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Neighborhood: Hazelwood 

Business District: Gateway Area Business Association 

District Coalition: East Portland Neighborhood Office. 

Plan District: Gateway 

Zoning: IRd (RXd), Institutional Residential with a Design Overlay and Central 
Residential Comprehensive Plan Map designation 

Land Use Review: Type III, Comprehensive Plan Map and ZoningMap Amendments 

BDS Staff Recommendation to the Hearings Officer: Approval with conditions 

Public Hearing: The hearing was opened at l:31 p.m. on October Ig,2011, in the 3'd floor hearing 
room, 1900 SV/ 4il'Avenue, Portland, Oregon, and was closed at2;13 p.m. The Hearings Officer 
discussed the requirements of ORS 191 .763 and disclaimed any ex parte contacts or conflicts of 
interest. The Hearings Officer stated that for testimony to be relevant, it must be directed at the 
applicable approval standards set forth in the BDS Staff Report. The Applicant waived Applicant's 
rights granted by ORS 197.763 (6X"), if any, to an additional seven day time period to submit 
written rebuttal into the record. The record was closed to all testimony andlor written submissions 
at the end of the hearing. 

Testified at llearing: 
Kathleen Stokes, 1900 SW 4th Avenue, Suite 5000, Pofiland, OR 97201 
Mike Robinson, 1120 NV/ Couch Street, 1Oth floor, Portland, OR 97205 
Ryan Schera, 1515 SE Water Avenue, Suite 100, Portland, OR972l4 

Proposal: The Applicant is proposing a change in the Comprehensive Plan Map Designation for 
this 267,738 square-foot parcel, from Central Residential to Central Ernployrnent, and a concunent 
Zoning Map Amendment, from IRd to EXd. 

The Applicant is proposing that the buildout for uses that would be allowed under the EX zone 
designation be limited so that any future development would generate no more than 998 p.rn. peak 
hour vehicle trips. The following table was used to calculate allowed floor area for the uses on the 
site, to ensure that the amended motor vehicle trip cap would not be exceeded. 
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TABLE 1 _ LAND USE TRIP CONVERSIONS 
EX Allowed Land Use ITE Unit Size PM Peak 

Use Code Hour 
Trip 
Equivalent 

Household Livine 220 Dwelline 2 1 Trip 
Retail 820 SF 300 I Trin 
Office 7t0 SF 780 I Trip 
Vehicular Repair 942 SF 240 l Trip 
Manufacturing and t40 SF 1,560 I Trip 
Production 
Warehouse and Freight 150 SF 2,640 I Trip 
Movement 
Wholesale Sales 860 SF 2.280 1 Trio 
Industrial Service 130 SF r.320 1 Trip 
Parks and Open Areas 412 SF 8,760 I Trip 
Schools 530 SF 540 1 Trip 
Colleses 540 SF 420 l Trip 
Medical Center 610 SF 780 I Trip 
Religious Institutions 560 SF 1.200 lTr p 

Daycare 565 SF 84 lTr p 

The data in this table was used in part to demonstrate compliance with Titte 33.810 and 33.855 
which are discussed in more detail below. 

Relevant Approval Criteria: 

TÍtle 33, the Planning and ZoningCode: 
o 33.810.050 Comprehensive Plan Map Amendments 
o 33.855.050-060 ZoningMap Amcndrnents 

II. ANALYSIS 

I{EARINGS OFFICER'S OVERVTEW OF ISSUES AND RELEVANT APPROVAL 
CRITERIA: 

At tlre October 19,2011, public hearing, no parly testified in opposition to the application. BDS 
Staff found that the proposed Comprehensive Plan Map Amendment and Base Zone Amendment 
can be approved with conditions. The I{earings Officer has reviewed the staff report and case file 
and agrees. 
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At the public hearing, the Applicant briefly explained two minor proposed revisions to the 
conditions of approval. Those revisions are set forth in Exhibit H.6. Neither BDS Staff nor 
Portland Bureau of Transportation (PBOT) Staff objected to the proposed revisions. Conditions D 
and E are revised below to reflect those changes. 

Site and Vicinity: The site consists of a 6.15 acre propefty (267,738 square feet) that is located on 
the south side of SE Main Street and is bounded on the west and the east by SE 96d'and SE t00th 
Avenues. The site is mostly undeveloped, containing only one building that serves as a storage 
facility for the Adventist Acaderny High School, which is located on the abutting property to the 
south. Prior to approval of a Property Line Adjustment earlier this year, the high school property 
and this subject parcel were all one site. The MAX light rail line is irnmediately to the west of SE 
96d'Avenue and the I-205 freeway lies to the west of the light rail. Beyond the fieeway, and to the 
south of the high school campus, the area is mainly comprised of single-dwelling residential 
development. To the east of the site is the Adventist Medical Center campus. Beyond the hospital 
and rnedical offices are the Adventist Sunnyside Church and the Cherrynvood Village retirement 
community. A small strip of land that is owned by the hospital and contains parking areas and 
maintenance facilities is located to the north of the site. The Mall 205 shopping center is directly to 
the north of the hospital property. 

Zoning: The site is currently zoned IRd, Institutional Residential with a Design Overlay. The 
Institutional Residential designation was placed on the property because it was historically a part of 
the Portland Adventist Academy campus. The IR designation is a multi-use zone that provides for 
the establishment and growth of large institutional campuses as well as higher density residential 
development. Intensity and density are regulated by the maximum number of dwelling units per 
acre and the maximum size of buildings permitted. Some cornmercial and light industrial uses are 
allowed, along with major event entertainment facilities and other uses associated with institutions. 
Residential development allowed includes ali structure types. Mixed use projects, including both 
residential development and institutions are allowed as well as projects that are entirely residential 
or institutional. IR zones are located near one or more streets that are designated as District 
Collector streets, Transit Access Streets, or streets of higher classi{ication. 

The Cornprehensive Plan Map designation for the site is RXd, Central Residential, with a Design 
Overlay. The RX zone is a high density multi-dwelling zone that allows the highest density of 
dwelling units of all the residential zones. Density is not regulated by a maximum number of units 
per acre" Rather, the maximurn size of buildings and intensity of use are regulated by Floor Area 
Ratio (FAR) lirnits and other site development standards. Generally the density will be 100 or more 
units per acre. Allowed housing developments are characterízed by a very high percentage of 
building coverage. The major types of new housing development will be mediurn and high rise 
apartments and condominiums, oflen with allowed retail, institutional, or other selice oriented 
uses. Generally, RX zones will be located near the center of the city where transit is readily 
available and where commercial and employment opportunities are nearby. RX zones will usually 
be applied in combination with the Central City Plan District. 
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The proposed Cornprehensive Plan Map andZoningMap designation for the site is EXd, Central 
Ernployment, with a Design Overlay. This designation implements the Central Employment map 
designation of the Comprehensive Plan. The zone allows mixed-uses and is intended fur areas in 
the center of the City that have predominantly industrial type development. The intent of the zone is 
to allow industrial and commercial uses which need a central location. Residential uses are allowed, 
but are not intended to predominate or set development standards for other uses in the area. The EX 
development standards are intended to allow new development which is similar in character to 
existing development. 

The Design Overlay zone 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 or compliance 
with the Community Design Standards. In addition, design review or compliance with the 
Community Design Standards ensures that certain types of infill developrnent will be cornpatible 
with the neighborhood and enhance the area. The "d" overlay always accompanies zoning 
designations of RX, CX and EX, due to the highly built-up and centralized location of areas with 
these zoning designations. 

Land Use lfistory: City records include the following prior land use reviews for this site: 

LU 60-100153 - 1960 Multnomah County approval of the location of a private secondary school, 
accomplished by changing the zoning designation from R-7 to R-7 C-S. 

LU 61-100119 - 1961 Multnomah County approval of Ten (10) Classroom Secondary School 
Permit. 

LU 70-002522 CU - 1970 Conditional Use Review for over-heiglit fence. Recommendation was for 
approval. Final decision not known. 

LU 75-100050 - 1975 Multnomah County approval of Temporary Permit Renewal (Trailer as 
Classrooms). 

LU 77-100013 - 1977 Multnomah County approval of Temporary Permit Renewal (no additional 
details given). 

LU 79-020361 - Multnotnah County design review for Industrial Arts Building. Final decision not 
known. 

Although not a land use review, the Property Line Adjustrnent, PR 10-1 14864 PLA, which was 
approved earlier this year, is also relevant to the history of this property. This realigmnent of the 
existing property lines fbr the Adventist Academy properties allowed the Applicant to separate the 
subject parcel fi'orn the rnain high school campus, which abuts the site to the south. The resulting 
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plat shows tlte 267,738 square-foot subject site (Tract No. 2) and the 568,695 square-foot campus 
(Tract No. 1). 

Agency Review: A "Request for Response" was mailed August 4,2011. The following bureaus 
responded and raised no concerns: 

. 	The Bureau of Environmental Services (BES) provided information on the sanitary sewer 
systems in this parl of the City and noted some limitations that need to be considered for the 
development that could be allowed under the requested EX map designation. Information was 
also provided on the requirements for storm water management for the eventual development of 
rhe site. Exhibit E.1. 

PBOT discussed the potential transportation system impacts that could occur from the allowed 
uses under the requested EX map designation. Analysis was provided of the request as it relates 
to transportation related goals and policies of the Comprehensive Plan and the State of Oregon 
Transportation Planning Rule. A recommendation for approval was made, based on build-out 
that would equate to a limitation of 998 p.m. peak hour motor vehicle trips. Exhibit E.2. 

The Water Bureau noted that there were no objections to approval of the requested EX rnap
 
designation and provided information on requirements for water service for the future
 
development of the site. Exhibit E.3.
 

The Fire Bureau stated that they have no objections to the proposal and that fire code
 
requirements will be applied at the time of development. Exhibit E.4.
 

