�XWOk�PQl�XWOkzP�WToO�����������~���������LOOXM̀[�XWO�VQPO�uXT̀PTUP�Mw��hj�n\T̀Xu�TT̀UUQROU�unOVMOu�Qw�XUOOu�Tu�qYUX�T̀P�x�{QXW�UOtYOuXOP]��_OOXM̀[�XWO�XUOO�UOtYMUOLÒX�RWÒ��hjzuXUOOu�TUO�unUOTPM̀[�uOoOUT\�wOOX�QoOU�XWO�nUQnOUXk�\M̀O�T̀P�XTNM̀[�Yn�T\\�XWO�TMU�unTVO�RMXWM̀�cz��T̀PLQUO��Qw�_TUtYO�_QXQUuz�nUQnOUXk�RQY\P�LTNO�MX�PMwwMVY\X�wQU�_TUtYO�_QXQUu�XQ�M̀uXT\\�T̀k�XUOOu�XWTXRQY\P�uYUoMoO�{OVTYuO�XWOk�RQ̀zX�wMX]�YUXWOUl�uM̀VO�ROzUO�XT\NM̀[�WknQXWOXMVT\\kl�XWOUOzu�yYuX�Tu�LYVW�VWT̀VO�_TUtYO�_QXQUuz�nUQnOUXk�VQY\P{O�UOPOoO\QnOP�T̀P�T�{YM\PM̀[�{YM\X�T\\�XWO�RTk�XQ�XWTX�uWTUOP�nUQnOUXk�\M̀O]��x̀�XWTX�VTuOl�T[TM̀l�MXRQY\P�{O�LYVW�{OXXOU�Mw��hj�M̀uXT\\u�̀TUUQROU�XUOOu�XWTX�PQ̀zX�unUOTP�wTU�QoOU�XWO�nUQnOUXk�\M̀O]���MXWXWO�VYUUÒXl�RMPO�unOVMOul�{YM\PM̀[�T�{YM\PM̀[�Yn�XQ�XWO�nUQnOUXk�\M̀O�RQY\P�NM\\��hjzu�RMPO�XUOOul�[MoÒXWTX�T\LQuX�WT\w�XWOMU�{UT̀VWOu�RQY\P�{O�uWOTUOP�Qww]�Q�x�VT̀zX�uOO�T̀k�oOUuMQ̀�Qw�XWO�wYXYUO�RWOUO��hjzu�RMPO�XUOOu�TUO�{OXXOU�XWT̀�Q̀Ou�XWTX�unUOTP�\OuuQoOU�XWO�nUQnOUXk�\M̀O]��|}�~���~�����������}����Lk�oMOR�Mu�XWO�uTLO�Tu�xzoO�RUMXXÒ�T\UOTPk��XWTX��hjzu�UOtYOuX�XQ�̀QX�nUQoMPOXWO�UOtYMUOP�czbrd�\T̀PuVTnM̀[�T\Q̀[�MXu�OTuX�nUQnOUXk�\M̀O�Mu�T�uM[̀MwMVT̀X�Q̀O��POunMXO��hjzu�TXXQÙOkXUkM̀[�XQ�PQR̀ n\Tk�XWO�RWQ\O�WOTUM̀[�Tu���OzUO�WOUO�{OVTYuO�Qw�uQLO�\T̀PuVTnM̀[�T̀P�T�wÒVO�l�XQnTUTnWUTuO�WOU�]��hOQn\O�Q̀�TPyTVÒX�nUQnOUXMOu��Yul�_TUtYO�_QXQUul�T̀P�nOQn\O�YuM̀[�_M\Ou��X]�O�nOUMÒVO�XWO��hj�nUQnOUXk�M̀�XWUOO�PMLÒuMQ̀u��RO�PQ̀zX�yYuX�uOO�XWO�OTuX�uMPOl�RO�uOO�XWO�OTuX�T̀PuQYXW�uMPOu�XQ[OXWOU]��vWO�Mu�oOUk�\MXX\O�UQQL�Q̀�XWO�OTuX�uMPO�XQ�LMXM[TXO��hjzu�UOtYOuX�XQ�PQ�\Ouu�XWT̀XWO�UOtYMUOP�OTuX�\T̀PuVTnO�{YwwOU��yYuX�UQQL�wQU�T�wÒVOl�T�uLT\\�n\T̀XOU�T̀P�wMoO�XUOOul�M̀uXOTP�Qw�XWOUOtYMUOP�g�ez�\Q̀[�n\T̀XOU�wMoO�wOOX�RMPOl�T̀P�a��\TU[O�XUOOul���M̀VO�LT̀k�nOQn\O�uOO�XWO�OTuX�T̀PuQYXW�uMPOu�XQ[OXWOUl�RWTX��hj�PQOu�Q̀�XWO�uQYXW�uMPO�VT̀�uOUoO�Tu�LMXM[TXMQ̀�wQU�RWTX�MXzu���vnUQoMPM̀[�Q̀�XWO�OTuX]���Q�x�XWM̀N�XWO��OuM[̀� QLLMuuMQ̀�WTu�XWO�T{M\MXk�XQ�UOtYMUO��hj�XQ�nUQoMPO�TuQ\MP�wÒVO�Q̀�XWO�uQYXW�Tu�T�VQ̀PMXMQ̀�Qw�Qw�[UT̀XM̀[�\OuuÒOP�\T̀PuVTnM̀[�Q̀�XWO�OTuX]��vWO�uQ\MPwÒVO�RM\\�{\QVN�oMORu�wUQL�_M\Ou��X]�PMUOVX\k�PQR̀ ��hjzu�g�ez�\Q̀[�PUMoORTkl�T̀P�{\QVN�WOTP\M[WXuwUQL�uWM̀M̀[�M̀XQ�_TUtYO�_QXQUuz�nUQnOUXk]
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����������������	
 
����������������������������

��������������������� !����"�"����#�$$%�$&#�'�% '('�)*+
(,�-&.�
/��0*+1)*-�02-"-&3�-1'4�%$%$$1��0� '�56�4%7&8��'9:��; ���
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;<=�>?@AB<�>CDC@E�FCGF<@GE�@<=�HIJ�D@<<EKLMN�OPQO�ROPQOSTUVLWNUWXTNYZKSL[\UPK]T̂L�__̀_àbcb_�de_f�ghiC=�jTkSlWm�nSllSV�RnSllSV\jTkSlWYoPTW[SlOPTNZPl\ZPp]nSllSVm�qQP�KPTN�WVLlZr�WVSW�s�WVLlM�UPX[O�VN[o�Nto[SLl�Kk�oPrLWLPl�Pl�WVN�WTNNr�Pl�ugjvr�rPXWV�rLON\\\sKSZLlN�Lw�hSTxXN�hPWPTr�yPT�SlPWVNT�WNlSlWm�PT�WVN�zXL[OLlZ�PQlNT{�|s|�WTLZZNT�S�TNxXLTNKNlW�WPoTPpLON�}v̀~b�[SlOrUSoLlZ�S[PlZ�WVN�oTPoNTWk�[LlN�LW�rVSTNr�QLWV�ugj\��sKSZLlN�WVNK�WSMLlZ�WVN�rSKNoPrLWLPl�ugj�VSr�WSMNlm�SlO�WVN�WVN��PKKLrrLPl�rNNKr�WP�rXooPTWm�SlO�UVPPrLlZ�S�QLON�WTNN�roNULNryNpNl�NtSUW[k�WVN�rSKN�roNULNr�Sr�ugj�VSr�UVPrNl{�MlPQLlZ�WVSW�LW�QPX[O�roTNSO�rNpNTS[�wNNW�LlWPugjvr�rPXWV�OTLpNQSkm�WP�WVN�oPLlW�WVSW�WVN�zTSlUVNr�QPX[O�LlWNTwNTN�QLWV�ugjvr�XrN�Pw�LWr�PQlOTLpNQSk\���sw�ugj�UPKo[SLlNOm�SlO�WVN�|NrLZl��PKKLrrLPl�QNTN�LlpP[pNOm�QPX[O�WVN��PKKLrrLPlrUP[O�ugj�wPT�lPW�SooTNULSWLlZ�rVSONm�PT�wPT�UPKo[SLlLlZ�SzPXW�S�wNQ�[NSpNr�wS[[LlZ�ySr�WVN�PKKLrrLPl�OLO�WP�KN�SlO�hSTxXN�hPWPTr{���hk�pLNQ�Lr�WVSW�ugj�QPX[O�zN�UPKo[NWN[k��XrWLwLNO�LlUPKo[SLlLlZ�SzPXW�S�lNLZVzPT�o[SlWLlZ�S�QLON�WTNN�roNULNr�rP�U[PrN�WP�WVN�oTPoNTWk�[LlN�WVSW�WVNzTSlUVNr�QPX[O�LlWNTwNTN�QLWV�ugjvr�XrN�Pw�LWr�PQl�oTPoNTWk\���NW�WVN��PKKLrrLPl�rNNKNO�OLrKLrrLpNQVNl�LW�QSr�ugj�OPLlZ�LW�WP�hSTxXN�hPWPTr\�[rP��WVLr�Lr�SZSLl�WP�Nto[SLl�Kk�oPrLWLPl��s�wN[W�Ll�WVN�VNSTLlZ�WVSW�rPKN�Pw�WVN��PKKLrrLPlNTvrUPKKNlWr�QNTN�zPTONT[LlN�UPlONrUNlOLlZ�WP�KN�SlO�hSTxXN�hPWPTr��SZSLlm�rSkLlZ�rVSONvrLKoPTWSlWm�rSkLlZ�WVSW�S�wNQ�[NSpNr�wS[[LlZ�LrlvW�ZPLlZ�WP�zN�S�oTPz[NKm�NWU\��s�QLrV�s�UPX[O�VSpN�zNNlSz[N�WP�TNroPlO�Ll�WVN�VNSTLlZ�WVSW�svK�WVN�PlN�yS[PlZ�QLWV�kPX{�QVPvr�zNNl�oXrVLlZ�ugj�WP�oTPpLONhu���WTNNr\��sWvr�zNNl�ugj�WVSWm�wPT�LlrWSlUNm�WTLNO�WP�STZXN�lPW��XrW�WVSW�WVNk�OLOlvW�QSlW�WTNNr�Pl�WVNNSrW�OTLpNQSkm�zXW�WVSW�WVNk�UPX[OlvW�oPrrLz[k�NpNl�wLW\�[rPm�s�WVLlM�WVNTNvr�S�ZNlNTS[�WNlONlUk�wPT�oNPo[N�WP�WVLlM�Pw�ugj�Sr�zNLlZ�Sl�NlpLTPlKNlWS[[k�rNlrLWLpN�PTZSlL�SWLPlm�OXN�WP�LWr�NlpLTPlKNlWS[�TNoPTWLlZm�SlO�UPlpNTrN[k�WP�SrrXKN�WVSW�Sl�SXWPTNoSLT�rVPo�QPX[O�zN�[Nrr�NlpLTPlKNlWS[[k�SQSTN\��hk�NtoNTLNlUN�PpNT�_��kNSTr�VSr�zNNl�WVNPooPrLWN\��ugj�Lr�WVN�lNLZVzPT�QVP�z[SrWr�[LZVW�SlO�lPLrN�LlWP�WVN�oSTMm�QVP�oSpNr�L[[NZS[[km�QVP�[NSw�z[PQr�Ll�WVN�KLOO[N�Pw�WVN�lLZVWm�QVP�z[PQr�LWr�PQl�ZSTzSZN�LlWP�WVN�oSTMm�QVP�VSr�WVN��PLrN��PlWTP[PwwLUN�SlO�WVN��XOXzPl��PULNWk�WTkLlZ�WP�ZNW�WVNK�WP�UVSlZN�WVNLT�zNVSpLPTrm�QVP�WVTPQr�PXWOXKorWNTr�wX[[�Pw�TNUkU[Sz[Nrm�QVP�z[PQr�WVNLT�kSTO�ONzTLr�LlWP�WVN�rNQNT�ZTSWNr�Pl�hSUSOSKm�QVPvrTNKPpNO�PT�ML[[NO�S[KPrW�S[[�Pw�LWr�TNxXLTNO�[SlOrUSoLlZm�NWU\sl�UPlWTSrWm�hSTxXN�hPWPTr�QSWNTr�SlO�USTNwX[[k�WNlOr�WVN�WTNNr�S[PlZ�LWr�NSrW�oTPoNTWk�[LlN�yQVLUVrUTNNl�PXT�PQl�VPKN�wTPK�ugjvr�Z[STLlZ�lLZVW�[LZVWr{m�oLUMr�Xo�ZSTzSZN�S[PlZ�WVN�WTSUMr�WVSW�z[PQrOPQl�wTPK�ugjm�TSMNr�[NSpNr�LlrWNSO�Pw�[NSw�z[PQLlZ�WVNK�LlWP�WVN�OTSLlSZN�OLWUV�Sr�ugj�OPNrm�WXTlrPww�S[[�WVNLT�[LZVWr�SW�lLZVWm�OL[LZNlW[k�TNUkU[Nrm�NWU\��~SrW�roTLlZm�s�UPX[OlvW�wLZXTN�PXW�QVk�hSTxXNhPWPTr�VSO�oXW�USTOzPSTO�SlO�zXUMNWr�Pl�WVN�TNST�pLNQ�KLTTPTr�Pw�WVN�USTr�Ll�LWr�[PW\��s�SrMNO��WVNkvOlPWLUNO�WVN�kNST�zNwPTN�WVSW�lNrWLlZ�zLTOr�wTPK�WVNLT�WTNNr�QPX[O�w[So�SW�WVNLT�PQl�LKSZNr�Ll�WVNKLTTPTrm�pLNQLlZ�WVNKrN[pNr�Sr�WVTNSWr�WP�WVNLT�lNrWrm�rP�WVNk�z[PUMNO�WVN�KLTTPTr�PXW�Pw�UPlUNTl�wPTWVN�zLTOr\s�MlPQ�WVLr�LrlvW�UNlWTS[�WP�WVN�TNpLNQm�zXW�s�wN[W�WVSW�WVN��PKKLrrLPl�QSr�PpNT[k�ONwNTNlWLS[�WP�ugjmNroNULS[[k�Ll�UPKoSTLrPl�WP�VPQ�xXLUM[k�LW�rNNKNO�WP�OLrKLrr�hSTxXN�hPWPTrv�UPlUNTlr\

LU 21-012866 DZM GW
H.20



����������������	
 
����������������������������

��������������������� !"���#�#����$�%%&�%'$�(�& ()(�*+,
)-�.'/�
0�"1+,2*+.�13.#.'4�.2(5�&%&%'6/7��38$��1$$�/�$97�: ' ��5
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1. Map information based on Topographic Survey provided by S&F Land

Services, dated July 16, 2021.  Dowl has not verified accuracy of this

information.
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SOUTH MACADAM AVE

EXISTING SURFACE

PARKING (TYP)

EXISTING SURFACE

PARKING (TYP)

EXISTING TREE - DECIDUOUS

EXISTING TREE - CONIFER

LEGEND

EXISTING RIGHT OF WAY

EXISTING BOUNDARY LINE

EASEMENT

EXISTING 5' CONTOUR

EXISTING 1' CONTOUR

ON-SITE TREE DEMO

DEMOLITION NOTES

SAWCUT AND DEMO ASPHALT PAVING AND BASEROCK.1

DEMO CURB AND BASEROCK.2

PAINT BLACK STRIPING ON ASPHALT TO REMOVE EXISTING

PARKING. PROVIDE (2) COATS OF PAINT MINIMUM.

3

DEMO BOLLARDS.4

1
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2
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DEMO AUTOGATE CABINET AND CONCRETE PAVING.5

RELOCATE CHAIN LINK FENCE TO PROPERTY LINE.6

5

5

6

6

STRUCTURED PARKING

LOWER LEVEL

EXISTING

BUILDING

EXISTING TRASH & RECYCLING

AREA (UNDER PARKING

STRUCTURE OVERHANG)

STRUCTURED PARKING LOWER LEVEL PLAN

SCALE: 1" = 20'

2

EXISTING TRANSFORMER

DEMO CHAIN LINK FENCE & GATES WITH BARBED WIRE

TOP & PRIVACY SLATS.

7

7

EXISTING BIKE

ROOM

EXISTING SIGN ON

PARKING STRUCTURE

STRUCTURED PARKING

LOWER LEVEL PLAN, SEE

DETAIL BELOW.

PROPOSED TREE PROTECTION ZONE, SEE

COP TREE PROTECTION SPECIFICATIONS

11.60.030.  (6' HIGH ORANGE PLASTIC FENCE

SECURED TO GROUND WITH 8' METAL POSTS,

SIGNAGE DESIGNATING THE PROTECTION

ZONE AND PENALTIES FOR VIOLATIONS

SHALL BE SECURED IN A PROMINENT

LOCATION ON EACH PROTECTION FENCE)

TREE PROTECTION ZONE

1
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TREE - CONIFER

LEGEND

EXISTING RIGHT OF WAY

EXISTING BOUNDARY LINE

EASEMENT

EXISTING 5' CONTOUR

EXISTING 1' CONTOUR

PROPOSED 5' CONTOUR

PROPOSED 1' CONTOUR

XXXX

PROPOSED PERIMETER EROSION CONTROL

PROPOSED INLET PROTECTION

PROPOSED CONCRETE WASHOUT

PROPOSED GRAVEL CONSTRUCTION

ENTRANCE

PROPOSED STOCKPILE AREA

PROPOSED STAGING AREA

WORKING AND EQUIPMENT

STAGING AREA

STOCKPILE AREA

ON-SITE TREE DEMO

CONSTRUCTION

INGRESS / EGRESS

PROPOSED TREE PROTECTION ZONE, SEE

COP TREE PROTECTION SPECIFICATIONS

11.60.030.  (6' HIGH ORANGE PLASTIC FENCE

SECURED TO GROUND WITH 8' METAL POSTS,

SIGNAGE DESIGNATING THE PROTECTION

ZONE AND PENALTIES FOR VIOLATIONS

SHALL BE SECURED IN A PROMINENT

LOCATION ON EACH PROTECTION FENCE)
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TRI-COUNTY METROPOLITAN TRANSPORTATION

WILLAMETTE SHORE TROLLEY RAIL TRACKS

STRUCTURED PARKING

UPPER LEVEL

Notes:

1. Map information based on Topographic Survey provided by S&F Land Services,

dated July 6, 2021.  Dowl has not verified accuracy of this information.

SITE PLAN GENERAL NOTES:

1. THIS APPLICATION IS VESTED TO THE ZONING IN EFFECT ON SEPTEMBER

15, 2017, THE DATE OF THE ORIGINAL BUILDING PERMIT SUBMITTAL

(17-241-498 CO) THAT TRIGGERED NONCONFORMING UPGRADES.

