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City of Portland
Bureau of Development Services

Staff Presentation to the 

City Council 

Land Use Review  09 -133971 CP ZC AD
5012 –

 
5014 NE 26th

 
Avenue

Presenter�
Presentation Notes�
Good Afternoon. I am Sylvia Cate, the assigned planner for this review. 

�
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Summary of the Proposal
•

 
Comprehensive Plan Map Amendment 
and Zone Map Amendment to change the 
current designation and zoning 

from Attached Residential [designation] 
and R2.5ah, [zoning] 

to Urban Commercial [designation] 
and CSh, Storefront Commercial 
with Aircraft Landing overlay [zoning]. 

Presenter�
Presentation Notes�
The applicant requests a Comprehensive Plan Map Amendment and concurrent Zone Map Amendment to change the current designation and zoning on the site from AR, Attached Residential [designation] and R2.5ah, [zoning] to Urban Commercial [designation] and CSh, Storefront Commercial with Aircraft Landing overlay [zoning]. The proposed CSh zone will match the base zone of the abutting lot to the south of the site.�
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Summary of the Proposal
•

 
The applicant proposes a 3-story, 9-unit 
condominium, which is allowed in the 
proposed CS zone. The proposed 
development requires 2 Adjustments:

•
 

To reduce the building setback along the 
northern property line, from 11 feet to 7 
feet; and 

•
 

To reduce the width of the required 
landscaping along the north property line 
from 5 feet to 3 feet 4 inches. 

Presenter�
Presentation Notes�
The applicant also proposes a specific development concurrent with the proposed change in zoning. The applicant proposes a three-story, 9-unit condominium, which is allowed in the proposed Storefront Commercial zone. The proposed development will require two Adjustments to applicable development standards as follows:
An Adjustment to reduce the building setback along the northern property line, which abuts a Residential zone, from 11 feet to 7 feet; and 
An Adjustment to reduce the width of the required landscaping along the north property line from 5 feet to 3 feet 4 inches. �
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Approval Criteria

•
 

33.810.050  Comprehensive Plan Map 
Amendments

•
 

33.855.050  Zoning Map Amendments
•

 
33.805.040  Adjustments

Presenter�
Presentation Notes�
The Hearings Officer’s report contains findings for all of the applicable approval criteria. His report also addresses the concerns and objections raised before him at the public hearing on February 17th. �



5

Zoning Existing
The site is a 4,000 
square foot lot 
developed with a one 
story duplex built in 
1979 

The site has frontage 
along NE 26th 
Avenue, a Local 
Service Street, and is 
approximately 100 
feet from NE Alberta, 
a designated 
Community Transit 
Street

Presenter�
Presentation Notes�
The site is a 4,000 square foot lot developed with a one story duplex built in 1979. 

The site is zoned R2.5ah, which is a single dwelling zone that allows attached townhouses. 

The site has frontage along NE 26th Avenue, a Local Service Street, and is approximately 100 feet from NE Alberta, a designated Community Transit Street �
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Zoning Proposed
The proposed zoning is 
CSh, Storefront 
Commercial, with the 
Aircraft Landing overlay 
zone.

The CS zone is 
intended to preserve 
and enhance older 
commercial areas that 
have a storefront 
character. 

Presenter�
Presentation Notes�
The proposed zoning is CSh, Storefront Commercial, with the Aircraft Landing overlay zone. 

The Storefront Commercial (CS) zone is intended to preserve and enhance older commercial areas that have a storefront character.  The zone intends that new development in these areas will be compatible with this desired character. The zone allows a full range of retail, service and business uses with a local and regional market area. 

The desired character includes areas which are predominantly built-up, with buildings close to and oriented towards the sidewalk especially at corners. Development is intended to be pedestrian-oriented and buildings with a storefront character are encouraged. Residential is allowed with no limitations �
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Site Map

Presenter�
Presentation Notes�
This site plan shows the proposed footprint of the building. 