The Police Bureau indicated that they are capable of serving the uses that might be allowed under 
the requested designation. Exhibit E.5. 

Site Developrnent Section of BDS noted requirements for future development, including
 
decommissioning of any cesspools that rnay rernain on the site. Exhibit E.6.
 

Life Safety Plan Review Section of BDS and Parks-Forestry Division provided electronic
 
responses of "no concems."
 

Neighborhood Review: A Notice of Proposal in Your Neighborhood was rnailed on August 30, 
201I. No written responses were received û'om either the neighborhood association or notified 
property owrl.ers in response to the proposal. 

ZONING CODE APPROVAL CRITERIA 

33.810.050 Comprehensive Plan Map Approval Criteria 



Reconrmendation of the l{earings Officer
 
LU l1-138415 CP ZC (HO 4110024)
 
Page 7
 

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

1. The requested designation for the site has been evaluated against relevant Comprehensive 
Plan policies and on balance has been found to be equally or more supportive of the 
Comprehensive Plan as a whole than the old designation; 

Findings: The Applicant requests a Comprehensive Plan Map Amendment and concurrent Zoning 
Map Amendment to change the curent designation and zoning on a portion of the ownership from 
RX, Central Residential to EX, Central Employment. The proposed EX zone will also retain the 
existing Design Overlay designation. 

On balance, based on the findings below, the requested designations will be equally supportiVe of the 
Comprehensive Plan as the existing designation, and therefore, this criterion is met. 

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

Goal I Metropolitan Coordination 
The Comprehensive Plan shall be coordinated withfederal and state law and support regional 
goals, objectíves and plans adopted by the Columbia Regíon Associatíon of Governments and its 
successor, the Metropolítan Service District, to promote a regíonal plannìngframework. 

Findings: The Urban Growth Management Functional Plan was approved November 27,1996by 
the Metro Council and became effective February 19,1997. The purpose of the plan is to 
implement the Regional Urban Growth Goals and Objectives (RUGGO), including the 2040 Growth 
Concept. Local jurisdictions must address the Functional Plan when Cornprehensive Plan Map 
Amendments are proposed through the quasi-judicial or legislative processes. The (Jrbqn Growth 
Management Functional Plan is Section 3.07 of the Metro Code. The relevant titles in that section 
are summarized and addressed below. 

Overall, as noted in the discussion below, the request to redesignate and rezone from Central 
Residential to Central Ernplol.rnent will have little or no effèct on the intent of these titles or these 
titles will be met tluough conpliance with other applicable City regulations. The project is 
consistent with Metro's regional planning fiamework, and therefore the requested Comprehensive 
Plan Map Amendtnent and Zone Chanse is consistent with Goal 1, Metropolitan Coordination, of 
the City's Comprehensive Plan. 

Urban Growth Management Functíonal Plan 

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

in capacity annually to Metro. 

Comment: This proposal does not include a specific development project. Future development of 
the site will allow housing as well as other nonresidential development that is allowed under the EX 
designation. These development options include office and retail development which will provide 
additional emplolnnent opportunities. A condition of approval will require that the build-out for 
nonresidential uses be limited in order to presere the transportation capacity to meet the current 
minimum residential density requirements of the RX designation and thereby preserve the housing 
potential of the site. With this condition, this proposal complies with the intent of Title 1. 

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

Comment: Compliance with this title is achieved through the implementation of the Stormwater 
Management Manual and other development regulations at the time of Building Permit review. 
BES analyzed the Applicant's proposal and found that there is adequate space available to 
realistically expect that the City's Stormwater Management Manual and the regulations regarding 
geotechnical issues and erosion control measures can be rnet at the time of development. The 
proposal complies with the intent of this Title. 

Title 6 - Centers, Corrídors, Statíon Communities and Main Streets 
The intention of Title 6 is to enhance the Centers designated on the 2040 Growth Concept Map by 
encouraging development in these Centers. This title recofirmends planning actions such as: (1) 

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

Comment: The subject site is located within the Gateway regional center and the light rail station 
area for the station at SE 96{'Avenue and SE Main Street. Title 6 states that centers, corridors, 
station communities and main streets need a lnix of uses, such as grocery stores and restaurants, 

schools, medical offices and public spaces to be vibrant and walkable. BDS Staff found that the 
proposed EX designation will allow the type of mixed-use developrnent that is needed to support the 
station area and the adjacent medical center campus and nearby residential uses, including the 
single-dwelling development to the south and the retirernent comrnunity to the east. The proposal 
supports the aims that are stated in this Title. 

TitleT-HousingChoice 
The frarnework plan calls for establishment of voluntary affordable housing production goals to be 
adopted by local govemrnents. 
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Comment: The City's "no-net loss" housing policy and approval criterion 33.810.050.A.2 are 
addressed by a condition of approval that requires a portion of the p.m. peak hour vehicle trips that 
may be generated by the development on the site to be preserved for housing units. If additional 
peak hour trips are desired for nonresidential development for this site, the equivalent number of 
residential units will need to be constructed at another location. When built, the then-current 
propefty owner will be required to submit a covenant that protects the housing that has been 
developed on this or any alternate commercially-zoned site for at least 25 yearc. The City's 
residential zones do not consider or regulate affordability (costs/rents). The preservation or 
replacement of housing potential from the subject site to another property will ensure that the City 
maintains its overall supply of housing units. The proposal does not conflict with this title. 

Títle I2- Protection of Residentìal Neighborhoods 
The purpose of this title is to protect the region's existing residential neighborhoods from air and 
water pollution, noise and crirne, and to provide adequate levels of public selices. 

Comment: The proposal is subject to review and evaluation against existing and future demand on 
public services, and whether there are adequate service levels to support the proposed re-designation 
and zoning pattern. To the extent that the proposal meets the criteria found in 33.855.050 B, as 
discussed below, the proposal is consistent with the intent of this title. Pollution and noise control is 
achieved via compliance with other City regulations at time of Building Permit review for new 
developrnent. The Portland Police Bureau stated that they are capable of serving the potential uses 
on the site and has found no particular potential for crime-related issues. Exhibit 8.5. 

Títle I3- Nature ín Netghborhoods 
The purposes of this program are to conserve, protect and restore a continuous ecologically viable 
streamside corridor system, fi'orn the streams' headwaters to their confluence with other streams and 
rivers and with their floodplains in a manner that is integrated with upland wildlife habitat and with 
the surrounding urban landscape; and to control and prevent water pollution for the protection of the 
public health and safety and to maintain and improve water quality throughout the region. 

Comment: The site is not located in an environmental or greenway overlay zone, nor is it within a 
floodplain. V/ater quality requirements will be satisfied through the City's Stormwater Management 
Manual requiretnents. The proposal cornplies with the intent of this Title. 

GOAL 2: Urltøtt Development 
Maintain Portland's role as the major regíonal employment, population and cultural center through 
publíc policies that encourage expa.nded opportunityfor housing and jobs, while retaining the 
character of established residenttal neighborhoods and business centers. 

Findings: BDS Staff found, and the l{earings Officer concurs, that the proposal will help to 
maintain Poftland's role as a major employrnent and population center by providing an opporlunity 
for comtnercial and/or employnent developrnent adjacent to the light rail station, while preserving 
the housing potential of the site. Due to the location of the site, abutting the I-205 Freeway on the 
west, and adjacent to the Adventist Medical Center to the east and the north, and to tlie Adventist 
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Academy, to the south, the residential area is buffered such that the proposal will not have any 
significant impact on the established neighborliood. 

The proposal is consistent with the applicable policies of this goal, as described in the following 
commentaries. The applicable policies include: Policy 2.1 Populatíon Growth, Polícy 2.2 Urban 
Díversíty, Policy 2.9 Residential Neighborhoods, Policy 2.I I Commercial Centers, Policy 2.12 
Transit Corridors, Policy 2.17 Transit Stations and Transit Centers, Policy 2.18 Transit-Supportive 
Density, Policy 2.19 Infill and Redevelopment, Polícy 2.20 Utílization of Vacant Land, Policy 2.22 
Míxed Use and Policy 2.23 Buffering. Because of the proposal's consistency with these relevant 
policies, the proposal is supportive of Comprehensive Plan Goal 2Urban Development. 

Policy 2.1 Population Growth 
Allow for population growth within the existing cityboundaryby providing land use opportunities 
that will accommodate the projected increase in city households by the year 2000. 

Comment: The proposal is consistent with this policy because a condition of approval will ensure 
that the capacity for the density that is currently required by the RX designation will be maintained 
for this site and will only be allowed to be used for residential development unless the residential 
units are subsequently provided on another site. 

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

Comment: The proposal is supportive of this policybecause the EX designation will allow a range 
of commercial activities, while a condition of approval will retain the potential for a significant 
number of residential units on the site. 

Policy 2.9 Residential Neighborhoods 
Allow for a range of housing types to accomrnodate increased population growth while improving 
and protecting the city's residential neighborhoods. 

Comment: As previously noted, the rninimum density requirements for the current RX designation 
will be retained for the site through a condition of approval. The EX designation will allow live
work opportunities, mixed-use development, and other types of innovative, transit supportive uses 

to occur on this site. This will provide an opportunity to accommodate arange of housing types and 
situations. 

Polícy 2.1I Commercíal Centers 
Expand the role of major established comrnercial centers which are well seled by transit. 
Strengthen these centers with retail, office serice and labor-intensive industrial activities which are 
compatible with the surroundingarea. Encourage the retention of existing rnedium and high density 
apartment zoning adjacent to these centers. 