1. PLANT LEGEND & DETAILS: SEE SHEET L3.1.

2. MULCH: ALL PLANTING AREAS SHALL BE MULCHED WITH 3" MIN DEPTH BARK

MULCH, FRESH FIR MEDIUM GRIND.

3. IRRIGATION: ALL PROPOSED PLANT MATERIALS SHALL BE WATERED (MAY

TO OCTOBER) & MAINTAINED FOR A MINIMUM OF TWO (2) FULL GROWING

SEASONS AFTER THE DATE OF PLANTING INSTALLATION.  TREES SHALL BE

WATERED AT A RATE OF 15 GALLONS PER TREE ONCE PER WEEK, SHRUBS

& GROUNDCOVERS AT A RATE OF 1" PER WEEK TO MAINTAIN VIGOROUS

HEALTHY GROWTH.

DOORDOOR DOOR

Legend

Project Boundary

Contour - 1' Interval
500
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OREGON PUBLIC BROADCASTING

NEC/ NEVADA & SOUTH MACADAM AVE

9,267 SF (0.213 AC )

ZONING CM2 (CS)

Development Information

GROSS AREA: R330299, R273083 =  62,535 SF (1.436 AC)

DEVELOPMENT STANDARDS: CITY OF PORTLAND

ZONING BASE: STOREFRONT COMMERCIAL (CS)

LANDSCAPING AND SCREENING: (CHAPTER 33.248)

L2 LOW SCREEN:

TREES = 1 LG / 30 LF, 1 MD / 22 LF, 1 SM / 15 LF

SHRUBS (EVERGREEN) = 3' HT SCREEN WI/ 3 YRS

GROUNDCOVER PLANTS = FULL COVER WI/ 3 YRS

P1 PARKING LOT INTERIOR:

TREES (20% EVERGREEN) = LG / 4 SPACES (150 SF MIN)

= MD / 3 SPACES (75 SF MIN)

= SM / 2 SPACES (50 SF MIN)

SHRUBS = 1.5 SHRUBS / SPACE

GROUNDCOVER PLANTS = FULL COVER WI/ 3 YRS

PARKING AND LOADING: (CHAPTER 33.266)

PARKING LANDSCAPE @ STREET = 5' L2

TREES IN DEVELOPMENT SITUATIONS: (CHAPTER 11.50)

TREE PRESERVATION STANDARDS = EXEMPT

ON-SITE TREE DENSITY STANDARDS = EXEMPT

TREE RETAINED 1.5" < 6" DIA = SMALL TREE

TREE RETAINED 6" + = MEDIUM TREE + 6" INCREMENTS

TECHNICAL SPECS: (CHAPTER 11.60)

TREE SIZE ON-SITE = 1-1/2" CAL (5' HT CONIFER)

PROPOSED DEVELOPMENT:

SURFACE PARKING EXISTING = 35 SPACES

PARKING PERIMETER LANDSCAPE = 5' L2

PARKING INTERIOR LANDSCAPE = 1,622 SF (1,575 SF REQ)

PARKING INTERIOR TREES:

MEDIUM: 3 SPACES x 4 TREES = 12 SPACES

SMALL: 2 SPACES x 14 TREES = 28 SPACES

TOTAL PROPOSED INTERIOR = 40 SPACES (35 REQ)

EVERGREEN DIVERSITY (4/18) = 22% (20% REQ)

PARKING INTERIOR SHRUBS = 78 SHRUBS (53 SHRUBS REQ)

EXISTING LOADING

EXISTING

SURFACE

PARKING

ID R330300 / 1S1E22A -00900

CITY OF PORTLAND

WILLAMETTE PARK

ZONING OS

ID R167126 /

1S1E22AC-300

ZONING CM2 (CS)

SATELLITE ANTENNAS

465 LF FRONTAGE = 18 SMALL + 9 MEDIUM TREES OR 468 LF PROPOSED

EXISTING MONUMENT SIGN

100 LF = 7 SMALL TREES OR 105 LF PROPOSED

SITE CONSTRUCTION NOTES

1

PAINT RED NO PARKING ON CURB. PROVIDE (2) COATS OF PAINT MINIMUM.2
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LANDSCAPE (TYP)

PAINT BLACK STRIPING ON ASPHALT TO REMOVE EXISTING PARKING. PROVIDE (2)

COATS OF PAINT MINIMUM.
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REINSTALL 4" WIDE PARKING STRIPE TO ORIGINAL CONDITION (TYP), MATCH EXISTING

ADJACENT COLOR.  PROVIDE (2) COATS OF PAINT MINIMUM.
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PROPOSED STANDARD 6" CONCRETE CURB. CONTRACTOR TO SAWCUT OUT EXISTING

ASPHALT TO INSTALL NEW CURB LINE AND LANDSCAPE ISLAND. REMOVE ASPHALT IN

ISLAND SECTION AND DISPOSE OF OFF-SITE. INSTALL ASPHALT TO NEW CURB LINE

FROM SAWCUT. CONTRACTOR TO PROVIDE POSITIVE DRAINAGE AROUND ALL

CONSTRUCTED CURB ISLANDS. ENSURE NO PONDING AT NEW CURB LINE AND INSTALL

2' WIDE FLUSH CURB SECTIONS WHERE NECESSARY.
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PROPOSED 6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE.  SEE DETAIL SHEET L3.1.

5

1

1

2

2

2

3

5

5

5

6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE

SOUTH MACADAM AVENUE
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PROPOSED BOLLARDS, MATCH EXISTING BOLLARDS TO REMAIN.

6

8

8

7

PROPOSED ASPHALT PAVING, MATCH ADJACENT.

7

7

7

8

PROPOSED 6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE (F2) & GATES WITH

ANTI-CLIMB SECURITY BARRIER.  ANTI-CLIMB SECURITY BARRIER SHALL BE GALVANIZED

RAZOR CHANNEL W PROFILE SECURITY SPIKES OR APPROVED EQUAL.  INSTALL ON

SATELLITE SIDE CORNER OF 2" X 6" CEDAR TOP.  SEE SIMILAR DETAIL SHEET L3.1.

9

PROPOSED 2 SPACE SHORT-TERM BIKE RACK.

9

6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE 6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE 10'

10

PROPOSED FENCE AND ART MURAL, SEE SHEET L3.5

10

EXISTING SIGN ON

PARKING STRUCTURE

EXISTING BIKE

ROOM

1 2

STRUCTURED PARKING

LOWER LEVEL

EXISTING

BUILDING

1

2

7

5

4

EXISTING TRASH & RECYCLING AREA

(UNDER PARKING STRUCTURE OVERHANG)

STRUCTURED PARKING LOWER LEVEL PLAN

SCALE: 1" = 20'

22.5'
22.5'

STRUCTURED PARKING LOWER

LEVEL PLAN, SEE DETAIL BELOW.

EXISTING TRANSFORMER

EXISTING STAIRS

EXISTING STAIRS

8

11

PROPOSED STORMWATER PLANTER PER BES DWG SW-231, SEE SHEET L3.1 FOR LEGEND.

11

11

11

6

12

REMOVE AND REPLACE ALL EXISTING LIGHT FIXTURES ON THE EAST FACADE WITH IDA

CERTIFIED DARK SKY COMPLIANT LIGHT FIXTURE, LUXLOGIC LIGHTING MODEL WARRIOR

WALL PACK SERIES OR APPROVED EQUAL.

DARK SKY LIGHT FIXTURE, LUXLIGHTING

WARRIOR WALL PACK SERIES

12

12

12

12

12

12

12

12

13

13

CONTRACTOR TO INSPECT EXISTING CONCRETE WALL AND REPORT OVERALL CONDITION,

WALL DEPTH, AND FOOTING SIZE TO ENGINEER.

14

14

PROPOSED 8" C900 STORM PIPE.

ANTI-CLIMB SECURITY BARRIER



EXISTING TREE TO REMAIN CONTRACTOR TO PROTECT IN PLACE

TREES
ITEM SIZE QTY. MATURE SIZE (H X W) / COMMENTS

PLANT MATERIALS LEGEND

SHRUBS & ACCENTS
ITEM SIZE QTY. MATURE SIZE (H X W) / COMMENTS

STYRAX JAPONICUS 'JFS-D'

SNOWCONE JAPANESE SNOWBELL

1-1/2" CAL / B&B

AS SHOWN

12 25' H X 20' W / SMALL / 3' PLANTER

6' BRANCHING HT / POWER LINES

ABELIA 'EDWARD GOUCHER'

EDWARD GOUCHER ABELIA

5 GAL CONT

4'-0" OC

33 6' H X  6' W / EVERGREEN

DROUGHT TOLERANT

ARBUTUS UNEDO 'COMPACTA'

COMPACT STRAWBERRY TREE

5 GAL CONT

4'-0" OC

53 6' H X 5' W / EVERGREEN

DROUGHT TOLERANT

LIGUSTRUM JAPONICUM 'TEXANUM'

WAXLEAF PRIVET

5 GAL CONT

4'-0" OC

60 8' H X 6' W / GLOSSY EVERGREEN

PT - FULL SUN / DROUGHT TOLERANT

MYRICA CALIFORNICA

PACIFIC WAX MYRTLE

5 GAL CONT

4'-0" OC

39 10' H X 6' W / HIGH SCREEN SHRUB

PDX NATIVE / EVERGREEN

GROUNDCOVERS & MISC
ITEM SIZE QTY. MATURE SIZE (H X W)

MAHONIA REPENS

CREEPING MAHONIA

1 GAL

2'-0" OC

4,876 SF

1,410 PLANTS

18" H X 3' W / EVERGREEN

PNW NATIVE / SUN - PT SHADE

EXISTING SHRUB TO REMAIN CONTRACTOR TO PROTECT IN PLACE

ARCTOSTAPHYLOS UVA-URSI 'MASS.'

MASS KINNIKINICK

1 GAL

2'-0" OC

3,049 SF

882 PLANTS

9" H X 3' W / EVERGREEN

NATIVE / DROUGHT TOLERANT

CISTUS X PULVERULENTUS 'SUNSET'

MAGENTA ROCK ROSE

2 GAL CONT

3'-0" OC

6
2' H X 4' W / EVERGREEN

FULL SUN / DROUGHT TOLERANT

PENNISETUM A. 'HAMELN'

HAMELN FOUNTAIN GRASS

2 GAL CONT

30" OC

20
30" H X 30" W

DECORATIVE ROCK BAND @ BUILDING

VALLEY LANDSCAPE CENTER

18" X 6" 

3/16" X 4" X 16'

675 SF

13 CY

460 LF

WASHED RIVER ROCK, SIZE 2" - 3"

MIRAFI 140 N NON-WOVEN GEO-TEXTILE

TUALATIN, 503-692-0606
SURE-LOC STEEL EDGING

15" STEEL STAKES, COLOR BLACK

QUERCUS ROBUR X BICO 'NADLER'

KINDRED SPIRIT OAK

1-1/2" CAL / B&B

AS SHOWN

2 30' H X 6' W / SMALL / TIGHTLY COLUMNAR

5' BRANCHING HT / DROUGHT TOLERANT

ILEX CRENATA 'SKY PENCIL'

SKY PENCIL JAPANESE HOLLY

3' - 4' HT / B&B

2'-0" OC

56 8' H  X 3' W / HIGH SCREEN SHRUB

EVERGREEN

MISCANTHUS 'PURPURASCENS'

AUTUMN FLAME GRASS

2 GAL CONT

2'-6" OC

40 5' H X 3' W / UPRIGHT 

BRILLIANT RED-ORANGE FALL COLOR

ZELKOVA SERRATA 'MUSASHINO'

MUSASHINO COLUMNAR ZELKOVA

1-1/2" CAL / B&B

AS SHOWN

13 45' H X 15' W / SMALL / 4' PLANTER

5' BRANCHING HT / NARROW VASE

PARROTIA PERSICA 'VANESSA'

VANESSA PERSIAN PARROTIA

1-1/2" CAL / B&B

AS SHOWN

12 40' H X 20' W / SMALL / 4' PLANTER

5' BRANCHING HT / POWER LINES

NYSSA SYLVATICA 'JFS-RED'

FIRESTARTER TUPELO

1-1/2" CAL / B&B

AS SHOWN

9 35' H X 18' W / MEDIUM / 4' PLANTER

5' BRANCHING HT / CENTRAL LEADER

CARPINUS BETULUS 'FASTIGIATA'

PYRAMIDAL EUROPEAN HORNBEAM

1-1/2" CAL / B&B

AS SHOWN

17 35' H X 25' W / SMALL / 4' PLANTER

5' BRANCHING HT / DROUGHT TOLERANT

LAGERSTROEMIA X 'TUSCARORA'

TUSCARORA CRAPE MYRTLE

1-1/2" CAL / B&B

MULTI-STEM

1 15' H X 15' W / SMALL / 3' PLANTER

5' MIN BRANCHING HT / POWER LINES

CALOCEDRUS DECURRENS

INCENSE CEDAR

6' - 7' HT / B&B

1.75" CAL

5 100' H X 30' W / MEDIUM / 6' PLANTER

NATIVE EVERGREEN / ZONE A/B

RHAMNUS (FRANGULA) PURSHIANA

CASCARA

1-1/2" CAL / B&B

AS SHOWN

5 30' H X 25' W / SMALL / 4' PLANTER

PDX NATIVE / WET TOLERANT / POWER LINES

GROUNDCOVERS
ITEM SIZE QTY. POTENTIAL HEIGHT / PLANTING ZONE

STORMWATER FACILITY PLANT MATERIALS:

CAREX OBNUPTA

SLOUGH SEDGE

1 GAL CONT

80 / 100 SF

100 SF

80 TOTAL 

PNW NATIVE

48" H / ZONE A / SUN - PART SHADE

JUNCUS PATENS

SPREADING RUSH

1 GAL CONT

80 / 100 SF

97 SF

78 TOTAL 

PNW NATIVE

36" H / ZONE A / SUN - PART SHADE

STORMWATER FACILITIES (PDX STORMWATER MANAGEMENT MANUAL):

MAINTENANCE = 2-YEAR (CHAPTER 3)

STORMWATER FACILITY = FLAT-BOTTOM RAIN GARDEN

ZONE A TOTAL = 197 SF

ZONE A HERBACEOUS (80 / 100 SF) = 158 PLANTS (158 PLANTS REQ)

158 TOTAL
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L3.1

6' HIGH 100% FULLY SITE-OBSCURING SOLID WOOD FENCE (F2)

SCALE: NOT TO SCALE

HAMELN FOUNTAIN GRASS

PYRAMIDAL EUROPEAN HORNBEAM

SNOWCONE JAPANESE SNOWBELL

FIRESTARTER TUPELO

AUTUMN FLAME GRASS

TUSCARORA CRAPE MYRTLE

VANESSA PERSIAN PARROTIA KINDRED SPIRIT OAK

INCENSE CEDAR MUSASHINO COLUMNAR ZELKOVA

SKY PENCIL JAPANESE HOLLY

EXTERIOR BUILDING WALL

OR CONCRETE WALK

6" LAYER DECORATIVE ROCK

18"

TOPSOIL

EXISTING SUBGRADE

GEO-TEXTILE FABRIC:

WRAP SIDES AND BOTTOM

OF ROCK LAYER.

STEEL EDGING, SET 1/2" MAX

ABOVE FINISHED GRADE.

SECURE W/ 5 STAKES PER

SECTION & 2 EACH JOINT.

WATERPROOFING MATERIAL

PLANT MATERIALS

OR LAWN

DECORATIVE ROCK BORDER DETAIL

SCALE: NOT TO SCALE

CASCARA
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971-280-8641  ■  720 SW Washington Street, Suite 750  ■  Portland, Oregon 97205  ■  www.dowl.com

November 11, 2021 

Julie Livingston, Chair 
Portland Design Commission 
1900 SW Fourth Avenue 
Portland, OR 97201 

Subject: OPB Nonconforming Upgrades 
LU 21-012886 DZM GW 

Dear Ms. Livingston, 

This letter is provided on behalf of OPB (applicant) to address comments from the City of Portland (City) 
Design Commission made during the first evidentiary hearing on November 4, 2021 regarding the OPB 
Nonconforming Upgrades project (LU 21-012886 DZM GW). The provided comments were specific to two 
aspects of the applicant’s proposal: 

• Barbed wire proposed above a new six foot wood fence located along the frontage of South
Nevada Street; and

• Revisions to condition of approval “C” as proposed by City staff to allow for greater flexibility in
the implementation of public artwork or permanent signage relevant to the Macadam Greenway
context.

In response to concerns about the proposed barbed wire and its aesthetic impact to an identified view 
corridor (South Nevada Street) and the pedestrian entrance to Willamette Park, the applicant has revised 
the proposed six foot wood fence in this location to instead include lower profile anti-climb security 
spikes. The proposed security spikes will be approximately two inches high and will be mounted on the 
inside (satellite dish side) of the top rail of the fence, with the spikes pointing upward. These security 
spikes will serve as a necessary security measure that will prevent unauthorized entrance to the satellite 
dish area. As noted during the hearing, these satellite dishes and associated equipment not only support 
OPB’s radio broadcasting services, but also support the emergency notification system for the State of 
Oregon. A sample of the proposed security spikes are shown on Sheet L3.0 of the revised plan set 
(attached), and a rendering of this portion of the OPB site, including the proposed spikes, is shown on 
Sheet L3.5. As noted in the construction notes on Sheet L3.0, the applicant may install an approved equal 
product depending on product availability at the time of construction, which allows for the security spikes 
to be custom fabricated or obtained from an alternate manufacturer if necessary. 

In addition, the applicant has provided proposed revised language for condition of approval “C” as 
originally proposed in the staff report and recommendation to the Design Commission, dated October 25, 
2021. As noted during the hearing, additional flexibility should be provided with this condition of approval 
to avoid restricting or limiting possible public art or sign installations. The applicant’s proposed revised 
language is included below, which provides the applicant with additional flexibility in design and 
implementation of possible public art or historical context signage: 

LU 21-012866 DZM GW
I.2



November 11, 2021 
Page 2 of 2 

C. Within two years of final approval of this land use review, the property owner shall either:

(1) Install permanent signage relevant to the Macadam Greenway context in proximity to
or on the proposed fence where it is parallel to South Nevada street; or

(2) Work with the Regional Arts and Culture Council (RACC) to develop public art to be
mounted or painted on the portion of the proposed fence where it is parallel to South
Nevada Street and within three feet of the adjacent sidewalk. Flexibility in design and
configuration of the public art is encouraged, but the public art should be at least 50
percent of the area of the fence where it is parallel to South Nevada Street and within
three feet of the adjacent sidewalk.