As described in the Hearings Officer’s report, the building is proposed to be set back 3 feet from the south property line to provide some space between the building and the adjacent commercially zoned lots, and 7 feet back from the north property line, with a reduction in the width of the landscaping between the site and the abutting R zoned lot to the north. �
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North Elevation

Presenter�
Presentation Notes�
This is the proposed north façade of the building…�
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West & East Elevations

NE 26th

 

street facade Façade facing alleyway

Presenter�
Presentation Notes�
And here we see what the street façade would look like, as well as the view from the alley way to the east…�
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South façade 

Presenter�
Presentation Notes�
This façade would face the abutting commercially zoned lots to the south… �
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Summary
Hearings Officer’s Recommendation
•

 
Approval of:

•

 

A Comprehensive Plan Map Amendment to change the designation 
on the subject site from  Attached Residential to Urban 
Commercial; and 

•

 

A Zone Map Amendment to change the zoning on the subject site 
from Single Dwelling R2.5ah, to CSh, Storefront Commercial with 
Aircraft Landing overlay.

•

 

An Adjustment to reduce the building setback along the northern 
property line, which abuts a Residential zone, from 11 feet to 7

 

feet; 
and 

•

 

An Adjustment to reduce the width of the required landscaping 
along the north property line from 5 feet to 3 feet 4 inches. 

Presenter�
Presentation Notes�
The Hearings Officer found that the proposal is, on balance, supportive of the Comprehensive Plan Goals and Policies, and with one condition of approval, meets all of the applicable approval criteria for the requested zone change.. 
The applicant also requests two adjustments for the specific development project that is proposed. With conditions, the adjustments meet all of the applicable approval criteria and therefore the Hearings Officer recommends approval. 

The final slides are a virtual tour of the site and surrounding area… �
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Looking northeast from Alberta Street

Presenter�
Presentation Notes�
This is a view of the site standing at the intersection of NE 26th and Alberta, looking northeast… �



13

Looking north up NE 26th

 

from Alberta
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Looking east down Alberta Street

Presenter�
Presentation Notes�
NE Alberta Street is zoned Storefront Commercial along both sides of the street in this area, with some R1 zoning interrupting long stretches of CS zoning. �
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Looking West along Alberta
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The CS zone and the adjacent R1 zone 
along Alberta, just south of the site

CS
R1

Presenter�
Presentation Notes�
The block face just around the corner from the site is zoned CS, with R1 zoning on the western end of the block. �



17

Presenter�
Presentation Notes�
NE Alberta Street itself has had significant upgrades with cross walks and extended curbs to enhance the pedestrian oriented Storefront Commercial development along both sides of the street. Multiple bike racks along the commercial strip and bus service makes the immediate neighborhood friendly for multi-modal travel. �
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Looking south down NE 26th

 

at Alberta Street

Presenter�
Presentation Notes�
Although there is a vibrant storefront commercial area along Alberta Street, there remain pockets of vacant land and opportunity sites along the street, such as the vacant parcel we see here, southwest of the site.  �
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Presenter�
Presentation Notes�
This is a view of the site and the existing duplex. Portions of the commercial lots to the south are visible to the right, adjacent houses are to the left, or north, of the site. �
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NE 26th

 

Avenue looking northeast

Presenter�
Presentation Notes�
This is a view looking north east along 26th Avenue. �
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Street facing façade of existing duplex

CS Zone

Presenter�
Presentation Notes�
The existing duplex is proposed to be demolished and the site redeveloped with a 3 story, 9 unit condominium building. �
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Presenter�
Presentation Notes�
Directly across the street from the site is a nonconforming commercial use. �
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Presenter�
Presentation Notes�
To the north of the parking area for the commercial use are homes in the R2.5 zone. �
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Concerns raised before the Hearings Officer

• On-street parking impacts

• Market conditions not supportive of condos

• Units will become rentals 

• Renters are less inclined to go carless

• The overall size of the building

• Inadequate bike parking

Presenter�
Presentation Notes�

In summary, there were concerns raised before the Hearings Officer: impact to on street parking; that the economy will not support a condominium project; that the units will become rentals; that renters are less inclined to go carless; the overall size of the proposed building; and that the bike parking is inadequate.  
 The Hearings Officer considered these concerns, but made findings that the on street parking impacts would not be significant, that the number of units proposed were consistent with the requested zoning designation and that market conditions is not a relevant approval criterion.  

The Hearings Officer found that the application, on balance, is support of the Comprehensive Plan Goals and Policies and that all of the approval criteria are met, with two conditions of approval, related to retention of two housing units on the site and future reviews. 

This concludes Staff’s presentation. �
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