Recommendation of the Ilearings Officer
 
LU l l-l384ts cP zc (r{o 41 10024)
 
Page I I
 

Comment: The subject site is not located within a commercial center, but it is adjacent to the 
Adventist Medical Center and only a few hundred feet from the Mall 205 shopping center. A light 
rail station is across the street from the site. Access to the ûeeway and to neighborhood connecting 
streets and bus lines is available along the nearby street frontages. The property could potentially 
provide an opporlunity for small scale retail and office and higher density residential development 
that can strengthen the commercial center and also provide a meaningful transition area between the 
commercial center and the surrounding residential neighborhood. 

Policy 2.12 Transit Corridors 
Provide a mixture of activities along Major Transit Priority Streets, Transit Access Streets, and 
Main Streets to support the use of transit. Encourage development of commercial uses and allow 
labor-intensive industrial activities which are compatible with the surrounding area. Increase 
residential densities on residentially-zoned lands within one-quarter mile of existing and planned 
transit routes to transit-supportive levels. Require development along transit routes to relate to the 
transit line and pedestrians and to provide on-site pedestrian connections. 

Comment: This policy is supported because the proposal will allow a wide variety of commercial 
uses and also maintain a potential for residential density that can support the adjacent light rail. The 
proposal is consistent with this policy 

Polícy 2.17 Transít Stations and Transit Center 
Encourage transit-oriented development patterns at transit stations and at transit centers to provide 
for easy access to transit selice. Establish minimum residential densities on residentially-zoned 
lands within one-half mile of transit stations and one-quarler rnile of transit centers that support the 
use of transit. The design and rnix of land uses surroullding transit stations and transit centers 
should emphasize a pedestrian-and bicycle-oriented environment and support transit use. 

Comment: The site abuts a transit station, at SE 96il'Avenue and SE Main Street. The Applicant 
does not have a specific development proposal at this tirne. However, the regulations for the 
requested EX designation and the additional requirements that are placed by the Gateway Plan 
District will ensure that future development is designed with a strong transit and pedestrian 
orientation. A condition of approval will ensure that the current minimum density requirement will 
be rnaintained by reserving an equivalent number of vehicle trips for residential use only, which wilt 
further supporl the intent of this policy. 

Policy 2.19 nx/ìll and Redevelopment 
Encourage infill and redevelopment as a way to implernent the Livable City growtir principles and 
accotnmodate expected increases in population and employrnent. Encourage infill and 
redeveloprnent in the Central Cit¡ at transit stations, along Main Streets, and as neighborhood infill 
in existing residential, colnlnercial and industrial areas. 

Comment: This policy is supported because the request, if approved, will allow for the 
redevelopment of underutllized land that can support the City's growth principles and accommodate 
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expected increases in population and employment on this site that is adjacent to the SE Main Street 
Transit Station. The proposal supports this policy 

Policy 2.20 Utilization of Vacant Land 
Provide for full utilization of existing vacant land except in those areas designated as open space. 

Comment: The proposal will enable the redevelopment of the site which has been largely vacant. 
The record shows that the Applicant has acknowledged the need to identifu the high school campus 
as a separate site which will require that a small extension of land is severed leaving only a free 
standing storage building on the site. This leaves the remainder of the site available for new 
development that can promote the goals of the Gateway Plan District and the Main Street light rail 
station area. This policy will be supported by this proposal. 

Policy 2.22 Mixed Use 

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

Comment; This policy is supported because the proposal offers the opportunity for a development 
plan that would expand the existing node of commercial uses at Mall205 and in the imrnediate 
vicinity to the SE Main Street light rail station. 

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

Comment: The requested designation and zone change are for lots that are currently zoned for 
residential use. There are, however, no abutting residential uses because the property that is 
immediately adjacent to the subject site is developed with nonresidential uses and so are the 
properties that are located across the street from the site. BDS Staff noted there is no designation 
for a future Buffer overlay zone. This policy is met. 

Policy 2.27 Outer Southesst Community Plan 
Promote the economic vitality, diverse residential character, envirorunental quality and livability of 
Outer Southeast Portland by including the Outer Southeast Community Plan as a part of this 
Cornprehensive Plan. 

Comtnent: The Outer Southeast Comrnunity Plan was adopted as a part of the City's 
Comprelrensive Plan on March 25,1996. Discussion of the ways that the relevant policies and 
objectives of the plan are reflected by the proposed EX map designation for this site are discussed in 
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the comments for Policy 3.9, Outer Southeast Comrnunity Plan Neighborhoods and Business plan, 
below. 

GOAL 3: Neígltborhoods 
Preserve and reínþrce the stabílíty and diversity of the City's neíghborhoods whíle allowing for 
increased densily ín order to attract and retain long-term residents and busínesses and insure the 
City's residential quality and economic vitality. 

Findings: BDS Staff found, and the Hearings Officer agrees, that the proposal is consistent with 
the applicable policies of this goal, as described in the following commentaries. The applicable
policies include: Policy 3.5 Neíghborhood Involvement and Policy 3.6 Neighborhood pi,lan. The 
proposal supports the relevant policies and objectives of the adopted Outer Southeast Community 
Plan and the Hazelwood Neighborhood Plan. Therefore, the proposal is supportive of 
Comprehensive Plan Goal 3 Neighborhoods. 

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

Comment: The nearby residents and businesses were notified by the City of the proposed change of 
designation and invited to participate through written or oral testimony. This ensures that they had 
the opportunity to be involved in the decision of the potential for future development of the site, 
which supports this Policy. 

Policy j.6 Neíghborhood Plan 
Maintain and enforce neighborhood plans that are consistent with the Comprehensive Plan and that 
have been adopted by City Council. 

Polícy 3.9 outer Southeast Community Ptan Neíghborhoods and Business Plan 
Include as part of the Comprehensive Plan neighborhood and business plans developed as part of 
the Outer Southeast Community Plan. Neighborhood and business plans developed ur purt of the 
Outer Southeast Cornmunity Plan are those for ...(twelve different neighborhood and business 
gl'oups, including Hazelwood). Use the Neighborhood plans to guide decisions on land use, 
transpotlation and capital expenditures, cornnunity development programs, where applicable. 

Objectíve C. Reinforce the vitality of experience and quality of life for residents, commuters, 
workers, visitors, and businesses in I{azelwood. 

Obiective,I{ Enhance the image, marketability, and vitality of businesses and business areas in 
Outer Southeast. Use the outer Southeast Business Plan to guide decisions on land use, 
transpoftation, capital expenditures, and economic revitalization progralns. 

Comment: The site lies within the Outer Southeast Community Plan area and is also located within 
the boundaries of the Hazelwood Neighborhood Plan. These plans, along with the Outer Southeast 
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Business Plan, were adopted by City Council on January 31,1996. These adopted plans are 

specifically included under Policy 3.6 and the direction to follow their guidance is fuither elucidated 
through Policy 3.9. In showing how the proposed EX designation for this site is consistent with and 
supportive of these adopted plans, the following Community and Neighborhood Plan policies and 
objectives are relevant to this proposal: 

Outer Southeast Communit:v Plan 

Economic Development Policy: Improve the vitality of outer southeast business districts and 
emplol.rnent centers. Ensure that they grow to serve the needs of outer southeast residents, 
attract customers from throughout the region, and generate family wage jobs for residents. 

Comment: The proposal is consistent with this policy because the proposed designation will 
allow the potential for commercial development and high density residential development 
that will strengthen the economic vitality of the node around the Main Street Transit Station, 
expanding out from Mall 205 and Adventist Medical Center, at the southeast corner of the 
Gateway Regional Center. 

Transportation Policy.' Ensure that streets in outer southeast form a network that provide(s) 
for efficient travel throughout the cornmunify and to other parts of Portland and the region. 
Reduce congestion and pollution caused by the automobile by creating land use patterns that 
support transit, bike, and pedestrian travel. 

Comment: The proposal supports this policy, at least as well as the existing RX designation.
 
The potential for development of offices or other commercial uses, together with high density
 
residential at this location will support the adjacent light rail line. The development
 
standards for the EX designation, linked with the requirements of the Gateway Plan District,
 
will ensure that bicycle and pedestdan transportation opportunities are also further
 
encouraged in the area.
 

Housing Policy: Provide a variety of housing choices for outer southeast community
 
residents of all income levels by rnaintaining the existing sound housing stock and promoting
 
new housing developrnent.
 

Comment: No specific development is being proposed at this time. A condition of approval 
will require that a portion of the rnaximum vehicle trips that could be allowed for the build
out of the site will be preserved to accommodate the required minirnum density of the RX 
designation (536 units or 268 p.m. peak hour trips). With this condition, the EX designation 
will cany forward a rninimum density requirement for the site, which will ensure that new 
housing will be provided when there is a demand for it to be constructed. 

Urban Design Policy: Foster a sense of place and identity for the Outer southeast 
Community Plan area by reinforcing existing character-giving elements and encouraging the 
emergence of new ones as envisioned in the Vision Plan. 
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Objective 1. Establish a high profile "regional center" in the area from Gateway to the 
Portland Adventist Medical Center with an infrastructure that is supportive of high-intensity 
development for living, working, and recreating. 

Comment: The proposed EX designation will allow a greater mix of uses and a more vibrant 
development scenado adjacent to the SE Main Street light rail station than would likely be 
achieved under the existing RX designation. Due to the proximity to the Adventist Medical 
Center and Mall 205, the development around this station has the potential to be a physical as 
well as an economic cornerstone, designating an entry to the Gateway Regional Center. 

Subarea Policy IV: Gateway Regional Center: Foster the development of this area as a 
"Regional Center." Attract intense commercial and high-density residential development 
capable of serving several hundred thousand people. Promote an attractive urban 
environment by creating better pedestrian comections and providing more public open space. 