If you have any questions regarding the proposed alterations to the site plan and condition of approval 
language, please do not hesitate to contact me at (971) 229-8318 or at mrobinson@dowl.com.  

Sincerely, 

Matthew Robinson 
Associate Planner 

cc: Hannah Bryant, BDS (via email) 
Read Stapleton, DOWL (via email) 
Kyle Davis, OPB (via email) 
Dana Krawczuk, Stoel Rives (via email) 

Attachment(s):  

1. OPB Nonconforming Upgrades Plan Set (Updated, 11-11-2021)

mailto:mrobinson@dowl.com
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SITE LOCATION

OPB - MACADAM AVE NONCONFORMING UPGRADES

SHEET INDEX
L1.0 COVER SHEET
L2.0 EXISTING CONDITIONS AND DEMO PLAN
L2.5   CONSTRUCTION MANAGEMENT PLAN
L3.0 SITE / LANDSCAPE PLAN
L3.1 PLANT MATERIALS LEGEND AND DETAILS
L3.5   FENCE AND ART MURAL RENDERING

OWNER
OREGON PUBLIC BROADCASTING
7140 SOUTH MACADAM AVE
PORTLAND, OR 97219
ATTN: KYLE DAVIS
PHONE: (503)293-1999

PLANNER
DOWL LLC
720 SW WASHINGTON STREET, SUITE 750
PORTLAND, OR 97205
ATTN: READ STAPLETON, AICP
PHONE: (971)280-8641

LANDSCAPE ARCHITECT
DOWL LLC
720 SW WASHINGTON STREET, SUITE 750
PORTLAND, OR 97205
ATTN: WAYNE IAZZETTI, RLA
PHONE: (971)280-8641

PROJECT TEAM

SITE PLAN
SCALE 1" = 60'

VICINITY MAP
SCALE: NTS

PREPARED FOR OREGON PUBLIC BROADCASTING
7140 SOUTH MACADAM AVENUE

PORTLAND, OR 97219

SOUTH MACADAM AVE

ID R330327
WILLAMETTE SHORE TROLLEY RAIL TRACKS

ID R330300
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ID R273083 / 1S1E22A -00800
OREGON PUBLIC BROADCASTING
NEC/ NEVADA & S MACADAM AVE

9,267 SF (0.213 AC )
ZONING CM2 (CS)

EXISTING LOADING

ID R330300 / 1S1E22A -00900
CITY OF PORTLAND
WILLAMETTE PARK

ZONING OS
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ZONING CM2 (CS)
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SOUTH MACADAM AVE

EXISTING SURFACE
PARKING (TYP)

EXISTING SURFACE
PARKING (TYP)

EXISTING TREE - DECIDUOUS

EXISTING TREE - CONIFER

LEGEND
EXISTING RIGHT OF WAY

EXISTING BOUNDARY LINE

EASEMENT

EXISTING 5' CONTOUR
EXISTING 1' CONTOUR

ON-SITE TREE DEMO

DEMOLITION NOTES
SAWCUT AND DEMO ASPHALT PAVING AND BASEROCK.1

DEMO CURB AND BASEROCK.2

PAINT BLACK STRIPING ON ASPHALT TO REMOVE EXISTING
PARKING. PROVIDE (2) COATS OF PAINT MINIMUM.

3

DEMO BOLLARDS.4

1

11

1

1

1 1 222

2

2

3

4 44

DEMO AUTOGATE CABINET AND CONCRETE PAVING.5

RELOCATE CHAIN LINK FENCE TO PROPERTY LINE.6

5

5

6

6

STRUCTURED PARKING
LOWER LEVEL

EXISTING
BUILDING

EXISTING TRASH & RECYCLING
AREA (UNDER PARKING

STRUCTURE OVERHANG)

STRUCTURED PARKING LOWER LEVEL PLAN
SCALE: 1" = 20'

2

EXISTING TRANSFORMER

DEMO CHAIN LINK FENCE & GATES WITH BARBED WIRE
TOP & PRIVACY SLATS.

7

7

EXISTING BIKE
ROOM

EXISTING SIGN ON
PARKING STRUCTURE

STRUCTURED PARKING
LOWER LEVEL PLAN, SEE
DETAIL BELOW.

PROPOSED TREE PROTECTION ZONE, SEE
COP TREE PROTECTION SPECIFICATIONS
11.60.030.  (6' HIGH ORANGE PLASTIC FENCE
SECURED TO GROUND WITH 8' METAL POSTS,
SIGNAGE DESIGNATING THE PROTECTION
ZONE AND PENALTIES FOR VIOLATIONS
SHALL BE SECURED IN A PROMINENT
LOCATION ON EACH PROTECTION FENCE)

TREE PROTECTION ZONE

1

1

7 7
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SOUTH MACADAM AVENUE

TREE - DECIDUOUS

TREE - CONIFER

LEGEND
EXISTING RIGHT OF WAY

EXISTING BOUNDARY LINE

EASEMENT

EXISTING 5' CONTOUR

EXISTING 1' CONTOUR

PROPOSED 5' CONTOUR
PROPOSED 1' CONTOUR

XXXX

PROPOSED PERIMETER EROSION CONTROL

PROPOSED INLET PROTECTION

PROPOSED CONCRETE WASHOUT

PROPOSED GRAVEL CONSTRUCTION
ENTRANCE

PROPOSED STOCKPILE AREA

PROPOSED STAGING AREA
WORKING AND EQUIPMENT
STAGING AREA

STOCKPILE AREA

ON-SITE TREE DEMO

CONSTRUCTION
INGRESS / EGRESS

PROPOSED TREE PROTECTION ZONE, SEE
COP TREE PROTECTION SPECIFICATIONS
11.60.030.  (6' HIGH ORANGE PLASTIC FENCE
SECURED TO GROUND WITH 8' METAL POSTS,
SIGNAGE DESIGNATING THE PROTECTION
ZONE AND PENALTIES FOR VIOLATIONS
SHALL BE SECURED IN A PROMINENT
LOCATION ON EACH PROTECTION FENCE)

CONSTRUCTION
EGRESS

CONCRETE WASHOUT

XX
XX

XX
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XX
XX

XX
XX

XX
XX

XX

XX XX XX XX XX XX XX XX XX XX XX XX XX XX XX

XX XX XX XX XX XX XX XX XX XX XX XX XX XX XX XX XX XX

INSTALL PERIMETER EROSION
CONTROL TO EXTENT OF WORK (TYP)

INLET PROTECTION

INLET PROTECTION

INLET PROTECTION

STRUCTURED PARKING LOWER
LEVEL PLAN, SEE DETAIL BELOW.

EXISTING BIKE
ROOM

STRUCTURED PARKING
LOWER LEVEL

EXISTING
BUILDING

STRUCTURED PARKING LOWER LEVEL PLAN
SCALE: 1" = 20'

PERMISSIBLE ROOT PROTECTION ZONE ENCROACHMENTS

EXISTING TRASH & RECYCLING AREA
(UNDER PARKING STRUCTURE OVERHANG)

INLET PROTECTION

INLET PROTECTION

INLET PROTECTION

INLET PROTECTION
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TREE PROTECTION ZONE

PROPOSED STORMWATER
FACILITY

PROPOSED STORMWATER
FACILITY (TYP)
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ID R330299 / 1S1E22AC-00200
OREGON PUBLIC BROADCASTING
7140 SOUTH MACADAM AVENUE

53,268 SF (1.223 AC)
ZONING CM2 (CS)

SOUTH MACADAM AVENUE

SO
U

TH
 N

EV
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A 
ST

ID R330327 / 1S1E22AC-00100
TRI-COUNTY METROPOLITAN TRANSPORTATION

WILLAMETTE SHORE TROLLEY RAIL TRACKS

STRUCTURED PARKING
UPPER LEVEL

Notes:
1. Map information based on Topographic Survey provided by S&F Land Services,

dated July 6, 2021.  Dowl has not verified accuracy of this information.

SITE PLAN GENERAL NOTES:
1. THIS APPLICATION IS VESTED TO THE ZONING IN EFFECT ON SEPTEMBER

15, 2017, THE DATE OF THE ORIGINAL BUILDING PERMIT SUBMITTAL
(17-241-498 CO) THAT TRIGGERED NONCONFORMING UPGRADES.

1. PLANT LEGEND & DETAILS: SEE SHEET L3.1.

2. MULCH: ALL PLANTING AREAS SHALL BE MULCHED WITH 3" MIN DEPTH BARK
MULCH, FRESH FIR MEDIUM GRIND.

3. IRRIGATION: ALL PROPOSED PLANT MATERIALS SHALL BE WATERED (MAY
TO OCTOBER) & MAINTAINED FOR A MINIMUM OF TWO (2) FULL GROWING
SEASONS AFTER THE DATE OF PLANTING INSTALLATION.  TREES SHALL BE
WATERED AT A RATE OF 15 GALLONS PER TREE ONCE PER WEEK, SHRUBS
& GROUNDCOVERS AT A RATE OF 1" PER WEEK TO MAINTAIN VIGOROUS
HEALTHY GROWTH.

DOORDOOR DOOR

Legend
Project Boundary

Contour - 1' Interval500

ID R273083 / 1S1E22A -00800
OREGON PUBLIC BROADCASTING

NEC/ NEVADA & SOUTH MACADAM AVE
9,267 SF (0.213 AC )
ZONING CM2 (CS)

Development Information
GROSS AREA: R330299, R273083 =  62,535 SF (1.436 AC)

DEVELOPMENT STANDARDS: CITY OF PORTLAND
ZONING BASE: STOREFRONT COMMERCIAL (CS)

LANDSCAPING AND SCREENING: (CHAPTER 33.248)
L2 LOW SCREEN:

TREES = 1 LG / 30 LF, 1 MD / 22 LF, 1 SM / 15 LF
SHRUBS (EVERGREEN) = 3' HT SCREEN WI/ 3 YRS
GROUNDCOVER PLANTS = FULL COVER WI/ 3 YRS

P1 PARKING LOT INTERIOR:
TREES (20% EVERGREEN) = LG / 4 SPACES (150 SF MIN)

= MD / 3 SPACES (75 SF MIN)
= SM / 2 SPACES (50 SF MIN)

SHRUBS = 1.5 SHRUBS / SPACE
GROUNDCOVER PLANTS = FULL COVER WI/ 3 YRS

PARKING AND LOADING: (CHAPTER 33.266)
PARKING LANDSCAPE @ STREET = 5' L2

TREES IN DEVELOPMENT SITUATIONS: (CHAPTER 11.50)
TREE PRESERVATION STANDARDS = EXEMPT
ON-SITE TREE DENSITY STANDARDS = EXEMPT
TREE RETAINED 1.5" < 6" DIA = SMALL TREE
TREE RETAINED 6" + = MEDIUM TREE + 6" INCREMENTS

TECHNICAL SPECS: (CHAPTER 11.60)
TREE SIZE ON-SITE = 1-1/2" CAL (5' HT CONIFER)

PROPOSED DEVELOPMENT:
SURFACE PARKING EXISTING = 35 SPACES

PARKING PERIMETER LANDSCAPE = 5' L2

PARKING INTERIOR LANDSCAPE = 1,622 SF (1,575 SF REQ)
PARKING INTERIOR TREES:
MEDIUM: 3 SPACES x 4 TREES = 12 SPACES
SMALL: 2 SPACES x 14 TREES = 28 SPACES
TOTAL PROPOSED INTERIOR = 40 SPACES (35 REQ)
EVERGREEN DIVERSITY (4/18) = 22% (20% REQ)
PARKING INTERIOR SHRUBS = 78 SHRUBS (53 SHRUBS REQ)

EXISTING LOADING

EXISTING
SURFACE
PARKING

ID R330300 / 1S1E22A -00900
CITY OF PORTLAND
WILLAMETTE PARK

ZONING OS

ID R167126 /
1S1E22AC-300
ZONING CM2 (CS)

SATELLITE ANTENNAS

465 LF FRONTAGE = 18 SMALL + 9 MEDIUM TREES OR 468 LF PROPOSED

EXISTING MONUMENT SIGN

100 LF = 7 SMALL TREES OR 105 LF PROPOSED

SITE CONSTRUCTION NOTES
1

PAINT RED NO PARKING ON CURB. PROVIDE (2) COATS OF PAINT MINIMUM.2

1
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EXISTING SURFACE
PARKING

5' L2 PARKING PERIMETER
LANDSCAPE BUFFER (TYP)

5'
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G
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)

P1 PARKING INTERIOR
LANDSCAPE (TYP)

PAINT BLACK STRIPING ON ASPHALT TO REMOVE EXISTING PARKING. PROVIDE (2)
COATS OF PAINT MINIMUM.

3

3

5'
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1 
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N
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K 
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FOR
REVIEW

ONLY

REINSTALL 4" WIDE PARKING STRIPE TO ORIGINAL CONDITION (TYP), MATCH EXISTING
ADJACENT COLOR.  PROVIDE (2) COATS OF PAINT MINIMUM.

4
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PROPOSED STANDARD 6" CONCRETE CURB. CONTRACTOR TO SAWCUT OUT EXISTING
ASPHALT TO INSTALL NEW CURB LINE AND LANDSCAPE ISLAND. REMOVE ASPHALT IN
ISLAND SECTION AND DISPOSE OF OFF-SITE. INSTALL ASPHALT TO NEW CURB LINE
FROM SAWCUT. CONTRACTOR TO PROVIDE POSITIVE DRAINAGE AROUND ALL
CONSTRUCTED CURB ISLANDS. ENSURE NO PONDING AT NEW CURB LINE AND INSTALL
2' WIDE FLUSH CURB SECTIONS WHERE NECESSARY.
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L3.0

5 PROPOSED 6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE.  SEE DETAIL SHEET L3.1.

5
1 1

2 2 2

3

555

6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE

SOUTH MACADAM AVENUE

5'
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8'

R22'

1

2

12'
1-WAY
DRIVE

6 PROPOSED BOLLARDS, MATCH EXISTING BOLLARDS TO REMAIN.

6

8

8

7 PROPOSED ASPHALT PAVING, MATCH ADJACENT.

7
7

7

8 PROPOSED 6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE (F2) & GATES WITH
ANTI-CLIMB SECURITY BARRIER.  ANTI-CLIMB SECURITY BARRIER SHALL BE GALVANIZED
RAZOR CHANNEL W PROFILE SECURITY SPIKES OR APPROVED EQUAL.  INSTALL ON
SATELLITE SIDE CORNER OF 2" X 6" CEDAR TOP.  SEE SIMILAR DETAIL SHEET L3.1.

9 PROPOSED 2 SPACE SHORT-TERM BIKE RACK.

9

6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE 6' HIGH 100% FULLY SITE-OBSCURING WOOD FENCE 10'

10 PROPOSED FENCE AND ART MURAL, SEE SHEET L3.5

10

EXISTING SIGN ON
PARKING STRUCTURE

EXISTING BIKE
ROOM

1 2

STRUCTURED PARKING
LOWER LEVEL

EXISTING
BUILDING

1

2

7
5

4

EXISTING TRASH & RECYCLING AREA
(UNDER PARKING STRUCTURE OVERHANG)

STRUCTURED PARKING LOWER LEVEL PLAN
SCALE: 1" = 20'

22.5' 22.5'

STRUCTURED PARKING LOWER
LEVEL PLAN, SEE DETAIL BELOW.

EXISTING TRANSFORMER

EXISTING STAIRS

EXISTING STAIRS

8

11 PROPOSED STORMWATER PLANTER PER BES DWG SW-231, SEE SHEET L3.1 FOR LEGEND.

11

11
11

6

12 REMOVE AND REPLACE ALL EXISTING LIGHT FIXTURES ON THE EAST FACADE WITH IDA
CERTIFIED DARK SKY COMPLIANT LIGHT FIXTURE, LUXLOGIC LIGHTING MODEL WARRIOR
WALL PACK SERIES OR APPROVED EQUAL.

DARK SKY LIGHT FIXTURE, LUXLIGHTING
WARRIOR WALL PACK SERIES

1212

12121212 12
12

13

13 CONTRACTOR TO INSPECT EXISTING CONCRETE WALL AND REPORT OVERALL CONDITION,
WALL DEPTH, AND FOOTING SIZE TO ENGINEER.

14

14 PROPOSED 8" C900 STORM PIPE.

ANTI-CLIMB SECURITY BARRIER



EXISTING TREE TO REMAIN CONTRACTOR TO PROTECT IN PLACE

TREES
ITEM SIZE QTY. MATURE SIZE (H X W) / COMMENTS

PLANT MATERIALS LEGEND

SHRUBS & ACCENTS
ITEM SIZE QTY. MATURE SIZE (H X W) / COMMENTS

STYRAX JAPONICUS 'JFS-D'
SNOWCONE JAPANESE SNOWBELL

1-1/2" CAL / B&B
AS SHOWN

12 25' H X 20' W / SMALL / 3' PLANTER
6' BRANCHING HT / POWER LINES

ABELIA 'EDWARD GOUCHER'
EDWARD GOUCHER ABELIA

5 GAL CONT
4'-0" OC

33 6' H X  6' W / EVERGREEN
DROUGHT TOLERANT

ARBUTUS UNEDO 'COMPACTA'
COMPACT STRAWBERRY TREE

5 GAL CONT
4'-0" OC

53 6' H X 5' W / EVERGREEN
DROUGHT TOLERANT

LIGUSTRUM JAPONICUM 'TEXANUM'
WAXLEAF PRIVET

5 GAL CONT
4'-0" OC

60 8' H X 6' W / GLOSSY EVERGREEN
PT - FULL SUN / DROUGHT TOLERANT

MYRICA CALIFORNICA
PACIFIC WAX MYRTLE

5 GAL CONT
4'-0" OC

39 10' H X 6' W / HIGH SCREEN SHRUB
PDX NATIVE / EVERGREEN

GROUNDCOVERS & MISC
ITEM SIZE QTY. MATURE SIZE (H X W)

MAHONIA REPENS
CREEPING MAHONIA

1 GAL
2'-0" OC

4,876 SF
1,410 PLANTS

18" H X 3' W / EVERGREEN
PNW NATIVE / SUN - PT SHADE

EXISTING SHRUB TO REMAIN CONTRACTOR TO PROTECT IN PLACE

ARCTOSTAPHYLOS UVA-URSI 'MASS.'
MASS KINNIKINICK

1 GAL
2'-0" OC

3,049 SF
882 PLANTS

9" H X 3' W / EVERGREEN
NATIVE / DROUGHT TOLERANT

CISTUS X PULVERULENTUS 'SUNSET'
MAGENTA ROCK ROSE

2 GAL CONT
3'-0" OC

6 2' H X 4' W / EVERGREEN
FULL SUN / DROUGHT TOLERANT

PENNISETUM A. 'HAMELN'
HAMELN FOUNTAIN GRASS

2 GAL CONT
30" OC

20 30" H X 30" W

DECORATIVE ROCK BAND @ BUILDING
VALLEY LANDSCAPE CENTER

18" X 6" 

3/16" X 4" X 16'

675 SF
13 CY
460 LF

WASHED RIVER ROCK, SIZE 2" - 3"
MIRAFI 140 N NON-WOVEN GEO-TEXTILE
TUALATIN, 503-692-0606SURE-LOC STEEL EDGING

15" STEEL STAKES, COLOR BLACK

QUERCUS ROBUR X BICO 'NADLER'
KINDRED SPIRIT OAK

1-1/2" CAL / B&B
AS SHOWN

2 30' H X 6' W / SMALL / TIGHTLY COLUMNAR
5' BRANCHING HT / DROUGHT TOLERANT

ILEX CRENATA 'SKY PENCIL'
SKY PENCIL JAPANESE HOLLY

3' - 4' HT / B&B
2'-0" OC

56 8' H  X 3' W / HIGH SCREEN SHRUB
EVERGREEN

MISCANTHUS 'PURPURASCENS'
AUTUMN FLAME GRASS

2 GAL CONT
2'-6" OC

40 5' H X 3' W / UPRIGHT 
BRILLIANT RED-ORANGE FALL COLOR

ZELKOVA SERRATA 'MUSASHINO'
MUSASHINO COLUMNAR ZELKOVA

1-1/2" CAL / B&B
AS SHOWN

13 45' H X 15' W / SMALL / 4' PLANTER
5' BRANCHING HT / NARROW VASE

PARROTIA PERSICA 'VANESSA'
VANESSA PERSIAN PARROTIA

1-1/2" CAL / B&B
AS SHOWN

12 40' H X 20' W / SMALL / 4' PLANTER
5' BRANCHING HT / POWER LINES

NYSSA SYLVATICA 'JFS-RED'
FIRESTARTER TUPELO

1-1/2" CAL / B&B
AS SHOWN

9 35' H X 18' W / MEDIUM / 4' PLANTER
5' BRANCHING HT / CENTRAL LEADER

CARPINUS BETULUS 'FASTIGIATA'
PYRAMIDAL EUROPEAN HORNBEAM

1-1/2" CAL / B&B
AS SHOWN

17 35' H X 25' W / SMALL / 4' PLANTER
5' BRANCHING HT / DROUGHT TOLERANT

LAGERSTROEMIA X 'TUSCARORA'
TUSCARORA CRAPE MYRTLE

1-1/2" CAL / B&B
MULTI-STEM

1 15' H X 15' W / SMALL / 3' PLANTER
5' MIN BRANCHING HT / POWER LINES

CALOCEDRUS DECURRENS
INCENSE CEDAR

6' - 7' HT / B&B
1.75" CAL

5 100' H X 30' W / MEDIUM / 6' PLANTER
NATIVE EVERGREEN / ZONE A/B

RHAMNUS (FRANGULA) PURSHIANA
CASCARA

1-1/2" CAL / B&B
AS SHOWN

5 30' H X 25' W / SMALL / 4' PLANTER
PDX NATIVE / WET TOLERANT / POWER LIN

GROUNDCOVERS
ITEM SIZE QTY. POTENTIAL HEIGHT / PLANTING ZONE

STORMWATER FACILITY PLANT MATERIALS:

CAREX OBNUPTA
SLOUGH SEDGE

1 GAL CONT
80 / 100 SF

100 SF
80 TOTAL 

PNW NATIVE
48" H / ZONE A / SUN - PART SHADE

JUNCUS PATENS
SPREADING RUSH

1 GAL CONT
80 / 100 SF

97 SF
78 TOTAL 

PNW NATIVE
36" H / ZONE A / SUN - PART SHADE

STORMWATER FACILITIES (PDX STORMWATER MANAGEMENT MANUAL):
MAINTENANCE = 2-YEAR (CHAPTER 3)
STORMWATER FACILITY = FLAT-BOTTOM RAIN GARDEN
ZONE A TOTAL = 197 SF
ZONE A HERBACEOUS (80 / 100 SF) = 158 PLANTS (158 PLANTS REQ)

158 TOTAL
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L3.16' HIGH 100% FULLY SITE-OBSCURING SOLID WOOD FENCE (F2)
SCALE: NOT TO SCALEHAMELN FOUNTAIN GRASS

PYRAMIDAL EUROPEAN HORNBEAM

SNOWCONE JAPANESE SNOWBELL

FIRESTARTER TUPELO

AUTUMN FLAME GRASS

TUSCARORA CRAPE MYRTLE

VANESSA PERSIAN PARROTIA KINDRED SPIRIT OAK

INCENSE CEDAR MUSASHINO COLUMNAR ZELKOVA

SKY PENCIL JAPANESE HOLLY

EXTERIOR BUILDING WALL
OR CONCRETE WALK

6" LAYER DECORATIVE ROCK18"

TOPSOIL

EXISTING SUBGRADE

GEO-TEXTILE FABRIC:
WRAP SIDES AND BOTTOM
OF ROCK LAYER.

STEEL EDGING, SET 1/2" MAX
ABOVE FINISHED GRADE.

SECURE W/ 5 STAKES PER
SECTION & 2 EACH JOINT.

WATERPROOFING MATERIAL

PLANT MATERIALS
OR LAWN

DECORATIVE ROCK BORDER DETAIL
SCALE: NOT TO SCALE

CASCARA
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L3.5
SITE RENDERING - ART SHOWN IS FOR EXAMPLE ONLY AND DOES NOT REFLECT PROPOSED ART.  ARTIST SELECTION TO BE COORDINATED BY RACC
SCALE: NOT TO SCALE
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<=>�?@�ABCDBAEEF�GHI�JK�LMNOPQNM�LMRSLTUQR�VWM�LMXPLT�YMUQR�ZMOV�POMQ[\]̂�_̀a_�b_̀a_cdef\ĝeghd̂ij[c\klè[mnd\�oopoqpqrqo�oqstu�vwxPy�zd{c|g}�~c||cf�b~c||cflzd{c|gi�̀dgkc|_̀d̂j̀|lj̀�m�̂�\j|��̀[[\��\̀|}�|�gf̂�f̂cd\|j}��vz���cgg̀d|̂{}�w�l��dca��h]}�̂��d̂��̂_�f̂d�h|fc��\|̂��p_\�c��̀\|g[ |̂g�gfcg���fc_c�]̂_��̀d�gf̂�d̂èd_�g̀��̂�f̂k_�̀�̂|}��̂ech�̂�\g�à hk_�_̂kc{�gf̂�_̂e\�\̀|��{��̂�̂dck�_c{�l��_�k\]̂�g̀��hg�f̂d�è[[ |̂g��\|g̀��̂d��̂eg\�̂l��n\d�g}�\g����hef�c��gc|_cd_�d̂�ĥ�g�gfcg��vz��f̀hk_�fc�̂�̂��̂eĝ_�\gl���[c_̂�\g��̀d�gf̂��gc|_cd_�d̂c�̀|�̀�j\�\|j�[ �̂c|�̀��̀dgh|\g{�g̀�è[[ |̂g�̀|�afcĝ�̂d�gdc|��\d̂_�c�ĝd���ĝ�g\�\̂_}�|̀g�c��c|{��̀dg�̀�_̂kc{\|j�gceg\elw d̀̂�\[�̀dgc|gk{}��vz�fc��fc_���������������g̀�c��k{��̀d�gf\��d̂�\̂a}�j\�̂|�gfcg�\g�ac��gd\jĵd̂_�{��vz���qro��d̂[ _̀̂k\|j��d̀�̂egl��w{�d̂�ĥ�g�c__̂_�c�gd\�\ck��̂�̂dck�_c{�l�̂è|_}�̀|ê��vz��\|ckk{�_\_�c��k{��̀d�gf\��d̂�\̂a}�\|�n̂�dhcd{l�\g��h�[\gĝ_�c|�\|è[�k̂ĝc��k\ecg\̀|l���vz�gf̂|�g̀ ]̀������������g̀�è[�k̂ĝ�\gl�f\d_}��vz�fc_�c�f̂cd\|j��ef̂_hk̂_�\|��̂�ĝ[�̂d}�gf̂|�a\gf_d̂a�_c{���̂�̀d̂�gf̂�f̂cd\|jl���fcgc__̂_�c|�c__\g\̀|ck������������g̀�gf̂������������\g�g̀ ]̀��vz�g̀�è[�k̂ĝ�\g��c��k\ecg\̀|}c�ĝd�\g�ac\ĝ_� �¡��������g̀�c��k{lǹhdgf}�¢£�¤¥¦��§̈©¦�ª«¬¢ª�£¬�®¬£�̄°¬±¢²�£«�³©�̄¥́®£°�°µ¶¢°²�¢®�·̧¹º»�¤«¢ª«�¢¦�¤«¥£�¼¶½ ̄²£«¢¦�¾°¬½�¥�¦¢½¯́��¿̄����°±¢¤�¢®£¬�¥�½¶ª«�́®À£«¢°��¿̄����ÁÁ���f̂d̂�ac��_̂�\|\ĝk{�d̀ [̀��̀d�\gÂÂ�vz���̀a|�Ãcdk{�Ä��\�gc|ê�_dca\|j���f̀â _�\gl���f̂��kc|ĝd��vz��\|ckk{��d̀�̀ �̂_�è[ �̂��̂d{�ek̀�̂�g̀[^̂g\|j�gf̂�oÅu��d̂�h\d̂[ |̂gl��n\�gf}��§̈�«¥¦�«¥²�¦±°¥́�¬̄ ¬̄°£¶®¢£¢¦�²¶°¢®À�̄°±¢¬¶¦�́¥®²�¶¦�°±¢¤�£¬�¥²²°¦¦�£«�½¢¦¦¢®À¯́¥®£°Á��zhg�\|�̂�̂d{�ec�̂}��vz�f\_��d̀[�gf̂��\g{�gfcg�gf̂��kc|ĝd�ac��[\��\|j}��̂ech�̂�\g�ckac{��f̀â _�\g�c��̂�\�g\|j�̀|�gf̂��\ĝ��kc|���vz��h�[\gĝ_��̀d�gf̀�̂�d̂�\̂a�l���fcg�\��gdĥ�d\jfg�h��g̀�gf̂qro���̂�\j|�Æ̂�\̂a��̀d�gf̂�d̂ê|g�d̂|̀�cg\̀|l��Ç�vz�d̂[ �̀̂_�\g��d̀[�\g���\ĝ��kc|�̀|k{�c�ĝd���\|�̀d[ _̂z���\g�_\_�|̀g�̂�\�g}�c�ĝd��vz�_̂|\̂_�g̀[ �̂gfcg�\g�_\_�|̀g�̂�\�glÈ�\�gf}��©±�½¥²�́¢£°¥́́¿�²¬É®¦�¬¾�°µ¶¦£¦�£¬��§̈�£¬�²¢¦ª¶¦¦�£«�¢¦¦¶¦�\|�gf\��d̂�\̂a��\|ê�qrou}\|ekh_\|j�[c|{�g\[ �̂�̀|ê��vz��h�[\gĝ_�\g��\|è[�k̂ĝ�c��k\ecg\̀|�\|�n̂�dhcd{ÂÂckk�a\gf�|̀��heê��l�Ề �̀_{��d̀[��vz�fc��̂�̂d�̀|ê�eckk̂_�[ }̂�̀d�̀��̂d̂_�g̀�[^̂gl���{k̂��c�\����̀|k{�d̂�k{�c�̀hg�gf\��ac�g̀�d̂�h�̂�g̀�_\�eh���\gl���̀[[h|\ecg\|j�a\gf�[ �̂èhk_�fc�̂��c�̂_��vz�cg�k̂c�g��̂�̂dck�[ |̀gf��\|�gf\��d̀ê��l�n\|ckk{}��vz�fc��fc_�������Ë �¡��������g̀��d̀�\_̂�gf̂��kc|ĝd�gfcg�ac��gf̂�[c\|�\��ĥ�\|�gf\�d̂�\̂al���vz��Ì�����_̂ec_̂��cj̀�g̀��\̀kcĝ�gf̂�oÅu���̂�\j|��̀[[\��\̀|��kc|ĝd�d̂�h\d̂[ |̂g�Çck̀|ja\gf��̂�̂dck�̀gf̂d�d̂�h\d̂[ |̂g�È�gfcg�ed̂cĝ_�gf̂�|̂ _̂��̀d�c��{�̂�����d̂�\̂a�\|�qrqol��Äk�̀}����̂�g̀k_��vz[c|{�g\[ �̂ÂÂ�̂j\||\|j�\|�qrouÂÂgfcg�gf̂��kc|ĝd�ac��[\��\|jl��
I.3
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;<=�>?�@ABCA@DDE�FGH�IJ�KLMMN�OPQRS�;<=TN�NQUKV�ORW�MONK�XLQXMLKY�PZRMN[\]̂�_̀a_�b_̀a_cdef\ĝeghd̂ij[c\klè[mnd\�oopoqpqrqo�qsrt�uvwQx�ydzc{g|�}c{{cf�b}c{{cflydzc{gi~̀dgkc{_̀d̂j̀{lj̀�m�̂�\j{��̀[[\��\̀{|�{�[z�k\�g�̀��o��efc{ĵ��g̀��uy���~d̀~̀�ck���c�]̂_�gf̂��̂�\j{��̀[[\��\̀{�g̀�è{�\_̂d|�gà �â d̂d̂�ĥ�g��g̀�efc{ĵ�gf̂�gd̂ �̂�~̂e\̂��̀{��uy����̀hgf�c{_�̂c�g�~d̀~̂dgz�k\{̂�s����������������������������������������������������������� �������¡���������¢����������������£����������£������¤������������������� �������¡���������vz�{̂\jf¥̀d|�vcd�ĥ�v g̀̀d�|�ck�̀�d̂�ĥ�ĝ_�gf̂��c[ �̂efc{ĵ�¦ck̀{j�a\gf�c��̀k\_��̂{ê§�̀{�gf̂~d̀~̂dgz�k\{̂�\g��fcd̂��a\gf��uy�¦�uy����̀hgf�~d̀~̂dgz�k\{̂§l���gd̀{jkz��h~~̀dg�gf̂�gd̂ �̂�¥̂\{j�d̂�h\d̂_l���{��ceg|���ac��gf̂�̀{̂�af̀�~h�f̂_�}c{{cf�ydzc{g�g̀d̂�h\d̂�gd̂ �̂�̀{�gf̂�̂c�g|�c{_�c��hkk�̈��a\_̂�~kc{g\{j�¥̂_�c{_�kcdĵ�̂�̂djd̂ {̂�cg�gf̂��̀hgf̂c�g�èd{̂d©©ckk�̀��af\ef��uy�̀d\j\{ckkz�̀~~̀�̂_�~d̀�\_\{jl��vz�è{êd{��â d̂�gf̂�a\_gf��̀��gf̂�gd̂ �̂��~d̂c_\{jced̀���vcd�ĥ�v g̀̀d���~d̀~̂dgz�k\{̂|�c{_��~d̂c_\{j�ced̀���c{_�\[~̂_\{j��uy���_d\�̂acz�l������gd̀{jkz�cjd̂ �̂a\gf��̀[[\��\̀{̂d�ªc{g{̂d�c¥̀hg�gf̂�\[~̀dgc{ê�̀���fc_̂©©cjc\{|��uy���ehdd̂{g~d̀~̀�ck�fc���̂�̂dck�[ d̀̂�gd̂ �̂�gfc{��uy�̀d\j\{ckkz�~d̀~̀ �̂_�¦ckgf̀hjf�k̂���gfc{���à hk_�k\]̂�g̀��̂ §̂_ĥ�g̀�}c{{cf�ydzc{g�cjd̂ \̂{j�a\gf�[ �̂gfcg��uy��f̀hk_�~d̀�\_̂�gf̂[l«�������£����������¬®���̄ �¤��£�°������£����£°�̄ �¡��������±±£�£����¡�̄£�����������������̄£����£����£��������̄£�������¤�����£����������«�������������°����������������{�d̂jcd_�g̀�vcd�ĥ�v g̀̀d�|���¥̂k\̂�̂���������£��£������������²��³��́���³����������������������£����¡���µ�̂{�\��vcd�ĥ�v g̀̀d��_\_�{̀g�fc�̂�gf̂��̂dz�d̂ck�è{êd{�c¥̀hg�k̂c�̂��̀{�eh�g̀[ d̂���ecd�|d̀��uy�k̂c��¥k̀a\{j�k̂c�̂��c{_�jd\g�gfd̀hjf�gf̂�~d̀~̀ �̂_�̀~̂{��̂{ê|�vcd�ĥ�v g̀̀d��\��h{_̂d�{̀¥̀k\jcg\̀{�g̀�ckk̀a��uy���¥dc{ef̂��g̀�̂¶ĝ{_�̀�̂d�gf̂�~d̀~̂dgz�k\{̂l��·f̂��̂�\j{��̀[[\��\̀{�fc��{̀d\jfg�g̀�\{�\�g�gfcg�vcd�ĥ�v g̀̀d��ceê~g�gfcgl��µ�̂{�\��\g�_̀ �̂|�vcd�ĥ�v g̀̀d��èhk_��\[~kz�efc\{�cagf̂�¥dc{ef̂��̀���cg�gf̂�~d̀~̂dgz�k\{̂|�af\ef�à hk_�_c[cĵ�gf̂�gd̂ �̂��¥h��̂d\{j��h{eg\̀{lnhdgf̂d|���¥̂k\̂�̂��uy���̧zk̂��c�\���ĝ�g\[ {̀z�gfcg�f̂�¹d̂c��hd̂_¹�vcd�ĥ�v g̀̀d��c�ĝd�vcd�ĥ�v g̀̀d�[̂c\k̂_�\g��è{êd{��ac��[\�k̂c_\{jl����j̀g�gf̂�ek̂cd�\[~d̂��\̀{�gfcg�vdl��c�\��[ ĉ{g�gfcg�vcd�ĥv g̀̀d��{̀�k̀{ĵd�fc_�c{z�è{êd{��c¥̀hg�gf̂�gd̂ �̂�c�ĝd�f̂�gck]̂_�g̀�vcd�ĥ�v g̀̀d���̀a{̂dl���c��h[ �̂cg�k̂c�g��̂�̂dck��̀[[\��\̀{̂d��j̀g�gfcg��c[ �̂\[~d̂��\̀{l��g̀k_�̧hdg�º̂\~»\j|�vcd�ĥ�v g̀̀d���̀a{̂d|�afcg�vdl��c�\���c\_�g̀�z̀hl��}̂�d̂~k\̂_�gfcg�vdl��c�\�����gck]�g̀�f\[|�c{_�gfcg�f̂�g̀k_�vdl��c�\��gfcg�f̂��g\kk�fc_�gf̂��c[ �̂è{êd{��c¥̀hg�gf̂�a\_̂�_̂e\_h̀h�gd̂ �̂|�c{_�à hk_��g\kk�~d̂�̂d�èkh[{cd�̂�̂djd̂ {̂�l��}̂��c\_�vdl��c�\��̂¶~d̂��̂_�cjd̂ [̂ {̂g|�c{_�k̂_f\[�g̀�¥̂k\̂�̂�gfcg�gf̂�gd̂ �̂�~̂e\̂��_̂e\�\̀{�ac��{̀g��\{ckl¼��������£½�¾¿���«��������¡������������������������������������������������¡��£�������«��������¡������¬®������������������¤��������������£����±��£���̄£������£����£°�̄ �¡���� I.3
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����������������	
 