Comment: As noted above, the proposed EX designation is likely to be more supportive of 
this policy than the existing RX designation, because the allowed mixed-use development
will be able to more actively foster and promote the development of the area as a "Regional 
Center." The built environment, which will be able to include a greater mix of office and 
retail, along with high density residential, will also encourage more interaction of pedestrians 
and the general public in this area than the existing restricted access and semi-private 
character of the site, or the restricted access that would accompany a predominantly 
residential redevelopment plan. 

Outer Southeast Business Plan 

Policy I. Promotion and Revítalization of Businesses and Instítutions: Encourage expansion 
and revitalization of existing businesses and institutions in order to create an environment 
attractive to new development. 

Comment: The proposed EX designation will encourage the development of this 
underutilized site which was historically a part of the Adventist Academy campus. The high 
school directors have detennined that this land is no longer needed for the future of the 
school and that with redevelopment it can serve a better pulpose for botli the school and the 
community. V/ith the requested designation, it can better serve as an opportunity site for the 
growth of the business area, as well as the high density residential development that can 
support the adjacent light rail. 

Polícy 3. Trffic and Trans¡tortation: Provide a safe, efficient and attractive, full-service 
transportation systern to sere outer Southeast business areas. 

Obiective 5. Design new development to encourage and better accomrnodate users of rnass 
transit. 
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Comment: As noted above, the proposed EX designation will allow a mix of uses that will 
encourage and better accornmodate users of mass transit in this area. 

Hazelwood Neighborhood Plan : 

Policy l. Public Safety. Foster and maintain a safe environment for residents, businesses and 

visitors in the Hazelwood Neighborhood by reducing crime and the fear of crime. 

Comment: The pròposed EX designation will encourage activity in the area over a wider 
range of hours than either the current situation or the development that would be likely with 
the RX designation. Having more active areas, with more pedestrian activity over a longer 
period of time each day and more days per week, has been shown to be an active disincentive 
to crime. 

Policy 2. Economic Development. Prcserve and enhance the commercial viability of businesses 

within Hazelwood by stimulating business growth, investment and a high level of livability. 

Objective 2. Establish viable commercial and business centers to serve the neighborhoods 
and draw visitors from outside Hazelwood. 

a. Support commercial development in hub areas by advocating on their behalf before 
decision-makers. 

Comment: The proposal is consistent with this policy because the EX designation will allow 
the expansion of the commercial activity that is currently located north of the light rail 
station, at the Mall 205 Shopping Center, to continue on the south side of a naffow strip of 
the Adventist Medical Center campus and bring the commercial activityup to the light rail 
line and freeway entrance. This will make the area more attractive to visitors from outside 
Hazelwood by encouraging the viability and the health of this business area, as the southern 
hub of the Gateway Regional Center. 

Policy 5. Housing. Maintain and reinforce Hazelwood housing as affordable for families 
and individuals, which provides for a stable population of responsible homeowners and 

renters. 

Comment; The RX designation provides for high density residential development. A 
condition of approval will reserve an equivalent amount of buildable space, under the EX 
designation, only for residential development. This condition would ensure that this policy 
will be equally supported if this proposal is approved. 

Objective 5. Concentrate new housing development near rnajor transit facilities, particularly 
existing light rail transit stations. 
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Comment: The RX designation that is currently on the site requires a minimum residential 
density of 536 housing units. A condition of approval of the requested EX designation would
 
require that this density be reserved to the site by designating the equivalent number of
 
allowed p.m. peak hour vehicle trips to be dedicated only to residential development. With
 
this requirement, to preserve 268 of the 998 maximum allowed p.m. peak hour trips, eventual
 
development of high density housing is just as likely to be assured with the EX designation 
as
 
with the existing RX designation and, therefore, the proposal is equally supportive of this
 
objective.
 

Policy 6. Community Design and Livability. Maintain Hazelwood as an affordable,
 
attractive neighborhood, which provides a friendly, safe, and pleasing community for
 
everyone.
 

Comment: The proposed EX designation can support this policy equally as well as the
 
existing RX designation. With the condition that the minimum density requirement remain
 
the sarne, the housing density will be assured and supporting businesses that can serve the
 
surrounding community can also be attracted to the site. Offices and other job-producing
 
uses will also be allowed, which will further promote the neighborhood as an affordable and
 
attractive area in which to live. 

On balance, the proposed EX designation is equally supportive of the relevant policies and 
objectives of both the Outer Southeast Community Plan and.the Hazelwood Neighborhood Plan as 
the existing RX designation. 

GOAL 4: Housing 
Enhance Portland's vitality as a community at the center of the region's housing market by
provídíng housíng of dffirent types, tenures, densíty, sizes, costs, and locatíons that accommodate 
tlte needs, preferences, andJinancíal capabilities of current andfuture ltouseholds. 

Findings: BDS Staff found, and the Hearings Officer concurs, that the proposal is consistent with 
the applicable policies of this goal, as described in the following commentaries. The applicable
policies include: Policy 4.1 ltousing Availabílity, Policy 4.2 Maintain Ilousing Potentíal, polícy 
4.3 Sustaínable l{ousing, Policy 4.7 Balqnced Communities, Policy 4.10 Housing Diversity, and 
Policy 4.14 Netghborhood Stability. The other policies of this goal were found to not be relevant to 
the redevelopment of this site. Because of the proposal's consistency with the relevant policies, it 
is, ou balance, supportive of comprehensive plan Goal4 l{ousing. 

Polícy 4.1 I{ousing Availability 
Eusure that an adequate supply of housing is available to rneet the needs, preferences, and financial 
capabilities of Porlland's households now and in the future. 

Comment: The proposal will be consistent with this policy because a condition of approval will 
require that capacity be reserved on the site to accornmodate the rninirnum residential density (536 
units) that is currently required under the RX designation. 
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Policy 4.2 Maintain Housing Potential
 
Retain housing potential by requiring no net loss of land reserved for, or committed to, residential,
 
or mixed-use. When considering requests for amendments to the Comprehensive Planmap, require
 
that any loss of potential housing units be replaced.
 

Objective l. Allow the replacement of housing potential to be accomplished by such means as: 1) 

rezoning (and redesignating) existing commercial, emplol.ment, or industrial land to residential; 2) 

rezoning (and redesignating) lower density residential land to higher density residential land; and 3) 

rezoningto the CM zone; or 4) building residential units on the site or in a commercial or 
employment zone if there is a long term guarantee that housing will rernain on the site. 

Comment: As noted above, the housing potential for the site will be preserved by reserving a 

portion of the site's building allowance to be used only for residential development. This will be 

accomplished by dedicating 268 of the maximum p.m. peak hour vehicle trips for the site to 

household use. The remaining 730 trips rnay be dedicated to other uses, using the floor area 

equivalencytable that is apartof this proposal. If trips are desired to allow development above this 

timit for nonresidential uses, the trips must be "purchased" by the creation of housing units at 

another site that allows residential uses, but does not require housing to be built. When units are 

built on the Applicant's site or when they are provided at another site, in order to regain 

nonresidential building potential, then, a covenant must be included that.guarantees that the 

development will remain in housing for the credited number of units for at least 25 years. In order 

to preserue the housing potential, this condition will remain in effect, er.en if the situation changes 

in this area and the need to limit motor vehicle trips is later found not to be needed. 

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

Objective,B. Establish development pattems that combine residential and other compatible uses in 
mixed-use areas such as the Central City, Gateway Regional Center, Station Cornmunities, Town 
Centers, Main Streets, and Corridors. 

Comntent: The site is located in the southwest comer of the Gateway Regional Center and is 

imrnediately adjacent to the SE Main Street light rail station. The housing potential that will be 

preseled for the property will allow future residents to enjoy the easy access to this public 
transportation. There is also a burgeoning system of walkways and bicycle paths in the area, 

connecting to the cornmercial center at Mall 205. This site can also provide a commercial link to 

the shopping center, with the EX desiguation allowing an extension of business opportunities that 
can provide jobs and conveniences serve the residents of the area. The proposed designation will 
support this policy through the residential density and the mixed-uses that it will encourage. 
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Policy 4.7 Balanced Communitíes 
Strjve for livable mixed-income neighborhoods throughout Portland that collectively reflect the 
diversity of housing types, tenures (rental and ownership) and income levels of the region. 

Policy 4.10 Housing Díversity 
Promote creation of a range of housing t¡rpes, prices, and rents to 1) create culturally and 
economically diverse neighborhoods; and 2) allow those whose housing needs change to find 
housing that rneets their needs within their existing community. 

Comment: The multi-dwelling development that is most likely to occur to meet the residential 
density requirements for this property will support both of these policies by providing a range of 
housing types in a mixed-use area. Housing t¡pes could vary from traditional apartments to town 
homes and other forms that are in-between these types in their level of density. Some structures 
might contain retail or offices, with apartments or condos on the upper floors. Some structúres 
could contain live-work units. The additional flexibility that creates opportunities for mixing 
incomes levels and housing types is one of the key features of the EX designation. 

Policy 4. I 4 Neìghborhood Stability 
Stabilize neighborhoods by promoting: l) a variety of homeownership and rental housing options; 
2) security of housing tenure; and 3) opportunities for community interaction 

Comment: The proposed EX designation will allow a variety of home ownership and rental housing 
options, as described above. The introduction of mixed-uses in this area that transitions from the 
single-dwelling residential development to the south and the Mall205 Shopping Center to the north 
and Adventist Medical Center to the east will give an opportunity to make a tnore cohesive and 
identifiable area) rather than the more physically segmented character that cumently exists. A 
change such as this will also allow more opportunities for community interaction. Currently, the 
site is segregated from the surrounding community by a 6-foot-tall chain-link fence which is kept 
locked during non-school hours. Separating the northern parcel and redeveloping it with uses that 
include tnore active hours and more public access to and through the property will support this 
policy to a greater extent than redevelopment under the RX designation, which would likely still 
include very limited public access. 