����������������������������

��������������������� !����"�"����#�$$%�$&#�'�% '('�)*+
(,�-&.�
/��0*+1)*-�02-"-&3�-1'4�%$%$$1��0� '�56�4%7&8��'9:��; ���
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Climb Prevention – mounted above 6’
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Context



Location
Macadam Plan District

Willamette Greenway



Zoning
Base Zone: 
CS, Storefront Commercial
*vested in 2017, due to 
previous land use/building 
permit that triggered NCUs. 
Today the site is zoned CM2*

Overlay: 
Design Overlay (d)
River General Overlay (g)

*Today, the site also has a 
Centers Main Street (m) 
overlay, but that does not 
apply to this review as it was 
not in place in 2017.* 

Site Size: 
1.4 acres



Approval 
Criteria
Macadam Corridor Design 
Guidelines

Greenway Design Guidelines

Modifications that will better 
meet Design Review 
Requirements



Context
• S. Macadam Ave to west
• TriMet Rail ROW to east
• Willamette Park to east

Site



Surroundings
• WEST – S. Macadam 

• SOUTH – Marque Motors

• SOUTHEAST – S. Miles 
Place residential 
neighborhood

• EAST – Tourist Trolley on 
TriMet rail ROW

• NORTH – S. Nevada –
closed to vehicle traffic 
beyond this site; ped. 
crossing over train tracks 
into Willamette Park

WEST: S. MACADAM AVE

SOUTH: MARQUE MOTORS BUSINESS



Surroundings
• WEST – S. Macadam 

• SOUTH – Marque Motors

• SOUTHEAST – S. Miles 
Place residential 
neighborhood

• EAST – Tourist Trolley on 
TriMet rail ROW

• NORTH – S. Nevada –
closed to vehicle traffic 
beyond this site; ped. 
crossing over train tracks 
into Willamette Park

EAST: RAIL ROW + WILLAMETTE PARK

NORTH: SOUTH NEVADA DEAD END



Context
• Office building + two-level 

parking structure built in 
1987

• Radio broadcast dishes 
north of S. Nevada, part of 
original 1987 review



Proposal 
Overview
• NCUs triggered by 2017 

building permit – provided 
they are compliant with 
the 2017 code, they are 
not subject to review

• Delete 1987 COA for 3’ 
landscape strip on east 
side (triggers Type III)

• Modifications: 
• Replace 5’ of L2 on 

east side w/ a 6-foot 
fence + 5 trees

• Allow a 6-foot fence 
within 10-feet of the 
street lot line on S. 
Nevada (required to 
screen broadcast 
facilities). 

Looking north, at eastern rail ROW Looking east, at S. Nevada 
pedestrian entry to Willamette Park



Project History
• EA: 19-169932
• Pre-App: 20-121512

2017: New entrance canopies, new ADA ramp to connect to S. Macadam, 
new windows facing S. Macadam, new rooftop mechanical. This project 
triggered the NCU requirements that prompted the 2021 review.  



Modifications
1. Perimeter Landscaping

2. Loading Area Landscaping

3. Fences

Modification 1
The Standard: 33.266.130.G.2/Table 266-5 – Five feet of L2 landscaping is required 
along the east property line where it abuts a C zone. 

The Purpose: To promote vehicle areas that are safe and attractive for motorists and 
pedestrians. Goals include managing urban heat island effect, managing stormwater, 
reducing the visual impact of vehicle areas from sidewalks, streets and adjacent 
residential zones, improving the appearance of parking areas.

The Proposal: To allow a six-foot sight-obscuring fence plus a minimum of five trees on 
the eastern property boundary in lieu of required landscaping meeting the L2 standard.



Modifications
1. Perimeter Landscaping

2. Loading Area Landscaping

3. Fences

Modification 2
The Standard: 33.266.310.E / Table 266-8 – Loading areas must comply with the 
setback and perimeter landscaping standards stated in Table 266-8. Table 266-8 states 
that five feet of L2 landscaping is required at the lot line abutting a C zone (the rail 
right-of-way). 

The Purpose: To ensure the appearance of loading areas are consistent with those of 
parking areas.

The Proposal: to allow a six foot completely sight-obscuring fence in lieu of minimum 
landscaping requirements on the perimeter of the loading area.



Modifications
1. Perimeter Landscaping

2. Loading Area Landscaping

3. Fences

Modification 3
The Standard: 33.130.270.C.1.a – Within 10 feet of a street lot line or lot line that abuts a 
pedestrian connection, fences that meet the following standards are allowed:
a. Fences that are more than 50 percent sight-obscuring may be up to 3-1/2 feet high.
b. Fences that are 50 percent or less sight-obscuring may be up to 8 feet high.

The Purpose: To promote the positive benefits of fences without negatively impacting 
public or vehicle safety. Fences near streets are kept low to ensure visibility for motorists. 

The Proposal: to allow a six foot completely sight-obscuring fence within ten feet of a 
street lot line in the location of the satellite dish enclosure.



Applicant Presentation



Discussion Topics



Public Realm
• WEST – S. Macadam 

• SOUTH – Marque Motors

• SOUTHEAST – S. Miles 
Place residential 
neighborhood

• EAST – Tourist Trolley on 
TriMet rail ROW

• NORTH – S. Nevada –
closed to vehicle traffic 
beyond this site; ped. 
crossing over train tracks 
into Willamette Park

WEST: S. MACADAM AVE

SOUTH: MARQUE MOTORS BUSINESS

EAST: RAIL ROW + WILLAMETTE PARK

NORTH: SOUTH NEVADA DEAD END



Modifications
1. Perimeter Landscaping

2. Loading Area Landscaping

3. Fences

Modification 1
The Standard: 33.266.130.G.2/Table 266-5 – Five feet of L2 landscaping is required 
along the east property line where it abuts a C zone. 

The Purpose: To promote vehicle areas that are safe and attractive for motorists and 
pedestrians. Goals include managing urban heat island effect, managing stormwater, 
reducing the visual impact of vehicle areas from sidewalks, streets and adjacent 
residential zones, improving the appearance of parking areas.

The Proposal: To allow a six-foot sight-obscuring fence plus a minimum of five trees on 
the eastern property boundary in lieu of required landscaping meeting the L2 standard.



Modifications
1. Perimeter Landscaping

2. Loading Area Landscaping

3. Fences

Modification 2
The Standard: 33.266.310.E / Table 266-8 – Loading areas must comply with the 
setback and perimeter landscaping standards stated in Table 266-8. Table 266-8 states 
that five feet of L2 landscaping is required at the lot line abutting a C zone (the rail 
right-of-way). 

The Purpose: To ensure the appearance of loading areas are consistent with those of 
parking areas.

The Proposal: to allow a six foot completely sight-obscuring fence in lieu of minimum 
landscaping requirements on the perimeter of the loading area.



Modifications
1. Perimeter Landscaping

2. Loading Area Landscaping

3. Fences

Modification 3
The Standard: 33.130.270.C.1.a – Within 10 feet of a street lot line or lot line that abuts a 
pedestrian connection, fences that meet the following standards are allowed:
a. Fences that are more than 50 percent sight-obscuring may be up to 3-1/2 feet high.
b. Fences that are 50 percent or less sight-obscuring may be up to 8 feet high.

The Purpose: To promote the positive benefits of fences without negatively impacting 
public or vehicle safety. Fences near streets are kept low to ensure visibility for motorists. 

The Proposal: to allow a six foot completely sight-obscuring fence within ten feet of a 
street lot line in the location of the satellite dish enclosure.



Staff Recommendations



Conditions of 
Approval
1. Public Art or Signage

Staff recommends approval of the 
Design Review, Modifications, 
Greenway Review, removal of the 
Condition of Approval from #15-87, with 
one recommended Condition of 
Approval. 

PUBLIC ART OR CONTEXTUAL SIGNAGE 
Within two years of final approval of this land use review the 
property owner shall install permanent signage relevant to the 
Macadam Greenway context, or work with RACC to develop 
public art to be mounted or painted on at least 75% of the 
entire length of the proposed fence and covering at least the 
top four feet of the fence where it is parallel to S. Nevada street 
and within three feet of the sidewalk.



Questions



 

 

 

REVISED STAFF REPORT AND RECOMMENDATION 
TO THE DESIGN COMMISSION 
 

CASE FILE: LU 21-012886 DZM GW 
       PC # 20-121512 
Site Upgrades 
REVIEW BY: Design Commission 
WHEN:  December 2, 2021; 1:30pm 
REMOTE ACCESS: Design Commission Agenda: 

https://www.portlandoregon.gov/bds/42441 
 
Due to the City’s Emergency Response to COVID19, this land use 
hearing will be limited to remote participation via Zoom. Please 
refer to the instructions included with this notice to observe and 
participate remotely. 
 
Bureau of Development Services Staff:  Hannah Bryant 503-865-6520 / 
Hannah.Bryant@portlandoregon.gov 
 
Minor changes to this Revised Staff Report are boxed for clarity.  
 
GENERAL INFORMATION 
 
Applicant: Kyle Davis | Oregon Public Broadcasting Foundation (OPB) 

7140 South Macadam Ave 
Portland, OR 97219 

 kdavis@opb.org 
 

Representative: Read Stapleton| Dowl 
720 SW Washington Street, Suite 750 
Portland, OR 97205 

 
Site Address: 7140 S MACADAM AVE 
 
Legal Description: BLOCK 4 LOT 2&4, SOUTHERN PORTLAND; TL 200 1.24 ACRES, 

SECTION 22 1S 1E 
Tax Account No.: R780200010, R991220380 
State ID No.: 1S1E22A   00800, 1S1E22AC  00200 
Quarter Section: 3729 & 3730 
 
Neighborhood: South Portland NA., contact Jim Gardner at 

contact@southportlandna.org 
Business District: South Portland Business Association, contact 

info@southportlanddba.com. 

https://www.portlandoregon.gov/bds/42441
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District Coalition: Southwest Neighborhoods Inc., contact Sylvia Bogert at 503-823-
4592. 

Plan District: Macadam 
Other Designations: None 
Zoning: CM2 (MU-C)d g – Commercial Mixed-Use 2 with a Design Overlay 

and Greenway Overlay 
Case Type: DZM GW – Design Review with Modifications and Greenway 

Review 
Procedure: Type III, with a public hearing before the Design Commission.  

The decision of the Design Commission can be appealed to City 
Council. 

 
Proposal: 
The applicant requests approval for a Design Review with Modifications and Greenway 
Review for upgrades to the Oregon Public Broadcasting (OPB) site located at 7140 South 
Macadam Avenue within tax lots 1S1E22AC-00200 and 1S1E22A-00800. These exterior 
site upgrades are proposed to comply with an ‘Option 2’ Nonconforming Development 
Assessment Covenant signed by both OPB and the City of Portland in 2017. Exterior 
upgrades proposed to the site are limited to those necessary to meet the applicant’s 
obligations identified in the Covenant, and include the following: 
 
•  New landscape plantings across the site to meet interior and perimeter parking lot 

landscaping requirements, as well as along the site’s South Macadam Avenue 
frontage. 

•  New sight-obscuring fencing along the site’s eastern boundary as well as on the 
north, south, and east side of the existing satellite dish and generator area. 

•  Removal of four existing parallel parking spaces along the east side of the existing 
parking structure and replacement with landscape planter beds; and 

•  New landscape planter strip along the site’s southern boundary adjacent to tax lot 
1S1E22AC-00300. 

•     Stormwater treatment planters to mitigate on-site stormwater runoff.  
 

Design Review is required because the site is located in the design overlay and non-
exempt exterior alterations are proposed.  
 
A Type III Design Review process is required to consider removal of a condition of 
approval from the site’s original 1987 Type III Design Review approval (DZ 15-87) that 
required an approximately 3-foot landscape strip along the site’s eastern edge. Per 
33.730.140, “Requests for changes to conditions of approval are processed using the 
current procedure assigned to the land use review and the current approval criteria for 
the original land use review, unless this Title specifies another procedure or set of 
approval criteria.” 
 
Modifications are requested to three required development standards: 
 
1.  Parking Area Setbacks and Landscaping - 33.266.130.G.2 – to allow a six-foot sight-

obscuring fence on the eastern property boundary in lieu of required landscaping 
meeting the L2 standard. 

2.  Loading Standards – Placement, Setbacks and Landscaping - 33.266.310.E – to 
allow a six foot completely sight-obscuring fence in lieu of minimum landscaping 
requirements on the perimeter of the loading area. 

3.  Fences – Locations and Heights - 33.130.270.C.1.a – to allow a six foot completely 
sight-obscuring fence within ten feet of a street lot line in the location of the satellite 
dish enclosure. 
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Greenway Review is required because the site is located in the river general overlay and 
exterior alterations to existing development are proposed. 
 
Relevant Approval Criteria: 
In order to be approved, this proposal must comply with the approval criteria of Title 
33, Portland’s Zoning Code. The relevant approval criteria are: 
 
 Macadam Corridor Design Guidelines 
 Greenway Design Guidelines 
 

 
 33.825.040, Modifications That Will 

Better Meet Design Review 
Requirements 

ANALYSIS 
 
Site and Vicinity: The subject property is comprised of two parcels, both bounded by 
South Macadam Avenue on the west side, and a rail right-of-way on the east side. The 
two parcels are divided by South Nevada street, which does not continue to the east of 
these parcels but ends at the rail right of way. To the east of the rail right-of-way is the 
26.85-acre Willamette Park, located between the train tracks and the Willamette River.  
 
The southern 1.24-acre parcel has a low-rise office building and attached two-level 
structured parking facility. At the eastern edge of this parcel, a surface driveway begins 
at South Nevada street, wraps behind the building, and around the southern edge of 
the building to exit onto S. Macadam Avenue.  
 
The northern parcel is approximately .21-acres (9,255 square foot) and has a surface 
parking area on the western half, and a fenced area housing multiple large radio 
transmitter satellite dishes and associated equipment on the eastern half of the parcel.  
 
The Macadam area has a significant cultural history that serves to inspire current 
development and the design guidelines. For centuries Native Americans, primarily the 
Kalapuya peoples, lived and thrived in this area, using the Willamette River as a 
transportation corridor. The riverfront area that is now Willamette Park was part of a 
large network of wetlands and a popular camping location during the salmon runs. 
Modern development, including buildings located close to the river, removal of native 
vegetation and use of impermeable building materials has degraded the vital resources 
and adversely affected Tribal customs traditionally practiced in this area.  
 
Beginning in the mid-1800s, this area was developed by river- and rail-dependent 
industries. Commercial businesses along the west side of South Macadam supported 
the industrial uses. As a result, the east side of South Macadam Avenue has large, 
irregular shaped lots, whereas the west side of South Macadam has a traditional, well-
connected block pattern. Following World War II, much of the industry in this area 
relocated, and the large parcels were redeveloped as campus-like office spaces. This 
further cemented the disconnect between South Macadam Avenue and the river and 
resulted in large surface parking lots and an unwelcoming pedestrian environment.  
 
The subject parcel is indicative of these historic development patterns. Numerous 
parcels owned by Oregon Public Broadcasting (OPB) and its affiliates extend for 
approximately 1000’ between South Macadam Avenue and the TriMet rail right-of-way. 
To the east of the rail right-of-way is Willamette Park, a 26.85-acre public park with a 
boat dock, paths, picnic areas, sports facilities, and a dog park. To the southeast of the 
OPB office building, a small residential neighborhood is accessed from S. Miles Street, 
located between the commercial and industrial businesses along S. Macadam and the 
rail right-of-way to the west, and the river to the east. Willamette Park provides a lush 
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buffer to the north, and Butterfly Park Naturescape is a 1.07-acre undeveloped area of 
Willamette shoreline to the south.  
 
Zoning: The Commercial/Mixed Use 2 (CM2) zone is a medium-scale zone intended for 
sites in a variety of centers, along corridors, and in other mixed-use areas that have 
frequent transit service. The zone allows a wide range and mix of commercial and 
residential uses, as well as employment uses that have limited off-site impacts. 
Buildings in this zone will generally be up to four stories tall unless height and floor 
area bonuses are used, or plan district provisions specify other height limits. 
Development is intended to be pedestrian-oriented, provide a strong relationship 
between buildings and sidewalks, and complement the scale of surrounding 
residentially zoned areas. 
 
The Design Overlay Zone [d] promotes the conservation, enhancement, and continued 
vitality of areas of the City with special scenic, architectural, or cultural value.  This is 
achieved through the creation of design districts and applying the Design Overlay Zone 
as part of community planning projects, development of design guidelines for each 
district, and by requiring design review.  In addition, design review ensures that certain 
types of infill development will be compatible with the neighborhood and enhance the 
area. 
 
The Greenway Overlay Zones, designated as “g”, “i”, “n”, “q” or “r” are intended to 
protect, conserve, enhance, and maintain the natural, scenic, historical, economic, and 
recreational qualities of lands along Portland's rivers; establish criteria, standards, and 
procedures for the development of land, change of uses, and the intensification of uses 
within the greenway; increase public access to and along the Willamette River for the 
purpose of increasing recreational opportunities, providing emergency vehicle access, 
assisting in flood protection and control, providing connections to other transportation 
systems, and helping to create a pleasant, aesthetically pleasing urban environment; 
implement the City's Willamette Greenway responsibilities as required by ORS 390.310 
to 390.368; and implement the water quality performance standards of Metro’s Title 3. 

 The River General “g” allows for uses and development which are consistent with 
the base zoning, which allow for public use and enjoyment of the waterfront, 
and which enhance the river's natural and scenic qualities. 
 

The Macadam Plan District implements the Macadam Corridor Study. The plan district 
contains a set of regulations designed to preserve and promote the unique character of 
the Macadam area. In addition to special development standards for the district, the 
regulations restrict auto-oriented uses and development, limit signs, allow for future 
light rail, and provide view corridors to the Willamette River. 
 
Land Use History:  City records indicate that prior land use reviews include: 

• LU 17-203778 DZM GW – Design Review and Greenway Review approvals for 
exterior alterations including three new windows and canopies, new ADA ramp 
and pedestrian stair, five new rooftop HVAC units, landscaping and new garage 
loading door. Included three Modifications to Pedestrian Standards and Special 
Street Setback. Following this review, the associated building permit triggered 
non-conforming upgrades. The applicant chose to sign a covenant (the Option II 
NCU Covenant), deferring all required upgrades for two years from the date of 
permit issuance. The covenant requires the applicant to upgrade all the 
nonconforming elements from the specific list of Development that must be 
brought into conformance listed in 33.258.070.D. Staff note: The covenant 
requires full compliance or an Adjustment for the standards listed. This 2021 
review is prompted by the applicant seeking Modifications for standards related to 
these non-conforming upgrades.  
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• LU 13-189448 DZ – Design Review approval for a new generator on a concrete 
pad, surrounded by stained cedar lap siding screen and chain link fence, and 
removal of three parking spaces.  

• LU 10-126156 DZ – Design Review approval to increase building footprint by 81 
square feet to add an internal stair.  

• LU 87-004406/87-004405 – Land Use Review approval for a new three-story 
building. This City-Council approval included numerous conditions of approval, 
including one for ‘a landscaped strip approximately three feet wide shall be 
installed along the eastern edge of the site, except where loading 
accommodations require paving to the property line.’ Staff note: Because this 
initial approval was a Type III procedure, and the applicant seeks to remove the 
landscaping Condition of Approval attached to the original approval, this 2021 
review is required to be a Type III review.  

 
Agency Review:  A “Notice of proposal in Your Neighborhood” was mailed September 
2, 2021.  The following Bureaus have responded with no issue or concerns: 
 
•  Life Safety (exhibit E.1) 
•  Urban Forestry (exhibit E.2) 
•  Site Development Section of BDS 
•  Fire Bureau 
•  Water Bureau 
•  Portland Bureau of Transportation 
•  Bureau of Environmental Services (exhibits E.3 and E.4) 
 
Neighborhood Review:  A Notice of Proposal in Your Neighborhood was mailed on 
September 2, 2021.   
Multiple written responses have been received from a single notified property owner in 
response to the proposal. 
• Mike Dowd – multiple dates beginning February 17, 2021. This neighbor has 

numerous concerns with existing site conditions including possible zoning violations 
and non-conforming upgrades. This neighbor is concerned that there may be other 
existing, non-conforming situations on the site that are not related to non-
conforming upgrades, that may need to be investigated and resolved through Code 
Compliance. Mr. Dowd’s concerns include but are not limited to whether the 
building footprint complies with the 1988 approval; measurements of existing 
landscape areas; existing fencing; location of existing paving; trash screening; 
interior parking lot landscaping; rooftop mechanical, and lighting.  

 
Staff Response: Staff appreciates the specificity of the neighbor’s communication and 
has worked with the neighbor to better understand their top priorities related to this site, 
and to clarify what elements may be reviewed as part of this review and what possible 
zoning violations will require further investigation through BDS’ Code Compliance 
Division. Staff has worked with the applicant to address most of the neighbor concerns in 
the proposal and has noted additional elements that must be resolved at permitting in the 
Development Standards section. All correspondence is exhibited in the F. Exhibits and in 
TRIM (https://efiles.portlandoregon.gov/Record/14617105/).  
 
PROCEDURAL HISTORY 
 
An application for this proposal was submitted on February 9, 2021. The application 
was deemed incomplete on March 11, 2021.  The applicant requested the application 
to be deemed complete on August 5, 2021.  The first hearing was originally scheduled 
for September 30, 2021 (within 56 days of being deemed complete) but was 
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postponed to November 4, 2021 at the applicant’s request. At the first hearing on 
November 4, 2021, Mike Dowd requested that the record be left open, prompting a 
mandatory 21-day extension before the Design Commission may vote on the 
proposal.  
 

• During the first (7) seven days of the extension the applicant submitted an 
updated narrative and updated drawings.  The new drawings included a 
revision to the originally proposed barbed wire atop the fence around the 
satellite dishes, as requested by the Design Commission. Mr. Dowd 
submitted six letters.  

 
• During the second (7) seven-days of the extension, Mr. Dowd submitted an 

additional letter responding to the applicant’s updated submittal.  
 

• Neither party submitted additional information during the third (7) seven-
day period. 

 
The Design Commission will reconvene on December 2, 2021 with a closed record.   

 
ZONING CODE APPROVAL CRITERIA 
 
1. DESIGN REVIEW (33.825) 
 
33.825.010 Purpose 
Design Review ensures: 
• That development conserves and enhances the recognized special design values of a 

site or area. 
• The conservation, enhancement, and continued vitality of the identified scenic, 

architectural, and cultural values of each design district. 
• That certain types of infill development will be compatible with the neighborhood 

and enhance the area; and 
• High design quality of public and private projects. 
 
33.825.055 Design Review Approval Criteria 
A design review application will be approved if the review body finds the applicant to 
have shown that the proposal complies with the design guidelines for the area. 
 
It is important to emphasize that design review goes beyond minimal design standards 
and is viewed as an opportunity for applicants to propose new and innovative designs.  
The design guidelines are not intended to be inflexible requirements.  Their mission is 
to aid project designers in understanding the principal expectations of the city 
concerning urban design. 
 
The review body conducting design review may waive individual guidelines for specific 
projects should they find that one or more fundamental design guidelines is not 
applicable to the circumstances of the particular project being reviewed. 
 
Macadam Corridor Design Goals and Guidelines 
The following goals are specific to the Macadam Corridor Design Zone.  
 
• Create and improve connections, both physical and visual, between the river, 

Greenway Trail, Willamette Park, and the residential community west of Macadam. 
• Encourage opportunities for public use and enjoyment of the waterfront. 
• Promote a quality of development in this scenic entry corridor to the Downtown that 
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complements Macadam’s landscape treatment. 
• Require excellence in design for projects within the Corridor, particularly by 

assuring that new development contributes to the formation of a rich and diverse 
mixture of uses and styles in scale with each other. 

• Add to the scenic qualities of the river and the Greenway Trail. 
• Promote compatibility of new development with the river, surrounding uses, and the 

neighborhood. 
 
Staff has considered all guidelines and has addressed only those guidelines considered 
applicable to this project. 

 
 

Macadam Corridor Design Guidelines 
 

1.  Visual Connections. Create public views to the river, Greenway Trail and 
Willamette Park from Macadam Avenue and other public parks and rights-of-way west 
of Macadam as well as views from the river and the Greenway to the west. 
• Promote physical and visual contact between the river and the area west of 

Macadam Avenue. 
• Orient buildings, which front Macadam Avenue to preserve views of the river, 

Willamette Park and the Greenway. 
• Integrate the east and west sides of Macadam Avenue by creating views of the river 

which align with streets on the east side of Macadam. 
• Take particular advantage of opportunities to create and protect views, which align 

with Southwest Texas, Florida, Pendleton, Idaho, Nebraska, Dakota and Hamilton 
Streets. 

• Rooftops of buildings should be carefully designed to enhance views. 
• Plant on-site trees, which will grow to a sufficient height to soften new development 

and screen parking areas while selecting species and planting locations, which 
enhance view corridors to the river. 

2.  Physical Connections. Create a common sense of unity that ties both sides of 
Macadam together with each other, the river to the east and the residential area to the 
west. Create public walkways that physically connect the Macadam Avenue right-of-way 
with Willamette Park, the Greenway Trail and the Willamette River. 
• Orient structures and parking areas to facilitate access for pedestrians between 

adjacent uses. 
• Extend street tree planting west of Macadam. 
• Reinforce connections for pedestrians between the Willamette River Greenway and 

Macadam Avenue. 
• Provide safe, comfortable places where people can slow, sit and relax. Locate these 

places adjacent to sidewalks, walkways and the Greenway Trail. 
• Provide sidewalks and pathways, through larger developments with landscaping 

which screens or separates these from parking and motor vehicle maneuvering 
areas. 

• Provide walkways, which link parking areas to district-wide access systems for 
pedestrians. 

 
Findings for 1 and 2: The proposal intends to address required non-conforming 
upgrades (Section 33.258.070 D.) resulting from a 2017 Design Review (LU 17 -
203778 DZM GW AD). The proposed elements include a fence along SW Nevada 
street, abutting the sidewalk entrance into Willamette Park, and new trees on 
the east side of the existing parking garage. To achieve required parking lot 
landscaping requirements, the applicant proposes to remove four mature trees 
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on the east side of the structured parking and to replace them with new 
landscaping planters to include nine deciduous trees.  
 
The proposed trees will eventually grow tall enough to extend above the two-
story parking structure and limit the views toward the river from uphill 
neighborhoods on the west side of Macadam. They will also serve as a visual cue 
to pedestrians on S. Macadam Boulevard that, on the other side of the 
approximately 350’ long conjoined office building and parking garage, there is 
natural space – helping to foster a connection between the busy commercial 
boulevard and the riverfront park and publicly accessible waterfront. From the 
riverfront park, the new trees will serve to screen the views into the structured 
parking facility.  
 
The proposed six-foot tall sight-obscuring fence proposed along the entire 480’ 
length of the eastern property line will further screen the back-of-house 
functions such as parking access, loading and trash and recycling areas from 
the riverfront park and public right of ways. However, staff notes that the six-
foot fence height does not replace the higher screening effects that the trees 
required by L2 landscaping would achieve. A neighbor has commented and 
provided photos demonstrating that the bright lights mounted the east façade 
are highly visible from nearby properties. Therefore, to mitigate the lack of tree 
canopy resulting from the Modification request and to minimize lighting impacts 
in this Pacific Flyway corridor, the applicant is proposing to include a minimum 
of five deciduous trees at the southern end of this property line and to replace all 
exterior lights on the east façade with dark sky compliant fixtures. The five trees 
at the east property line will be located where the one-way drive aisle is widest, 
and the trees will not interfere with loading dock access or turning radius for 
service vehicles existing the property via the south driveway. 

 
Therefore, this guideline is met.  

 
3.  The Water’s Edge. Enhance the scenic qualities of the river and sites that about the 
riverbank to contribute to an attractive and enjoyable Greenway Trail. 
• Identify natural areas of the Willamette riverbank and preserve the natural qualities 

of these areas. 
• Screen parking, loading and vehicular movement areas from the Greenway with rich 

landscape plantings. 
• Locate buildings to protect access to sunlight on the Greenway Trail. 

 
Findings for 3: The site does not abut the riverbank. However, the fencing will 
help obscure the existing OPB building and its associated radio broadcast 
equipment (satellite dishes and generator) from the pedestrian perspective 
within Willamette Park and along the Greenway Trail, which will contribute to 
the overall attractiveness and natural feel of the park and trail area.  
 
Therefore, this guideline is met.  

 
4.  The Boulevard. Coordinate with and enhance Macadam’s boulevard treatment and 
contribute to the attractiveness of this entrance to the city. 
• Consider using awnings or other weather protection, street furniture, plazas, 

sculpture courts or other amenities for pedestrians to reinforce the boulevard design 
of Macadam. 

• Abut pedestrian pathways with buildings or landscaping.  Buffer with landscape 
screens, parking lots and structures, which are not oriented to pedestrians. 
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• Use landscaping to reinforce the boulevard character of Macadam and to provide 
visual connections with private property adjacent to Macadam. 

• Trees interspersed with low-growing vegetation or grass should visually predominate 
over impervious surfaces. 

• Provide frequent views from Macadam into interior ground level spaces of projects 
located along the Avenue. 

 
Findings for 4:  As shown on sheet L3.0 of the plan set, thoughtful and durable 
landscape plantings are proposed along the perimeter of the parking areas 
abutting South Macadam Avenue. The layering of shrubs and canopy trees 
soften the vehicle area nd enhance the boulevard’s treatment and contribute to 
the attractiveness of this entrance to the City. The proposed sight-obscuring 
fencing will also further screen and shield the OPB building and satellite dish 
and generator area from views from Willamette Park, which serves as an 
additional pedestrian entrance to the City, and alternative to South Macadam 
Avenue.  
 
Therefore, this guideline is met.  

 
5.  Sub-Area Context. Enhance a site’s character through designs that are compatible 
with features of their surroundings and contribute to the development of an attractive 
character in the vicinity of the project site. Pay particular attention to cases where the 
adjacent use is different from that which a project will house. 
• Locate buildings to avoid excessive shadow on public open spaces, especially 

Willamette Park and the Greenway Trail. 
• Isolated or independent buildings and open spaces should provide design solutions 

of merit, which consciously set a precedent for neighboring future developments. 
• Buildings and open spaces should establish complementary relationships in terms 

of color, texture, scale of architectural elements, and proportions with neighboring 
developments. 

• Provide sensitive transitions between new development and adjacent residential 
areas. 

 
Findings for 5:  The applicant proposes numerous elements to improve the 
site’s compatibility with its surroundings and local character. These include 
perimeter landscape plantings, multiple six-foot sight-obscuring wood fences, 
and reconfiguration of the existing east driveway. 
 
Landscape Plantings & Fence - As shown on sheet L3.0 of the plan set, extensive 
landscape plantings are proposed along the perimeter of the parking areas 
abutting South Macadam Avenue and South Nevada Street. Differing uses to the 
east (Rail right-of-way, Willamette Park, and single-family residential) are 
proposed to be buffered from the site by a sight-obscuring six-foot wood fence 
where landscaping treatments are not possible due to site constraints. The 
layering of shrubs and canopy trees at the perimeter of the structured parking 
area, in conjunction with the proposed fence and additional trees at the east and 
south property lines, will soften the visual impact of the existing vehicle areas 
and enhance the transition between the existing development and adjacent 
residential areas and public open space.  
 
To facilitate and enhance the proposed buffering of the site the applicant 
proposes to increase screening at the southeast corner of the site, which is 
closest to nearby single-family residential. The existing building and parking 
structure are located at a slight angle to the east property line, resulting in 
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slightly more space between the building and the east property line at the south 
end of the site than the north end (see L3.0 – Site and Landscape Plan). This 
wider area provides space for larger plantings while still functioning as an active 
driveway and loading area. 
 
At the south/southeastern portion of the site, a row of deciduous trees is 
proposed along the south property line, and an existing mature cherry tree is 
located at the corner is proposed to be replaced with an evergreen incense cedar. 
The applicant’s landscape architect notes the cherry tree is approaching the end 
of its typical lifespan and is in poor condition. A neighbor has suggested that 
evergreen plant material at this location would better achieve the neighbors’ 
desired year-round visual screening from the lights and activity at this location. 
Therefore, the applicant proposes to replace the older cherry tree with an 
evergreen tree that addresses the neighbor’s request. 
 
Driveway Reconfiguration - An existing driveway runs the length of the east 
property line behind the structured parking and office building. The driveway 
has operated as a one-way southbound, with vehicles accessing it from South 
Nevada street and, upon leaving the bottom level of the structured parking area 
and loading docks, turning right to continue around the south side of the 
building. This has resulted in all traffic driving through the site to the area 
closest to residential neighbors. The driveway exits onto South Macadam Avenue 
at a location where vehicles can only turn right.  
 
With this proposal, the applicant intends to remove five existing parallel parking 
spaces between the northern portion of the driveway and the structured 
parking. The removed spaces will facilitate the construction of the new planters, 
to provide perimeter landscape screening and stormwater treatment, if feasible, 
for the structured parking. The planters are proposed to hold nine trees, as well 
as evergreen shrubs and groundcover to meet the perimeter landscaping 
requirements.  
 
The expanded driveway width at the northern portion of the parcel will also 
facilitate converting the one-way drive to a two-way direction for this portion, 
which allows all vehicles existing the structured parking to turn left out of the 
bottom level of parking and then exit the site via South Nevada. This results in 
reducing the vehicle traffic passing near the residential neighbors and allows 
exiting vehicles to leave the site at a location where cars can turn left or right 
onto South Macadam.  
 
While all personal vehicles will now exit the site via South Nevada, all 
maintenance and delivery vehicles that utilize the loading area will continue to 
exit the site near the residential neighbors. To mitigate the ongoing vehicle 
impacts on the residential neighbors, the applicant proposes that a minimum of 
5 trees shall be planted along the east property line behind the OPB building, 
interior to the proposed wood fence, and the trees shall comply with the native 
plant requirement of the Willamette Greenway Plan. Trees will be located as 
appropriate to ensure no conflicts with loading operations and to allow for 
adequate clearance for vehicles turning around the SE building corner. Bollards 
or other protective elements may be installed to ensure separation between trees 
and vehicles.  
 
Therefore, this guideline is met.  
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8.  Future Light Rail Transit. Preserve the potential for a two-direction, light rail 
facility within the Macadam Corridor Design Zone as illustrated. Until the LRT facility is 
constructed, the required setback area may be used for parking and landscaping 
requirements. 

 
Findings for 8:  The proposed fence, located at the eastern property line, will 
not preclude the potential light rail use of the rail right-of-way. It may benefit 
the current and future rail users by shielding some unsightly back-of-house 
functions associated with this property’s eastern façade.  
 
Therefore, this guideline is met.  

 
 

2. GREENWAY REVIEW (33.440) 
 
33.440.300 Purpose 
Greenway Review ensures that all proposed changes to a site are consistent with the 
Willamette Greenway Plan, the Willamette Greenway design guidelines and, where 
applicable, the water quality element of Title 3 of Metro’s Urban Growth Management 
Functional Plan. The purpose of greenway review is to ensure that: 

• Development will not have a detrimental impact on the use and functioning of 
the river and abutting lands; 

• Development will conserve, enhance and maintain the scenic qualities and 
natural habitat of lands along the river; 

• Development will conserve the water surface of the river by limiting 
structures and fills riverward of the greenway setback; 

• Practicable alternative development options are considered, including outside 
the River Water Quality zone setback; and 

• Mitigation and enhancement activities are considered for development within 
the River Water Quality zone. 

 
33.440.350 Greenway Review Approval Criteria 
The approval criteria for a greenway review have been divided by location or situation. 
The divisions are not exclusive; a proposal must comply with all of the approval 
criteria that apply to the site. A greenway review application will be approved if the 
review body finds that the applicant has shown that all of the approval criteria are 
met.  
 
Willamette Greenway Design Guidelines 
The purpose of the Willamette Greenway design guidelines is to help attain the goal 
and objectives of the Willamette Greenway Plan, particularly objectives 2, 3, and 4. 
The design guidelines address the quality of the environment along the river, and 
require public and private developments to complement and enhance the riverbank 
area, particularly with regard to riverbank treatment, landscape enhancement, public 
access, and the relationship of structures to the Greenway Trail, the siting and design 
of viewpoints, and the design of view corridors. 
 