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

Findings: BDS Staff found, and the I{earings Officer agrees, that the proposal is consistent with 
the applicable policies of this goal, as described in the following commentaries. The applicable 
policies include: Polícy 5.1 Urban Developntent and Rettitalizqtion, Policy 5.4 Transportation 
Syslem, Policy 5.6 Area Cltaracter ønd ldentíty withín Desígnated Commercial Areas, and Policy 
5.7 Business Envíronment wíthin Desígnated Contmercial Areas. Because of the proposal's 
cottsistency with these policies, the proposal is supportive of Comprehensive Plan Goal 5 Economic 
Development. 



Recomrnendation of the l{earings Officer
 
LU 1 1-13841 5 CP ZC (HO 41 10024)
 
Page 20
 

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

Comment: The proposal supports this Policy because it wilt allow a fairly large piece of land (6.15 

acres) to be developed with a mix of residential and commercial uses that will create an active and 

engaging transition area between the nearby Mall 205 Shopping Center, the Adventist Medical 
Center and the Adventist Academy high school and the single-dwelling residential area to the south 
of SE Market Street. 

Polícy 5.4 Transportation System 
Promote a multi-modal regional transportation system that encourages economic development. 

Objectíve D. Support transit-supportive development and redevelopment along designated transit 
streets and in the vicinity of transit stations. 

Objective,E Promote safe and pleasant bicycle and pedestrian access to and circulation within 
commercial areas. Provide convenient, secure bicycle parking for ernployees and shoppers. 

Objective F. Encourage a wide range of goods and services in each commercial area in order to 
promote air quality and energy conservation. 

Comment: In addition to immediate access to the I-205fi'eeway, the site has frontage on two transit 
,t Sp 96d'Avenue and SE Main Street. It is adjacent to the SE Main Street light rail station

""tr,and is located within the Gateway Pedestrian District. Southeast 96tl'Avenue is also designated as a 

City Bikeway. The site has the potential to accommodate development under the EX designation 
that will invite more public interaction, more efficient use of the multi¡nodal transportation system 
and more development opportunities that include bike and pedestrian access. Goods and services 
that might be provided on the site will serve the immediate community and the Gateway region and 

will thereby promote shopping and/or working close to home which will preserve air quality and 

energy conservation. The EX designation supports this policy and these objectives equally as well 
as, and possibly better than, the existing RX designation. 

Policy 5.6 Area Character and Identity withín Designated Commercial Areøs
 
Promote and enhance the special character and identity of Portland's designated commercial areas.
 

Comment: The proposal is consistent with this policy because approval of the request to change the 
designation for this site, fi'orn RX to EX, will create a better opporlunity to strengthen the vitality of 
the comrnercial areaby physically extending it to the light rail station at SE 96d'Avenue and SE 

Main Street. 

5.7 Business Environntent wíthin Designated Commercial Areas 
Promote a business envirorunent within designated cornrnercial areas that is conducive to the 
formation, retention and expansion of cornrnercial businesses. 
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Obiective l. Promote business, economic growth, fonnation of capital and the creation and 
retention ofjobs in designated commercial areas. 

Objectíve B. Encourage new comrnercial businesses to locate in established commercial areas. 
Where suitable sites in those areas are not available, encourage those businesses to locate in other 
designated commercial areas. 

Obiective C. Sustain the role of designated commercial areas in providing shopping and 
empl o yrnent opportunities for city res idents. 

Obiective D. Promote the concentration of commercial activities in areas so designated by 
community and neighborhood plans. 

Obiectíve.E. Concentrate the expansion of commercial and mixed use activities near the 
intersections of Major City Traffic or Transit Streets as designated by the Transportation Element, 
and near Major Transit streets. 

Obiective F. Encourage the retention and development of higher density housing and mixed use 
development within commercial areas. 

Comment: This site is located within the Gateway Regional Center and is immediately adjacent to 
the SE Main Street light rail station and only one block (approxim ately 220 feet) from the Mall 205 
Shopping Center. For security pulposes, the high school property has been fenced and gated from 
the surrounding community. With approval of the requested EX designation, development can 
occur on the nofthern parcel that will meet this policy and its objectives by expanding the 
comrnercial area and allowing wider public participation with the uses that will be located on the 
site. The EX desigiation will allow more options for this to occur than the existing RX designation 
and so it is more supportive of this policy and its objectives. 

GOAL 6 Transportation 
Develop a balanced, equítable, and fficient transportatíon system that provides a range of 
transportation choíces; reinforces the livabilíty of neighborhoods; supports a strong and diverse 
economy; reduces air, noise, and wøter pollution; and lessens relíance on the automobile whíle 
maintaini ng ac ces s ib i I ity. 

Findings: Cornprehensive Plan Map Amendments must be reviewed against relevant transportation 
policies in tlie Comprehensive Plan. This application requests a change in cornprehensive plan 
designation for the site ûorn RX to EX. For the purposes of evaluating a reasonable worst-case 
scenario to analyze transpoúation irnpacts, a transportation analysis was prepared and submitted to 
the City identifiiing the size of development that can be constructed without providing additional 
off-site transportation infrastructure irnprovements. The arralysis determined the reasonable worst
case development scenario and resulting trip generation under the cur:rent IR zone and Gateway Plal 
District restrictions. The resulting trip generation defines the EX zone tríp cap, which will assure 
that the zone change proposal will not increase traffic irnpacts. 
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PBOT reviewed the application for its potential impacts regalding the public right-oÊway, traffic 
impacts and conformance with adopted policies, street designations, Title 33, Title 17 and for 
potential impacts upon transportation services and finds the proposal to change the designation from 
residential commercial is, on balance, equally or more supportive of the relevant policies of Goal 6, 
as follows: 

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

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

Comment: Policies 6.1 and 6.2 aremet by the land use review notice requirements which include 
sending a notice of the proposed amendment to state and local agencies, and to property owners 
within a radius of 400 feet of the Amendment Site. 

Policies 6.4, 6.5, 6.6, 6.7, 6.8, 6.9, 6.10, and 6.11 Classification Descriptions 
Policy 6.4 states that the Street classification descriptions and designations describe the tlpes of 
motor vehicle, transit, bicycle, pedestrian, truck and emergency vehicle movement that should be 
emphasized on each street. Policies 6.5 through 6.11 detail the intended character and use of streets 
for each transportation mode. 

Comtnent: The following is a surnmary of street classification descriptions for the three streets 
abutting the subject property: 

SE Main Street 
Traffic Classification: Local Service Traffic Street 
Transit Classification: Community Transit Street 
Bicycle Classification: Local Serwice Bikeway 
Pedestrian Classification: Local Service Walkway (within a Pedestrian District) 
Emergency Response: Minor Emergency Response 

Street Design: N/A (none defined) 

SE 96tI'Avenue 
Traffic Classification: Neighborhood Collector 
Transit Classification: Community Transit Street 

Bicycle Classification: City Bikeway 
Pedestrian Classification: Local Service Walkway (within a Pedestrian District) 
Ernergency Response: Major Emergency Response 
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Street Design: N/A (none defined) 

SE 100il'Avenue
 
Traffic Classification: Local Service Traffic Street
 
Transit Classification: Local Service Transit Street
 
Bicycle Classification: Local Service Bikeway
 
Pedestrian Classification: l,ocal Service Walkway (within a Pedestrian District)
 
Emergency Response: Minor Emergency Response
 
Street Design: N/A (none defined)
 

The proposed Comprehensive Plan Amendment to EX will allow development that is consistent
 
with the street classifications sun'ounding the site, thereby rneeting these policies.
 

Polícy 6.12 Regional and City Travel Patterns 
Support the use of the street system consistent with its state, regional, and city classifications and its 
classifi cation descriptions. 

Comment: The site is bound on three sides by streets, as described above: two local service traffic 
streets (SE Main Street and SE l00d'Avenue) and one neighborhood collector (SE 96d'Avenue). 
The proposal is consistent with the street classifications and descriptions, and each operates within 
the normal paratneter of their designation, and their functions will be maintained within acceptable 
levels with the proposed change to EX. This policy is met. 

Polícy 6.13 Trffic Calming 
Manage traffrc on Neighborhood Collectors and Local Service Traffic Streets, along main streets, 
and in centers consistent with their street classifications, classification descriptions, and desired land 
USES. 

Comment: The proposed Plan Map and ZoneMap Amendment will not warrant traffic calming 
measures. The Traffic Impact Study (TIS) concludes that the proposed Comprehensive Plan Map 
andZone Map Amendment will result in traffic volumes consistent with the associated road 
classifications and available capacity. This policy is met. 

6. I 4 Emergency Response
 
Provide a network of emergency response streets that facilitates prompt response to emergencies.
 

Cotnment: SE 96tl'Avenue is a major emergency response route. This policy is met. 

Polícy 6.16 Access Management
 
Promote an efficient and safe street systern, and provide adequate accessibility to planned land uses.
 

Obiective l; Work with ODOT to manage the location, spacing, and type of road and street
 
intersections on Regional Trafficways, St. I{elens Road, Lombard east of Interstate 5, and
 



Recomrnendation of the Hearings Offrcer
 
LU 11-13841sCP ZC (HO4110024)
 
Page 24
 

Mct oughlin, and develop access management plans for other City streets as needed to ensure the 
safe and efficient operation of these facilities. 

Objective.B: Provide local access to arterials, while minimizing conflicts with through-traffic. 

Objective C.' Ensure that access management measures do not adversely impact any transportation 
mode, consistent with the classifications of the street where these measures are applied. 

Comment: Since no development is proposed in relation to the requested Comprehensive Plan Map 
andZoningMap Amendments, there is no need for an in-depth access analysis. However, 
compliance with the City's transportation policies and standards must be demonstrated with any 
future developrnerrt application. At that time, the proposed development will work with the Oregon 
Department of Transportation (ODOT) to develop an access management plan if necessary. Given 
the width of the subject site, the diiveway requirements in 17.28 of the City code can be met. This 
policy is met. 