Staff has considered all guidelines and has addressed only those guidelines considered 
applicable to this project. 
 
A. Relationship of Structures to the Greenway Setback Area. 

1. Structure Design. The Greenway setback area should be complemented and 
enhanced by designing, detailing, coloring, and siting structures and their 
entrances to support the pedestrian circulation system, including both the 
Greenway Trail and access connections. 
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2. Structure Alignment. Where surrounding development follows an established 
block pattern, alignment with the block pattern should be considered in structure 
placement. Structure alignment should also take into account potential view 
corridors from existing public rights-of-way or acknowledged viewpoints. The 
pedestrian access system should be designed to take advantage of these 
alignments. 

 
Findings for A: The OPB site is not within the Greenway Setback area. The 
applicant’s proposed alterations to the site’s landscaping and parking areas do 
not alter or hinder access to the Greenway trail or its access connections. 
Alterations to the site’s existing buildings are not proposed. Therefore, this 
guideline does not apply.  

 
B. Public Access 

1. Public Access. New developments should integrate public access 
opportunities to and along the river into the design of the project. This includes 
the Greenway Trail, formal viewpoints, access connections to the Greenway Trail, 
and internal site pedestrian circulation.  
2. Separation and Screening. The pedestrian circulation system, including 
Greenway Trail, viewpoints, and trail access connections, should be designed to 
ensure adequate separation and screening from parking, loading, circulation 
routes, external storage areas, trash dumpsters, exterior vents, mechanical 
devices, and other similar equipment.  
3. Signage. Access connections should be clearly marked.  
4. Access to Water’s Edge. Where site topography and conservation and 
enhancement of natural riverbank and riparian habitat allow, safe pedestrian 
access to the water’s edge is encouraged as part of the project.  

 
Findings for B: The applicant’s proposed alterations to the site’s landscaping 
and vehicle areas do not alter the public access opportunities to and along the 
Willamette River, including the Greenway trail, viewpoints, access connections, 
and internal site pedestrian circulation.  
 
The sole element of the proposal that may impact the public pedestrian 
circulation system and access to the Greenway trail is the replacement of an 
existing sight-obscuring fence along S. Nevada with a new sight-obscuring 
fence in the same location. The existing chain link fence is located at the 
property line, abutting the South Nevada pedestrian right-of-way, which is also 
a primary pedestrian entrance into Willamette Park. Detailed descriptions 
about why the fence is necessary at this location are included below in Section 
3, Modifications, of this decision. However, while necessary for public safety, 
the existing fence at the property line abutting a pedestrian entry into a park 
does not enhance the pedestrian environment.  
 
 
The existing chain link fence is topped by a layer of barbed wire. At the first 
hearing, the applicant’s drawings proposed re-installing barbed wire above the 
new wood fence at this location. The Design Commission had concerns about 
the hostile appearance of the barbed wire so close to the pedestrian realm. The 
site manager noted that some form of climb deterrent is necessary to protect 
the satellite dishes within, which are part of a statewide emergency broadcast 
network. The Design Commission requested the applicant explore a more 
discreet form of climb deterrent. The applicant has since replaced the barbed 
wire with a low-profile spiked metal that sits at the back of the top rail of the 
fence. Staff has determined that the product will not be visible from the 
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adjacent public realm, as it will sit above eye-level and only extends a few 
inches above the height of the fence.  
 
 
To further mitigate the fortress-like effect of a fence located at the property 
line, the applicant proposes to stagger the fence, pushing it back six feet where 
internal equipment allows that configuration, and to plant the space between 
the fence and the sidewalk with a mix of narrow evergreen shrubs and 
deciduous ornamental grasses. Where the fence cannot be moved further back 
from the sidewalk, the applicant proposes to work with the Regional Arts and 
Culture Council (RACC) to mount public art panels onto the fence (see sheet 
L3.5). Adorning the required fence with items of visual interest will serve to 
strengthen the pedestrian connection between Macadam Boulevard and the 
riverfront park and Greenway trail, while also screening the pedestrian 
circulation system from exterior equipment.  
 
While the applicant has proposed the public art concept, provided renderings 
of the public art on the fence does not include dimensions or location 
information, and has not yet determined the medium, timeline or budget for 
this element. Therefore, staff has included a condition of approval that the 
property owner shall install permanent signage relevant to the Macadam 
Greenway context, or work with RACC to develop public art to be mounted or 
painted on at least 75% of the entire length of the proposed fence where it is 
parallel to S. Nevada street and within three feet of the sidewalk, and the 
signage or public art shall cover at least the top four feet of the fence.  
 
With the condition of approval that within two years of final approval of this 
land use review the property owner shall either:  
 

1. Install permanent signage relevant to the Macadam Greenway context in 
proximity to or on the proposed fence where it is parallel to South Nevada 
street; or 
2. Work with the Regional Arts and Culture Council (RACC) to develop public 
art to be mounted or painted on the portion of the proposed fence where it is 
parallel to South Nevada Street and within three feet of the adjacent Sidewalk. 
Flexibility in design and configuration of the public art is encouraged, but the 
public art should be at least 50 percent of the area of the fence where it is 
parallel to South Nevada Street and within three feet of the adjacent sidewalk.  

 
With the condition of approval for interpretation or public art, this guideline is 
met. 

 
 
E.   Landscape Treatments.  

1. Landscape Treatments. The landscape treatment should create an 
environment which recognizes both human and wildlife use. Areas where 
limited human activity is expected should consider more informal riparian 
treatments. Areas of intense human use could consider a more formal 
landscape treatment. The top of bank may be considered a transition between 
a riparian treatment on the riverbank and a more formal treatment of the 
upland.  

2. Grouping of Trees and Shrubs. In areas of more intense human use, trees 
and shrubs can be grouped. The grouping of trees and shrubs allows for open 
areas of human use, and has the secondary value of increasing the value of 
the vegetation for wildlife.  
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3. Transition. The landscape treatment should provide an adequate transition 
between upland and riparian areas, and with the landscape treatments of 
adjacent properties. 

 
Findings for E: Consistent with the required non-conforming upgrades 
covenant signed on August 23, 2018 (PR 18-140945 NCU), upgrades to the site 
landscaping are included in this proposal. These requirements are primarily to 
meet the minimal code standards.  Additionally, Modifications are proposed that 
reduce the area of some landscaping required to meet the code standards. To 
ensure that the purpose of the required landscaping is achieved the applicant 
has proposed a landscape plan that meets the intent of the landscaping 
standards on a constrained site. Consistent with the guideline, the proposed 
landscape treatments facilitate naturalistic groupings of trees in site areas 
furthest from human activity, while maintaining a more formal landscape 
treatment in areas with intense human use.  
 
To ensure that the landscaping facilitates a transition between the abundantly 
treed riverfront park and the more intense uses along the rail right-of-way and 
this site’s abutting driveway, which is lined with vehicle and service functions, 
the applicant has proposed to add a minimum of 5 trees along the east property 
line behind the OPB building, interior to the proposed wood fence. Trees will be 
located as appropriate to ensure no conflicts with loading operations and to 
allow for adequate clearance for vehicles turning around the SE building corner. 
Bollards or other protective elements may be installed to ensure separation 
between trees and vehicles. 
 
Further, to facilitate a grouping of habitat-providing trees in an area furthest 
from human activity, the applicant has proposed a large, evergreen tree to be 
added at the southeast corner of the site. The evergreen tree will replace the 
existing cherry tree.  
 
Therefore, this guideline is met.  

 
F. View Corridors 

1. Right-of-Way Protection. View corridors to the river along public-rights-of-
way are to be protected. These rights-of-way should not be vacated. 

2. View Protection. Buildings, structures, or other features must be located to 
avoid blocking view corridors. 

3. Landscape Enhancement. Landscape treatments within view corridors 
should frame and enhance the view of the river.  

 
Findings for F: South Nevada Street is a designated view corridor per the 
Willamette Greenway Public Access Map. The applicant is not requesting 
vacation of South Nevada Street or other land use actions that would alter the 
right-of-way’s protection as a view corridor. To mitigate the impacts of a six-foot 
sight-obscuring wall abutting this view corridor, staff has added the condition of 
approval that within two years of final approval of this land use review the 
property owner shall develop an interpretation signage program that tells the 
history of the history of the Macadam Greenway area or shall work with RACC to 
develop a public art installation at this location. The signage/public art shall be 
mounted or painted on at least the top four feet of at least 75% of the length of 
the proposed South Nevada satellite dish screening element, where that fence is 
within three feet of, and parallel to, the sidewalk. The art or educational signage 
at this location will serve to enhance the view corridor and pedestrian entrance 
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to the Willamette Park while mitigating the lack of landscape enhancement along 
the north side of this street.  

 
With the condition of approval that within two years of final approval of this 
land use review the property owner shall either:  
 
1. Install permanent signage relevant to the Macadam Greenway context in 

proximity to or on the proposed fence where it is parallel to South Nevada 
street; or 

2. Work with the Regional Arts and Culture Council (RACC) to develop public 
art to be mounted or painted on the portion of the proposed fence where it is 
parallel to South Nevada Street and within three feet of the adjacent 
Sidewalk. Flexibility in design and configuration of the public art is 
encouraged, but the public art should be at least 50 percent of the area of 
the fence where it is parallel to South Nevada Street and within three feet of 
the adjacent sidewalk, 
 
With this condition of approval, this guideline is met. 

 
  
3. MODIFICATION REQUESTS (33.825) 

 
33.825.040 Modifications That Will Better Meet Design Review Requirements: 
The review body may consider modification of site-related development standards, 
including the sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of 
the design review process.  These modifications are done as part of design review and 
are not required to go through the adjustment process.  Adjustments to use-related 
development standards (such as floor area ratios, intensity of use, size of the use, 
number of units, or concentration of uses) are required to go through the adjustment 
process.  Modifications that are denied through design review may be requested as an 
adjustment through the adjustment process.  The review body will approve requested 
modifications if it finds that the applicant has shown that the following approval criteria 
are met: 
 
A. Better meets design guidelines.  The resulting development will better meet the 

applicable design guidelines; and  
B. Purpose of the standard.  On balance, the proposal will be consistent with the 

purpose of the standard for which a modification is requested. 
 
Modification #1: Parking Area Setbacks and Perimeter Landscaping, PZC 
33.266.130.G.2 – To replace required perimeter landscaping with a six-foot sight-
obscuring fence.  
Purpose Statement: The development standards promote vehicle areas that are safe and 
attractive for motorists and pedestrians. Vehicle area locations are restricted in some 
zones to promote the desired character of those zones.  
 
Together with the transit street building setback standards in the base zone chapters, 
the vehicle area location regulations:  

 
•  Provide pedestrian access that is protected from auto traffic;  
•  Create an environment that is inviting to pedestrians and transit users, especially 

on transit streets and in Pedestrian Districts;  
•  Limit the prominence of vehicle areas along street frontages and create a strong 

relationship between buildings and the sidewalk;  
•  Create a sense of enclosure on transit and pedestrian street frontages; and  
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•  Limit the size of paved parking area and the type of paving material allowed in order 
to limit increases in temperature associated with asphalt and reduce impacts from 
urban heat islands. The parking area layout standards are intended to promote safe 
circulation within the parking area, provide for the effective management of 
stormwater runoff from vehicle areas, and provide for convenient entry and exit of 
vehicles. The setback and landscaping standards:  

•  Improve and soften the appearance of parking areas;  
•  Reduce the visual impact of parking areas from sidewalks, streets, and especially 

from adjacent residential zones;  
•  Provide flexibility to reduce the visual impacts of small residential parking lots;  
•  Direct traffic in parking areas;  
•  Shade and cool parking areas;  
•  Reduce the amount and rate of stormwater runoff from vehicle areas;  
•  Reduce pollution and temperature of stormwater runoff from vehicle areas; and  
•  Decrease airborne and waterborne pollution. 
 
Standard: 33.266.130.G.2.a.(3) / Table 266-5– Setbacks and perimeter landscaping 
apply to driveways. Five feet of L2 landscaping is required along the east property line 
where it abuts a C zone.  
 
Additional standard: In the original 1987 design review for this site (DZ 15-87), a 
condition of approval was added stating “A landscaped strip approximately three feet 
wide shall be installed along the eastern edge of the site, except where loading 
accommodations require paving to the property line.” As part of this review, the 
applicant is requesting to remove this Condition of Approval. 

 
Modification #2: Loading Area Setbacks and Perimeter Landscaping, PZC 
33.266.310.E 
Purpose Statement: These regulations ensure that the appearance of loading areas will 
be consistent with that of parking areas. The regulations ensure that access to and 
from loading facilities will not have a negative effect on the traffic safety or other 
transportation functions of the abutting right-of-way.  
 
Standard: 33.266.310.E/Table 266-8, Loading areas must comply with the setback and 
perimeter landscaping standards stated in Table 266-8. Table 266-8 states that five feet 
of L2 landscaping is required at the lot line abutting a C zone (the rail right-of-way).  
 
A. Better meets design guidelines. The resulting development will better meet the 

applicable design guidelines; and  
 
Findings for Criterion A for Modifications 1 and 2: The modification to remove the 
1987 condition of approval requiring approximately three feet of landscaping (DZ 15-87) 
and to Modify the current zoning code standard that requires five feet of L2 landscaping 
as a buffer along the eastern driveway/loading area and the abutting property (the rail 
right-of-way) with a six-foot sight obscuring fence better meets the design guidelines in 
this back-of-house, utilitarian environment abutting the train right-of-way. This 
property line is approximately 480’ feet long, with pedestrian right-of-way on the north 
side and no public access to the south end of the site. While not blocked from public 
access, the rail right-of-way is not a public corridor and only serves a private tourist 
trolley that runs on occasional weekends. It is not a form of public transit or operated 
by a public entity. Therefore, the visual screening benefit of the required L2 
landscaping, which consists of low evergreen shrubs or a masonry wall to form a three-
foot screen, with sporadic trees and ground cover, is minimal in this setting. The low 
landscaping will not effectively screen the back of house functions, including loading, 
structured parking access or a heavily used vehicle area. 
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The proposal to replace the low landscape screening with a six-foot tall sight-obscuring 
fence better meets the design guideline 5, Sub-Area Context by providing a screening 
that serves to buffer the site’s visual impact on nearby residential areas and the public 
park on the other side of the rail right-of-way. The taller, solid fence in conjunction with 
a minimum of five trees at the east property line is compatible with the intense 
commercial uses and vehicle traffic and loading functions on the subject site, and better 
screens the associated lights, noise, and views of those uses from the quiet, forested 
riverfront and nearby residential homes.  
 
B. Purpose of the standard. On balance, the proposal will be consistent with the 

purpose of the standard for which a modification is requested. 
 
Findings for Criterion B for Modifications 1 and 2: In preparation for addressing the 
required non-conforming upgrades on this site, the owners had the property surveyed. 
The survey revealed that the property does not extend as far back on the eastern side as 
previously understood. The original 1987 proposal and design for the building were 
based on the assumed larger site size. When the new survey revealed that the property 
line was a few feet closer to the building than previously understood, it became 
infeasible to provide either the current five-foot code required perimeter landscaping or 
the three-foot landscape strip required as a condition of approval in the original 1987 
approval, while still retaining an operational on-site driveway and loading area. The 
driveway is two-way at the northern end, where employees use it to access the entrance 
to the bottom level of the parking structure. South of the entrance to the parking 
structure, the driveway is one way and serves the three loading doors, as well as the 
trash and recycling areas.  
 
In a typical, urban site, there are myriad benefits for perimeter vehicle area 
landscaping. In this unusual context, on a parcel that is approximately two city blocks 
in length and abuts a rail right-of-way with no adjacent public sidewalks to the rail 
right-of-way, some of the listed purposes of perimeter landscaping are less applicable. 
The primary purpose of perimeter landscaping in this context is to improve and soften 
the appearance of parking areas, and to reduce the visual impact of parking areas from 
nearby residential zones. While there are no abutting residential zones (or residential 
uses on properties zoned non-residential), there is a nearby residential neighborhood on 
the other side of the train tracks and to the southeast of this property. One neighbor, 
who lives closest to this site, has provided numerous comments during this review, 
including photographs of the eastern edge of this site showing views into the parking 
area, trash/recycling and bright nighttime security lighting. 
 
To this end, the screening benefits intended of the required landscaping may be better 
achieved by a taller sight-obscuring fence, particularly since the parking structure is 
both well-screened by nine deciduous trees and furthest from the nearby residential 
properties. The visual impact of the loading area, located at the south end of the site 
closest to the residential neighbors, will not be well screened by the L2 landscaping, 
and is better mitigated by the sight-obscuring fence. To further mitigate the off-site 
impacts of the security lighting on the eastern façade of this building, the applicant has 
proposed that all exterior lights on the east façade shall be dark sky compliant. To add 
additional year-round screening at the southeast corner of the site, closest to the 
residential neighborhood, a large, evergreen tree shall replace the existing cherry tree. 
To provide the additional screening height that the trees in L2 landscaping would 
provide, the applicant proposes a minimum of five (5) trees shall be planted along the 
east property line behind the OPB building, interior to the proposed wood fence. Trees 
may be located as appropriate to ensure no conflicts with loading operations and to 
allow for adequate clearance for vehicles turning around the SE building corner. 
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Bollards or other protective elements may be installed to ensure separation between 
trees and vehicles. 
 
Therefore, this Modification merits approval.  
 
Modification #3: Fences, PZC 33.130.270.C.1.a 
 
Purpose Statement: The fence regulations promote the positive benefits of fences without 
negatively impacting the community or endangering public or vehicle safety. Fences 
near streets are kept low in order to allow visibility into and out of the site and to 
ensure visibility for motorists. Fences in any required side or rear setback are limited in 
height so as to not conflict with the purpose for the setback. 
 
Standard: 33.130.270.C.1 - Fences abutting street lot lines and pedestrian connections. 
Within 10 feet of a street lot line or lot line that abuts a pedestrian connection, fences 
that meet the following standards are allowed: 
a. Fences that are more than 50 percent sight-obscuring may be up to 3-1/2 feet high. 
b. Fences that are 50 percent or less sight-obscuring may be up to 8 feet high. 