Polícy 6.17 Coordinate Land Use and Transportation 
Implement the Comprehensive Plan Map and the 2040 Growth Concept through long-range 
transportation and land use planning and the developrnent of efficient and effective transportation 
projects and programs. 

Comment: This policy is met through the requirements of the quasi-judicial process for notification 
of the land use proposal and the requirement for analysis of the proposal with respect to the relevant 
policies and objectives of the Comprehensive Plan. 

Policy 6.18 Adequacy of Transportatíon Facilítíes 
Ensure that amendments to the Comprehensive Plan (including goal exceptions and map 
Amendments), zone changes, conditional uses, rnaster plans, impact mitigation plans, and land use 
re.gulations that change allowed land uses are consistent with the identified function and capacity of 
and adopted performance measures for, affected transportation facilities. 

Explqnation: This policy reflects a requirement in the Transportation Planning Rule ("TPR") to 
ensure that certain land use changes will not have an unacceptable irnpact on transportation 
facilities. Title 33, Planning andZoning, contains approval criteria language that implements this 
policy. 

Comment: The approval criteria for land use reviews, such as comprehensive plan map 
arnendments, zone map amendrnents, and conditional uses, require that there be adequate 

transportation capacity to serve the additional demand that will result frorn the proposed change. 
The City code and the TPR require transportation facilities that are "significantly affected" by a 

development proposal to be mitigated to meet the minimum acceptable performance standard or not 
worsen the perfbnnance of an existing transportation facility that is projected to perfonn below the 
minimurn acceptable perfonnance standard. Acceptable level-of-service (LOS) for signalized 
intersections under the City's authority is LOS "D" or better. Acceptabie LOS fbr stop-controlled 
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intersections under the City's authority is LOS "8" or better. The administrative rule that 
establishes the standards for traffic capacity at intersections is TRN 10.27 - Traffic Capacity 
Analysis for Land Use Review Cases. 

On May I7,2010, PBOT approved an amendment to adopt Administrative Rule TRN 10.27. The 
atnendment was completed in order to clariff what standards apply in situations where the existing 
transportation system is already performing below standards and to bring the rule into conformance 
with OAR 660-012-0060(3). As a result of the amended rule, land use applications that require 
analysis of traffic capacity may be approved, if development resulting from the amendment will 
mitigate the impacts of the development in a manner that avoids further degradation of the 
performance of the transportation facility by limiting the level of future development to result in no 
net increase in vehicle trips over what is allowed by the current zoning. 

A transportation analysis was completed to determine the reasonable "worst*case" development 
scenario under the existing IR zone and the resulting trips generated. The analysis concluded that 
the maximum number of trips that can be generated by development in the existing IR zone would 
be 998 p.m. peak hour vehicle trips. As a result of these calculations, the Applicant proposed, and 
PBOT and BDS Staff agreed, to a trip cap of 998 p.m. peak hour trips for the proposed EX zone, 
thus ensuring the map amendment will not increase traffic impacts. 

Based on the record and the proposal to limit the number trips for the EX zone to the maximum trip 
generation of the existing IR zone, BDS Staff found, and the Hearings Officer agrees, that the 
existing trànsportation facilities can be considered. If a future development application proposes to 
exceed the established trip cap, additional analysis and possible transportation facility improvements 
would be necessary to support that proposal. This policy is met. 

Polícy 6.19 Trønsít Oríented Development 
Reinforce the link between transit and land use by encouraging transit-oriented developrnent and 
supporting increased residential and ernployment densities along transit streets, at existing and 
planned light rail transit stations, and at other major activity oenters. 

Obiectíve l. Consider the existing or planned availability of high-quality transit service when 
adopting more inteusive residential, commercial, and employrnent designations. 

Obiective.B. Focus medium-density and high-density developrnent, including institutions, in transit
oriented developments along transit lines. 

Comment: The site is well situated fbr transit-oriented development. The Gateway Plan District 
and Design Review Guidelines (any change in designation will be accompanied with a ('d' overlay) 
will require transit-oriented design. Therefore, cornpliance with City standards will ensure 
compliance with this policy 
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Policy 6. 20 Connectivíty 
Support development of an interconnected, multi-modal transportation system to serve mixed-use 
areas, residential neighborhoods, and other activity centers. 

Objective l; Provide interconnected local and collector streets to serve new and redeveloping areas 
and to ensure safe, effrcient, and convenient pedestrian, bicycle, and vehicle access with preference 
for public streets over private streets. 

Objective B.' Create short blocks through development of frequent street connections in mixed-use 
areas of planned high-density development. 

Objective C: Provide convenient and safe bicycle and pedestrian connections to transit routes, 
schools, and parks, as well as within and between new and existing residential developments, 
ernployment areas, and other activity cènters where street connections are not feasible. 

Comment: The site is located within a Pedestrian District requiring a 1S-foot and l2-foot pedestrian 
corridor for SE 96tl'Avenue and SE Main Street, respectively. As such, redevelopment in 
compliance with the plan district standards and construction of the required frontage improvements 
will foster connection to the light rail station, existing bus stops, and adjacent development. Bike ' 

lanes cunently exist on SE 96d'Avenue. Because these requirements would appty for either the 
existing RX designation or the proposed EX designation, this policy is equally supported by either 
designation. 

Policy 6. 2 1 Ríght-of-Wøy Opportunities 
Presele existing rights-of-way unless there is no existing or future need for them, established street 
pattems will not be significantly intenupted, and the functional purpose of nearby streets will be 
maintained. 

Comment: No street vacations are proposed in conjunction with this application. According to the 
Gateway Master Street Plan, no portions of the subject property are proposed for future public 
streets. This policy is equally supported by either designation. 

Policy 6. 2 2 Pedestrian Transportøtion 
Plan and complete a pedestrian network that increases the opportunities for walking to shopping and 
services, schools and parks, employment and transit. 

Objective l; Promote walking as the rnode of choice for shorl trips by giving priority to the 
completion of the pedestrian network that serwes Pedestrian Districts, schools, neighborhood 
shopping, and parks. 

Objective B: Support walking to transit by giving priority to the completion of the pedestrian 
network that seles transit centers, stations, and stops; providing adequate crossing opportunities at 
transit stops; and planning and designing pedestrian improvements that allow adequate space for 
transit stop facilities. 
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Obiective C.' Improve the quality of the pedestrian environment by implementing pedestrian design 
guidelines to ensure that all construction in the right-of-way meets a pedestrian quality standard and 
by developing special design districts for Pedestrian Districts and main streets. 

Comment: PBOT and BDS Staff found that a dedication of land along SE 96tr'Avenue, SE Main 
Street, and SE 100d'Avenue will be required for sidewalk improve-"nt.. SE 96tl'requires a lS-foot 
coridor, requiring dedication of an additional 7-feet on SE 96d'Avenue. SE Main and SE 100il' 
Avenue require a I2-foot wide corridor, thus requiring 6-feet and 4-feet of dedication, respectively. 
The Applicant did not object to these proposed dedications. These improvements will be required 
upon building permit approval for development under either the existing or the proposed 
designation, so this policy is equally supported by either designation. 

Policy 6.23 Bicycle Transportation
 
Make the bicycle an integral part of daily life in Portland, particularly for trips of less than five
 
miles, by implernenting a bikeway network, providing end-of-trip facilities, improving
 
bicycle/transit integration, encouraging bicycle use, and making bicycling safer.
 

Comment: Bicycle parking and other end-of-trip facilities will be required upon building pennit
 
approval for development under either the existing or the proposed designation, so this policy is
 
equally supported by either designation.
 

Policy 6.25 Parhing Management On-Street Parking Management 
Manage the parking supply to achieve transportation policy objectives for neighborhood and 
business district vitality, auto trip reduction, and improved air quality. 

Policy 6.26 On-Street Parking Management 
Manage the supply, operations, and demand for parking and loading in the public righrof-way to 
encourage econotnic vitality, safety for all modes, and livability of residential neighborhoods. 

Policy 6.27 Off Street Parlcing 
Regulate ofÊstreet parking to promote good urban form and the vitality of commercial and 
ernployment areas. 

Contntent: The RX zone,the EX zone and the Gateway Plan District do not require ofÊstreet 
parking. The City code includes a maximum off-street parking ratio. Any future development 
application will be required to conform to this maximum allowance. On-street parking exists on SE 
Main Street and SE 100d' Avenue. Any parking that is proposed will be reviewèd r'rpou b.tilding 
pennit approval for development under either the existing or tire proposed designation, so these 
policies are equally supported by either designation. 

Policy 6. 2 8 IYavel Management 
Reduce congestion, itnprove air quality, and rnitigate the irnpact of development-generated traffic by 
supirorling transporlation choices through demand management programs and measure and through 
education and public infonnation strategies. 
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Comment: The traffic impact study indicates there will be additional trips generated by a "worst
case" development scenario under the proposed EX zone. However, due to the site's proximity to 
light rail and recent pedestrian improvements along SE 96th, a higher transit mode split is 
anticipated, therefore, reducing the overall traffic impact and not requiring additional travel 
management strategies. This policy is equally supported by either designation. 

Policy 6.38 Far Southeast Transportation District 9 I0 I I 
Address transportation issues in the Far Southeast District by encouraging the use of transit and 
demand management measures, improving pedestrian/bicycle access, creating a more connected 
street system, and improving the functioning of arterials. 

Objective.I; Implement the Gateway Concept and Redevelopment Strategy recofirmendations to 
provide street connections as redevelopment occurs, manage regional traffic impacts, and focus 
boulevard and main street improvements on 102nd. 

Objective -I' Improve pedestrian access at the light rail transit stations by adding local street 
comections and improvernents, including enhanced crossings and wider sidewalks. 