 
A. Better meets design guidelines. The resulting development will better meet the 

applicable design guidelines; and  
 
Findings for Criterion A for Modification 3: The modification to increase the height of 
the proposed fencing along the South Nevada frontage stems from the existing location 
of the radio broadcast dishes, and the inability for both of the relevant fence code 
standards to be met with the existing radio broadcast dish configuration. Were the 
dishes moved to a location where they could be adequately screened with the code-
required six-foot fence, and still have that fence be located more than ten feet from the 
street lot line, a Modification would not be required. However, since the dishes at this 
location were part of the original 1987 approval for this development; relocating this 
broadcast equipment would require disrupting the public emergency communication 
systems, and an existing six-foot sight-obscuring fence in the same configuration as the 
applicant intends to maintain has existed here without public complaint or conflict 
since 1988, staff concludes that a Modification to fence standards is warranted rather 
than requiring the applicant to move the satellite dishes, provided the Modification 
clearly meets both the approval criterion: that the resulting development will better 
meet the applicable design guidelines; and that on balance, the proposal will be 
consistent with the purpose of the standard for which the modification is requested.  
 
The fencing at this location is required by PZC 33.274.040.C.8.a.(2), which requires 
screening around the base of any radio frequency transmission equipment. Multiple 
screening options are provided in this code chapter to meet this standard, but the 
existing locations of the equipment and its operational requirements preclude screening 
the area with L2 landscaping. The trees required in L2 landscaping would impede the 
clear area required by the transmission equipment. Of the required screening options 
listed in this code chapter, a fence is the only feasible option at this constrained 
location. To ensure safety of equipment and of the public, the Radio Frequency 
Transmission Facility code requires the fence be at least six feet in height and be totally 
sight-obscuring.  
 
The second fence standard applicable to this area is in the base zone regulations, which 
states that fully sight-obscuring fences abutting street lot lines are limited to 3 ½ feet 
(or may be up to 8 feet high if they are 50 percent or less sight-obscuring) within the 
first ten feet of a street lot line. In this specific location, the abutting street ends at the 
east edge of this parcel, and only a pedestrian path continues eastward across the rail 
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tracks to Willamette Park. Therefore, a taller, sight-obscuring fence at this location does 
not hinder visibility for motorists or endanger public safety. 
 
Staff considered an alternative Modification to the standard in 33.274, which requires 
the fence to be totally sight-obscuring. The Modification could have allowed a six-foot 
fence that was 50 percent or less sight-obscuring. However, staff concluded that 
allowing the fence to be 50 percent or less sight-obscuring, to meet the standards in 
33.130.270, and the resultant views of large satellite dishes, generators, and other 
equipment in this area, would detract more from the Greenway environment than a 
well-designed fence or other sight-obscuring screen.  
 
Staff concluded that the Modification proposal at this location will, on balance, be 
consistent with the purpose of the standard to be modified. However, to ensure that the 
fence or solid screen proposed for this location better meets the design guidelines, staff 
has added a condition of approval that within two years of final approval of this land 
use review the property owner shall install permanent signage relevant to the Macadam 
Greenway context, or work with RACC to develop public art to be mounted or painted 
on at least 75% entire length of the proposed fence where it is parallel to S. Nevada 
street and within three feet of the sidewalk, and the signage or public art shall cover at 
least the top four feet of the fence.  
 
South Nevada is both a mapped view corridor and a pedestrian entrance into Willamette 
Park. Using the required sight-obscuring fence at this frontage to mount art or 
educational signage, will better meet Macadam Corridor Design Guideline 2 – Physical 
Connections, by creating a common sense of unity that ties the site to the surrounding 
context.  
 
B. Purpose of the standard. On balance, the proposal will be consistent with the 

purpose of the standard for which a modification is requested. 
 
Findings for Criterion B for Modification 3: The purpose of the design standard is to 
ensure that tall, sight-obscuring fences do not negatively impact the community or 
block necessary visibility for motorist safety. The proposed six foot completely sight-
obscuring fence will not impede visibility into and out of the site for pedestrians or 
motorists. Vehicle access on South Nevada Street does not continue past the rail right-
of-way. Therefore, a completely sight-obscuring fence will not impede vehicle safety 
when vehicles enter and exit any of the OPB site’s three driveways proximate to the 
proposed fence. Further, the fence screens broadcasting equipment, not an occupiable 
building that benefits from having visibility into and out of the site.  
 

With the condition of approval that within two years of final approval of this 
land use review the property owner shall either:  
 
1. Install permanent signage relevant to the Macadam Greenway context in 

proximity to or on the proposed fence where it is parallel to South Nevada 
street; or 

2. Work with the Regional Arts and Culture Council (RACC) to develop public art 
to be mounted or painted on the portion of the proposed fence where it is 
parallel to South Nevada Street and within three feet of the adjacent 
Sidewalk. Flexibility in design and configuration of the public art is 
encouraged, but the public art should be at least 50 percent of the area of the 
fence where it is parallel to South Nevada Street and within three feet of the 
adjacent sidewalk.  
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With the condition of approval for interpretation or public art, this guideline 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. 
 
Trash and Recycling Screening: In the scope of this review, additional information was 
provided indicating that the trash areas were mistakenly categorized as internal (and 
therefore, not requiring screening) in the August 23, 2018 Non-Conforming Upgrade 
Covenant. Limited information at that time indicated that the trash and recycling area 
is located within an enclosed parking area. However, new information indicates that 
while the trash and recycling are beneath an overhang, the overhang does not have 
walls beneath it, and therefore they are not screened on all sides and are visible from 
the South Nevada public right-of-way. While the existing office building to the south of 
the trash area, and the new sight-obscuring fence to the east may provide sufficient 
screening to meet the Title 33 standards, permit approval shall necessitate additional 
screening on the north side of the trash and recycling area to fully screen it from the 
South Nevada right-of-way. 
 
Radio Broadcast Dishes: The 2018 Non-Conforming Upgrade Covenant did not address 
the satellite dishes on the north parcel. However, the applicant addresses them as 
ground-mounted mechanical equipment in the submitted materials. Staff has 
determined that the satellite dishes are Radio Frequency Transmission Facilities, and 
not ground-mounted mechanical equipment. The required screening for these facilities 
is governed by PZC 33.274 and is not subject to the screening requirements of 
33.130.235. This determination is consistent with other instances in Title 33 in which 
roof-mounted antennas are differentiated from roof-mounted mechanical equipment.  
 
CONCLUSIONS 
 
The design review process exists to promote the conservation, enhancement, and 
continued vitality of areas of the City with special scenic, architectural, or cultural 
value. The proposal meets the applicable design guidelines and modification criteria and 
therefore warrants approval. 
 
TENTATIVE STAFF RECOMMENDATION  
(May be revised upon receipt of new information at any time to the Design Commission 
decision) 
 
Staff recommends: 
 
Approval of Design Review for the following: new landscape plantings, new sight-
obscuring wood fencing along the site’s eastern boundary as well as on the north, south 
and east side of the existing satellite dish and generator area, removal of four parking 
spaces and replacement with landscape planter beds, and a new landscape planter strip 
along the site’s southern boundary.  
 
Approval of Modifications for the following: 



Revised Staff Report & Recommendation for LU 21-012886 DZM GW – Site Upgrades at OPB Page 21 

 

1.  Parking Area Setbacks and Landscaping - 33.266.130.G.2 – to allow a six-foot sight-
obscuring fence on the eastern property boundary in lieu of required landscaping 
meeting the L2 standard. 

2.  Loading Standards – Placement, Setbacks and Landscaping - 33.266.310.E – to 
allow a six foot completely sight-obscuring fence in lieu of minimum landscaping 
requirements on the perimeter of the loading area. 

3.  Fences – Locations and Heights - 33.130.270.C.1.a – to allow a six foot completely 
sight-obscuring fence within ten feet of a street lot line in the location of the satellite 
dish enclosure. 

  
Approval of Greenway Review for the following: new landscape plantings, new sight-
obscuring wood fencing along the site’s eastern boundary as well as on the north, south 
and east side of the existing satellite dish and generator area, removal of four parking 
spaces and replacement with landscape planter beds to serve as stormwater treatment 
facilities if deemed feasible by BES at permitting, and a new landscape planter strip 
along the site’s southern boundary.  
 
Approval to remove a previous Condition of Approval from case file # 15-87: A 
landscaped strip approximately 3 feet wide shall be installed along the eastern edge of 
the site, except where loading accommodations require paving to the property line. 
 
Approvals with the following Conditions of Approval:  
A. As part of the building permit application submittal, the following development-

related conditions (B through D) must be noted on each of the 4 required site plans 
or included as a sheet in the numbered set of plans.  The sheet on which this 
information appears must be labeled "ZONING COMPLIANCE PAGE - Case File LU 
21-012886 DZM GW".  All requirements must be graphically represented on the site 
plan, landscape, or other required plan and must be labeled "REQUIRED." 

 
B. At the time of building permit submittal, a signed Certificate of Compliance form 

(https://www.portlandoregon.gov/bds/article/623658) must be submitted to ensure 
the permit plans comply with the Design/Historic Resource Review decision and 
approved exhibits.  

 
C. Within two years of final approval of this land use review the property owner shall 

either 1. Install permanent signage relevant to the Macadam Greenway context in 
proximity to or on the proposed fence where it is parallel to South Nevada street; or, 
2. Work with the Regional Arts and Culture Council (RACC) to develop public art to 
be mounted or painted on the portion of the proposed fence where it is parallel to 
South Nevada Street and within three feet of the adjacent Sidewalk. Flexibility in 
design and configuration of the public art is encouraged, but the public art should 
be at least 50 percent of the area of the fence where it is parallel to South Nevada 
Street and within three feet of the adjacent sidewalk.  

 
C. No field changes allowed. 
 
 

=================================== 
 
Procedural Information.  The application for this land use review was submitted on 
February 9, 2021 and was determined to be complete on August 5, 2021. 
 
Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed 
under the regulations in effect at the time the application was submitted, provided that 
the application is complete at the time of submittal, or complete within 180 days.  

https://www.portlandoregon.gov/bds/article/623658
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Therefore, this application was reviewed against the Zoning Code in effect on February 
9, 2021. 
 
ORS 227.178 states the City must issue a final decision on Land Use Review 
applications within 120-days of the application being deemed complete.  The 120-day 
review period may be waived or extended at the request of the applicant.  In this case, 
the applicant waived the 120-day review period, as stated with Exhibit A.2. Unless 
further extended by the applicant, the 120 days will expire on: August 5, 2022.  
 
Some of the information contained in this report was provided by the applicant.  
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is 
on the applicant to show that the approval criteria are met.  The Bureau of 
Development Services has independently reviewed the information submitted by the 
applicant and has included this information only where the Bureau of Development 
Services has determined the information satisfactorily demonstrates compliance with 
the applicable approval criteria.  This report is the recommendation of the Bureau of 
Development Services with input from other City and public agencies. 
 
This report is not a decision. The review body for this proposal is the Design 
Commission who will make the decision on this case.  This report is a 
recommendation to the Design Commission by the Bureau of Development Services.  
The review body may adopt, modify, or reject this recommendation.  The Design 
Commission will make a decision about this proposal at the hearing or will grant a 
continuance.  Any new written testimony should be emailed to Hannah 
Bryant at Hannah.Bryant@PortlandOregon.gov. If you cannot email comments and 
must mail comments via USPS mail, your comments to the Design Commission can be 
mailed c/o the Design Commission, 1900 SW Fourth Ave., Suite 5000, Portland, OR 
97201. 
 
Please note regarding USPS mail: If you choose to mail written testimony via USPS, 
due to the Covid-19 Emergency, USPS mail is only received a couple times a week, and 
testimony must be received before the close of the record. Therefore, please mail 
testimony well in advance of the hearing date. 
 
If you are interested in viewing information in the file, please contact the planner listed 
on this decision. The planner can provide information over the phone or via email. 
Please note that due to COVID-19 and limited accessibility to files, only digital copies of 
material in the file are available for viewing.  A digital copy of the Portland Zoning Code 
is available on the internet at http://www.portlandoregon.gov/zoningcode. 
 
You will receive mailed notice of the decision if you write a letter received before the 
hearing or testify at the hearing, or if you are the property owner or applicant. This Staff 
Report will be posted on the Bureau of Development Services website.  Look at 
www.portlandonline.com. On the left side of the page use the search box to find 
Development Services, then click on the Zoning/Land Use section, select Notices and 
Hearings. Land use review notices are listed by the District Coalition shown at the 
beginning of this document.  
 
Appeal of the decision.  The decision of the Design Commission may be appealed to 
City Council, who will hold a public hearing.  If you or anyone else appeals the decision 
of the Design Commission, City Council will hold an evidentiary hearing, one in which 
new evidence can be submitted to them.  Upon submission of their application, the 
applicant for this land use review chose to waive the 120-day time frame in which the 
City must render a decision.  This additional time allows for any appeal of this proposal 
to be held as an evidentiary hearing. 

mailto:Hannah.Bryant@PortlandOregon.gov
http://www.portlandoregon.gov/zoningcode
http://www.portlandonline.com/
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Who can appeal:  You may appeal the decision only if you write a letter which is 
received before the close of the record for the hearing, if you testify at the hearing, or if 
you are the property owner/applicant.  Appeals must be filed within 14 days of the 
decision.  An appeal fee of $5,513.00 will be charged. 
 
Additional information on how to file and the deadline for filing an appeal will be 
included with the decision. Assistance in filing the appeal and information on fee 
waivers are available from the Bureau of Development Services website: 
https://www.portlandoregon.gov/bds/article/411635. Neighborhood associations 
recognized by the Office of Neighborhood Involvement may qualify for a waiver of the 
appeal fee provided that the association has standing to appeal.  The appeal must 
contain the signature of the Chairperson or other person authorized by the association, 
confirming the vote to appeal was done in accordance with the organization’s bylaws. 
 
Neighborhood associations, who wish to qualify for a fee waiver, must complete the 
Type III Appeal Fee Waiver Request for Organizations Form and submit it prior to the 
appeal deadline.  The Type III Appeal Fee Waiver Request for Organizations Form 
contains instructions on how to apply for a fee waiver, including the required vote to 
appeal. 
 
Recording the final decision.   
If this Land Use Review is approved the final decision will be recorded with the 
Multnomah County Recorder.  
• Unless appealed, the final decision will be recorded after December 23, 2021 by 

the Bureau of Development Services. 
 
The applicant, builder, or a representative does not need to record the final decision 
with the Multnomah County Recorder.  
 
For further information on your recording documents please call the Bureau of 
Development Services Land Use Services Division at 503-823-0625.   
 
Expiration of this approval.  An approval expires three years from the date the final 
decision is rendered unless a building permit has been issued, or the approved activity 
has begun.  
 
Where a site has received approval for multiple developments, and a building permit is 
not issued for all of the approved development within three years of the date of the final 
decision, a new land use review will be required before a permit will be issued for the 
remaining development, subject to the Zoning Code in effect at that time. 
 
Zone Change and Comprehensive Plan Map Amendment approvals do not expire.     
 
Applying for your permits.  A building permit, occupancy permit, or development 
permit must be obtained before carrying out this project.  At the time they apply for a 
permit, permittees must demonstrate compliance with: 
 
• All conditions imposed here. 
• All applicable development standards, unless specifically exempted as part of this 

land use review. 
• All requirements of the building code. 
• All provisions of the Municipal Code of the City of Portland, and all other applicable 

ordinances, provisions and regulations of the city. 

https://www.portlandoregon.gov/bds/article/411635
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The Bureau of Development Services is committed to providing equal 
access to information and hearings.  Please notify us no less than five 
business days prior to the event if you need special accommodations. Call 
503-823-7300 (TTY 503-823-6868). 
 
Hannah Bryant 
December 2, 2021 
 

EXHIBITS – NOT ATTACHED UNLESS INDICATED 
A. Applicant’s Submittals 

1. Non-Conforming Upgrades Narrative 
2. 120-Day Waiver 
3. Completeness Response Letter 
4. Submittal for First Scheduled Hearing 
5. Original Submittal 

B. Zoning Map (attached) 
C. Plan & Drawings 

1. Site Plan (attached) 
2. Existing Conditions Plan 
3. Construction Management Plan 
4. Site and Landscape Plan 
5. Landscape Details 
6. Art Rendering 

D. Notification information: 
1. Request for response  
2. Posting letter sent to applicant 
3. Notice to be posted 
4. Revised Notice to be posted 
5. Applicant’s statement certifying posting 
6. Mailed notice 
7. Revised notice 
8. Mailing list 

E. Agency Responses:   
1. Life Safety 
2. Urban Forestry 
3. Bureau of Environmental Services  
4. Bureau of Environmental Services - Revised 

F. Letters 
1. Mike Dowd, February 17, 2021 
2. Mike Dowd, March 3, 2021 
3. Mike Dowd, March 12, 2021 
4. Mike Dowd, April 4, 2021 
5. Mike Dowd, April 6, 2021 
6. Mike Dowd, April 6, 2021 
7. Mike Dowd, April 20, 2021 
8. Mike Dowd, May 5, 2021 
9. Mike Dowd, September 7, 2021 
10. Mike Dowd, September 7, 2021 
11. Mike Dowd, September 7, 2021 
12. Mike Dowd, September 7, 2021 
13. Mike Dowd, September 11, 2021 
14. Mike Dowd, September 13, 2021 
15. Mike Dowd, September 14, 2021 



Revised Staff Report & Recommendation for LU 21-012886 DZM GW – Site Upgrades at OPB Page 25

16. Images provided by Mike Dowd
G. Other

1. Original LUR Application
2. Incomplete Letter, dated March 11, 2021
3. 180-Day Notice Letter, dated July 9, 2021
4. Original Approval, DZ 15-87
5. OPB 1988 Landscaping Plan
6. PC & EA Summaries
7. NCU Option II Covenant

H. First Hearing
1. Staff Report, November 2, 2021
2. Staff Memo to Commission, October
3. Staff Presentation
4. Applicant Presentation
5. Testimony Sign Up Sheet
6. Mike Dowd, October 4, 2021
7. Mike Dowd, October 27, 2021
8. Mike Dowd, November 2, 2021
9. Mike Dowd, November 3, 2021
10. Mike Dowd, November 4, 2021
11. Mike Dowd, November 4, 2021
12. Mike Dowd, November 12, 2021
13. Mike Dowd, November 12, 2021
14. Mike Dowd, November 12, 2021
15. Mike Dowd, November 12, 2021
16. Mike Dowd, November 12, 2021
17. Mike Dowd, November 12, 2021
18. Mike Dowd, November 15, 2021
19. Mike Dowd, November 19, 2021
20. Mike Dowd, November 19, 2021
21. Kurt Leipszig, November 3, 2021
22. Staff email to testifiers about the 7-7-7 dates
23. Images provided by Mike Dowd

I. Submittals during the 21-day extension for an open record
1. Updated narrative from applicant submitted during the first 7-day period,

November 11, 2021
2. Updated submittal package from applicant submitted during the first 7-day

period, November 11, 2021
3. Mike Dowd, written testimony submitted during the first 7-day period,

November 12, 2021 (6 letters)
4. Mike Dowd, written testimony submitted during second 7-day period, November

19, 2021
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