Comment: The mixed use development that could be allowed with the proposed Comprehensive 
Plan Amendment is supportive of this policy. Due to the proximity of multiple bus lines and the 
new Main Street light rail station, residents, business owners, employees and customers will easily 
be able to make use of mass transit for their commutes. Based on information obtained at the pre
application conference, dedication on all three frontages will be required for the associated 
pedestrian and bike improvements required for the pedestrian district, improving multi-modal 
connectivity. The Gateway Master Street Plan does not include streets proposed through the site, so 

no additional connectivity is needed. This policy is supported equally by the proposed EX 
designation and, due to the commercial opportunities that it presents, possibly better than the 
existing RX designation. 

GOAL 7: Energy 
Promote ø sustainable energt future by increasing energy fficiency in all sectors of the city by ten 
percent by the year 2000. 

Findings: GoalT policies and objectives are directed toward local jurisdictions in implementing 
energy related strategies, and not individual applicants. However, BDS Staff obserued that the 
proposal is consistent with this goal because the development that could be allowed under the 
proposed designations would be supportive of energy efficiency. The Hearings Officer finds that on 
balance the proposal is supportive of Goal 7. 

GOAL 8: Environment 
Maíntaín and improve the qualtty of Portland's eír, water and land resources and protect 
neighborhoods and business centers from delrímentøl noise pollulion. 
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Findings: BDS Staff found, and the Hearings Officer agrees, that the proposal will not adversely 
irnpact the City's air, water or land resources. Eventual development plans will be subject to the 
ofÊsite impacts regulations of Chapter 33.262 and must cornply with the City's Title 18 noise 
regulations that protect neighborhoods from detrimental noise levels. The proposal is consistent 
with Policy 8.4 Ride Sharing, Bicycling lYalking and Transil, as explained in the commentary 
below. Because of the proposal's consistency with these policies, the proposal is supportive of 
Comprehensive Plan Goal 8 Environment. 

Policy 8.4 Ríde Sharing, Bicycling Walkíng and Transit 
Promote the use of alternative modes of transportation such as ridesharing, bicycling, walking, and 
transit throughout the metropolitan area. 

Comment: Development at the density allowed under either the RX or the EX designation would 
create the type of compact community that encourages use of alternative modes of transportation. 
The development standards for each of these designations, plus the standards of the Gateway Plan 
District, will help to ensure that the built environment contains the infrashucture that will facilitate 
the use of these altemative modes. Therefore, either of these designations will be equally supportive 
of this policy. 

GOAL 9: Cítízen huolvement 
Improve the methodþr cítizen involvement ín the on-going land use decision-making process and 
províde opportunitiesþr citizen particípation in the implementation, review and amendment of the 
a dop t ed Comp rehens iv e P I an. 

Findings: BDS Staff found, and the Hearings Officer concurs, that the proposal is consistent with 
the applicable policies of this goal, as described in the following commentaries. The applicable 
policies include: Policy 9.1 Cítízen Involvement Coordination and Polícy 9.3 Comprehensive Plan 
Map Amendment. Because of the proposal's consistency with these policies, the proposal is 
supportive of Comprehensive Plan Goal 9 Citizen Involvement. 

Policy 9.1 Cítízen Involvement Coordination 
Encourage citizen involvement in land use planning projects by actively coordinating the planning 
pro ces s with rel evant communi ty or ganizations. 

Policy 9.3 Comprehensive Plan Amend.ment 
Allow for the review and amendment of the adopted Comprehensive Plan which insures citizen 
involvement opportunities for the city's residents, businesses and organizations. 

Comntent: Tire record shows that the Applicant and representatives discussed the proposal at a 

March T5,2010 meeting at the East Portland Neighborhood Office with representatives of the 
Ifazelwood Neighborhood Association. As previously discussed under Polícy 3.5 Neighborhood 
Int,olvement, notice of this request was also sent by the City to the relevant community 
organizations. The City provided notice of the proposed Cornprehensive Plan Map Arnendment and 
Zone Change to surrounding property owners within 400 feet of the site, and to the Hazelwood 
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Neighborhood Association, the Gateway Area Business Association and the East Portland 
Neighborhood Office, in order to inform them of their opportunity to comment on the application 
both in writing and at the public hearings on this application. In addition, the site has been posted 
per the requirements of the Portland Zontng Code for Type III Land Use Reviews. The process for 
this request has, therefore, been supportive of these policies. 

GOAL l0: PIsn Review and Admínístratìon 
Portland's Comprehensive Plan will undergo períodic review to assure that ít rem,ains an up-to
date and workableframeworkfor land use development. The Plan will be implemented in 
accordance with State law and the Goals, Policies and Comprehensive Plan Map contained in the 
adopted Comprehensive Plan. 

Findings: The Hearings Officer finds that this proposal is consistent with the applicable policies of 
this goal, as described in the following commentaries. The applicable policies include: Policy 10.7 
Amendments to the Comprehensive Plan Map and Policy 10.8 Zone Changes. Because of the 
proposal's consistency with these policies, the proposal is supportive of Comprehensive Plan Goal 
l0 Plan Review and Administration. 

Policy 10.7 Amendments to the Comprehensive Plan Map 
The Planning Commission must review and make recoûlmendations to the City Council on all 
legislative amendrnents to the Comprehensive Plan Map. Quasi-judicial amendments to the 
Comprehensive Plan Map will be reviewed by the Hearings Officer prior to City Council action, 
using procedures stated in the zoning code. For quasi-judicial amendments, the burden of proof for 
the amendment is on the applicant. The applicant must show that the requested change is: 

(l) Consistent and supportive of the appropriate Comprehensive Plan Goals and Policies, 

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

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

Comment: The requested Plan designation and zoning for this site are compatible with tlie general 
land use pattem established by the Comprehensive Plan for the Gateway Regional Center. The 
requested Central Emplolnnent designation will be consistent with the EX zoning that is found to 
the north of Stark Street. South of Stark Street, to SE Market Street and the Gateway southem 
boundary, which is also the southern properly line of Adventist Academy, the zoning designations 
are either IR (Institutional Residential) or the other central zoningdesignations, CX (Central 
Commercial) or IìX (Central Residential). The requested EX designation will follow the built-up 
densely developed pattern that was laid out for this area in the Comprehensive Plan Map. 

(3) Consistent with the Statewide Land Use Planning Goals, and 
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Comment: The State of Oregon Land Conservation and Development Commission (LCDC) has 
acknowledged the Comprehensive Plan for the City of Portland. The city goals mentioned in 
"LCDC and Comprehensive PIan Considerations" are comparable to the statewide planning goals in 
that City Goal 1 is the equivalent of State Goal2 (Land Use Planning); City Goal2 addresses the 
issues of State Goal 14 (Urbanization); and City Goal 3 deals with the local issues of 
neighborhoods. The following city and state goals are similar: City Goal 4, State Goal 10 
(Housing); City Goal 5, State Goal 9 (Economic Developrnent); City Goal 6, State Goal 12 
(Transportation); City Goal 7, State Goal 13 (Energy Conservation); City Goal 8, State Goals 5, 6 
and 7 (Environmental Impacts); and City Goal 9, State Goal 1 (Citizenlnvolvement). City Goal 10 
addresses city plan amendments and rezoning; and City Goal I I is similar to State Goal I 1 (Public 
Facilities and Services). Other statewide goals relate to agricultural, forestry and coastal areas, etc., 
and therefore do not specifically apply to this site. 

(4) Consistent with any adopted applicabl e areaplans adopted as paft of the Comprehensivè Plan. 

Comment: As discussed above, the proposal is consistent with the adopted Outer Southeast
 
Community Plan and the Hazelwood Neighborhood Plan.
 

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

Comment: The Cornprehensive Plan Central Employment designation has one corresponding zoîe) 
tlre EX zorte) which irnplements the designation. The proposed Comprehensive Plan Map 
Arnendment fi'orn Institutional Residential to Central Employrnent is combined with a Zoning Map 
Amendment request to place the coresponding zone of EX on the site in the configuration shown 
on the attached Proposed ZoningMap, Exhibit 8.2. These policies and objectives are implernented 
through this land use review, and are specifically addressed in findings for confonlance with the 
approval criterja for the proposed ZoneMap Arnendment, 33.855.050.4-C. To the extent that 
applicable approval criteria of 33.855.050.4-C contained in this recommendation are rnet, these 
policies and objectives are also met. 

GOAL 11 A: Public Føcilitìes 
Províde a timely, orderly and fficient aruøngement ofpublícfucílíties and settices that support 
exísting and planned land use patterns and densÌtíes. 
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Findings: The Hearings Officer finds that this proposal is consistent with Goal 11 and Policy I 1.2 

Orderly Land Development as explained in the comment below. Agency responses to this proposal 
indicate that either adequate public facilities or services exist, or that they can be reasonably made 
available as discussed under approval criterion 33.855.050.8, below and in Exhibits E.1 through 
E.6. Because the proposal is consistent with these policies, the proposal is supportive of 
Comprehensive Plan Goal 11 A: Public Facilities. 

Polícy I 1.2, Orderly Lønd Development 
Urban development should occur only where urban public facilities and services exist or can be 
reasonably made available. 

Comment: The adequacy of public facilities is discussed in detail below under the criterion 
33.855.050 B. To the extent that those criteria are met, the proposal is consistent with this policy. 

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

Findings: BDS Staff found, and the Hearings Offrcer agrees, that the proposal is consistent with 
the applicable policies of this goal, as described in the following commentaries. The applicable 
policies include: Policy 12.1 Portland's Character, Policy 12.2 Enhancing Variety, Policy 12.4 
Providefor Pedestriqns and Polícy 12.7 Design Quølity. Because of the proposal's consistency 
witlr these policies, the proposal is supportive of Comprehensive Plan Goal 12 Urban Design, which 
is intended to enhance Portland's identity as a livable city with attractive amenities creating a 

dynamic urban environment through quality projects. 

Policy I 2. I Portland's. Character 
Enhance and extend Portland's attractive identity. Build on design elements, features and themes 
identified with the City. Reco gnize and extend the use of City themes that establish a basis of a 

shared identity reinforcing the individual's sense of participation in a larger community. 

Comment: The record shows that the proposal is consistent with the vision of the Gateway Regional 
Center. The site is currently under utilized, though adjacent to light rail, other public transit and a 

regional shopping center, a medical center and school. Re-designating the property to a flexible 
zoning designation is anticipated to attract investment, as opposed to the current situation, where 
there is a vacant lot in this key location. 

Policy 12.2 Enhancing Variety 
Promote the development of areas of special identity and urban character. Portland is a city built 
fiorn the aggregation of formerly independent settlements. The City's residential, cofirmercial, and 
industrial areas should have attractive identities that enhance the urbanity of the City. 
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Objective C; Foster the development of an attractive urban character along Portland's commercial 
streets and in its commercial districts. Accommodating pedestrians as shoppers and visitors in 
commercial areas is a major priority of development projects. Comrnercial areas should allow the 
development of a mixture of uses, including residential uses. Add new building types to establish 
areas with care and respect for the context that past generations of builders have provided. 

Policy I 2.4 Provide for Pedestriøns 
Portland is experienced most intimately by pedestrians. Recognize that auto, transit and bicycle 
users are pedestrians at either end of every trip and that Portland's citizens and visitors experience 
the City as pedestrians. Provide for a pleasant, rich and diverse experience for pedestrians. Ensure 
that those traveling on foot have comfortable, safe and attractive pathways that connect Poftland's 
neighborhoods, patks, water features, transit facilities, commercial districts, employnent centers 
and attractions. 

Polícy 12.7 Design Quality 
Enhance Portland's appearance and character through development of public and private projects 
that are models of innovation and leadership in the design of the built environment. Encourage the 
design of the built environment to meet standards of excellence while fostering the creativity of 
architects and designers. Establish design review in areas that are important to Portland's identity, 
setting and history, and to the enhancement of its character. 

Comment: Both the existing Central Residential designation and the proposed Central Employment 
designation include the Design Overlay zone, designated "d" with zoningdesignation. This 
requirement ensures that the most densely built up areas of the City wilt always be subject to design 
regulation. The EX designation will allow the expansion of the commercial areathatis immediately 
to tlre north, and the "d" Overlay zone will promote quality design for the mix of uses that can occur 
on the site. The proposed designation therefore supports these policies at least as well as the 
existing designation and, in respect to Objective C of Policy 12.2, is more supportive than the 
existing designation. 

33.810.050 Comprehensive Plan Map Approval Criteria 

4.2. When the requested arnendrnent is: 

Ftom a residential Cornprehensive Plan Map designation to a cornmercial, 
ernployment, industrial, or institutional calnpus Comprehensive Plan Map 
designation; or 

o 	Frorn the urban commercial Cornprehensive Plan Map designation with CM zoning 
to another comtnercial, employrnent, industrial, or institutional campus 
Comprehensive Plan Map designation; 

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

a. 	Calculating potential housing units. To calculate potential housing units, the 
maximum density allowed by the zone is used. ln zones where density is 
regulated by floor area ratios, a standard of 900 square feet per unit is used in the 
calculation and the maximum floor area ratio is used. Exceptions are: 

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

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

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

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

(5) 	'Where 
a residentially zoned area is controlled by an institution and the zone 

change is to the lnstitutional Residential zone the area excluded by this 
provision also includes those areas within the boundaries of an approved 
cuffent conditional use permit or master plan. 

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

(1) Rezoning and redesignating land off site from a commercial, ernployment, or 
industrial designation to residential; 

(2) Rezoning and redesignating lower-density residential land off site to hi.gher
density residential land; 

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

(4) Building residential units on the site or in a cornrnercial or employrnent zone 
off site. When this option is used to mitigate for lost housing potential in an 
RX, RH, or Rl zone, only the nurnber of units required by the minimum 
density regulations of the zone are required to be built to mitigate for the lost 
housing potential; or 

(5) Any other method that results in no net loss of potential housing units, 
including units frorn the housing pool as stated in 33.810.060 below. 
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(6) In cotnmercial and employment zones, residential units that are required, such 
as by a housing requirement of a plan district, are not credited as mitigating 
for the loss of potential units. 

gìr"Y'î.!i,ääïT',i:i::ffi:'##;îiïffi :äii:lffi 
"ï::3,i"îä'"'31:will remain in housing for the credited nurnber of units for at least 25 years. 

Findings: The proposal includes a requested amendment from a residential to an employrnent 
designation, and therefore the provisions for no net loss in housing potential are applicable. 

In this case, BDS Staff found that the Gateway Plan District regulations allow additional floor area 
above the maximum that is allowed by the base zone. For this site, there is an area of 185,168 
square feef that has a maximum FAR of 8 to 1. The remaining 82,570 square feet of the site has the 
standard FAR fur the RX zone, which is 4 to 1. 

The maximum floor area for the site is: 

185,168 (8) + 82,570 (4) : 1,481,344 r- 330,280: 1,811,624 square feet 

The amount of floor areathat could be devoted to office or retail is: 

1,81I,624 (.20) : 362,324.8 square feet 

Tlre remaining floor areathat would be used to calculate the potential nurnber of housing units is: 

I,81,1,624 - 362,324.8: 1,449,299.2 square feet 

The potential nurnber of units is: 

1,449,299.2 I 900: 1610.3324 or 1,610 units 

BDS Staff addressed the concept of "potential" number of units by looking at a related section of the 
Code, 33.810.050 A.z.b, which requires that any approval ensure that the housing will eventually be 
built, either on the site or on some other property that either does not currently require residential 
development or requires a smaller nurnber of dwelling units. 33.810.050 A.2.b.4 states that when 
rnitigating for lost housing potential by building residential units on the site or in a commercial or 
ernployrnent zone off-site, only the minimurn density requirement rnust be met. The minimum 
density in the RX zone is determined by clividing the total site area by 500 square feet. In this case, 
the minimum number of dwelling units is: 

267,738 square feet/500 : 535.416 or 536 units 
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BDS Staff recommend approval of the requested Comprehensive Plan Map Amendment by limiting 
the p.m. peak hour vehicle trips that could be allowed in order to preserve the minimum required 
number of residential units. Based on the trip cap chart above, BDS Staff found that there would be 

one (l) p.m. peak hour trip for every two (2) dwelling units, which would equate to 53612 or 268 

trips. The remaining 730 trips could be allocated to development that is dedicated to nonresidential 
uses. 

BDS Staff recommended, and the Hearings Officer agrees, that acondition be irnposed that would 
allow that if additional nonresidential development were to be desired, additional trips could be 

"purchased" or "bought back," by providing additional non-required residential units off-site. If this 
approach were taken, covenants that ensure the development would remain as housing for at least 25 

years would be required for either on-site or ofÊsite residential development. With that condition, 
this criterion is met. See Condition E. 

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

A. Compliance with the Comprehensive Plan Map. The zone change is to a corresponding zone 
of the Comprehensive Plan Map. 

1. When the Comprehensive Plan Map designation has more than one corresponding zone, it 
must be shown that the proposed zone is the most appropriate, taking into consideration the 
pulposes of each zone and the zoning pattern of surrounding land. 

Findings: The proposed Comprehensive Plan Map designation is Central Employnent. This 
designation has only one coffesponding zone, EX. Therefore, this criterion does not apply. 

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

Findings: The subject parcel is cun:ently zoned IR, Multi-Dwelling Institutional Residential, but 
there is no Buffer overlay designation on the site or on any adjacent cornmercially-zoned parcels. 

This criterion is not applicable. 

3. When the zone change request is from a higher-density residential zone to a lower-density 
residential zone) or from the CM zone to the CS zone, then the approval criterion in 
33.810.050 4.2 must be met. 

Findings: The subject parcel is currently zoned IR, and the proposal is to change to the EX zone. 

Therefore this criterion is not applicable. 
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B. 	Adequate public services. 

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

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

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

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

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

Findings: The site has an area of 267,738 square feet. Under the EX zone, in the Gateway Plan 
District, the site has two difflerent FAR standards (8:1 on the north and 4:l on the south) that would 
allow a combined maximum floor area of 1,811,624 square feet. There is no specific plan, at this time, 
for redevelopment of the site. The record shows that the City's service agencies considered the 
rlaximum allowed floor area and the various uses that would be allowed under the EX zone 
designation. For putposes of this review, the service demands for the subject site are based on these 
projections, and not on a specific development proposal. As indicated in the summaries of bureau 
responses, below, BES, PBOT, Fire, Police, Water and BDS Site Development Division, have 
responded with infonnation about services at this location. These bureaus concluded that, with 
limitations on the allowed build-out for the site, adequate existing services are available for the 
anticipated level of use(s) that would be allowed to occur. 

Based on the responses from the transpoftation and public services bureaus set forth below, the 
I{earings Of'ficer conculs with BDS Staff that with tlie conditions that limit build-out to meet the 
capacity of the street system and of the sanitary sewer system in the area, this criterion can be rnet. See 
Conditions B and C. 
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SUMMARY OF AGENCY RESPONSES: 

Bureau of Environ¡nental Services (BES) (Exhibit El) 
The Bureau of Environmenta.I Services (BES) states that the 
sanitary sevrer needs for this site are met by sanitary gravity 
se\^/er l-ines l-ocated in SE Main StreeL and SE 100th Avenue. These 
lines converge at the frontages adjacenL to the northeasL corner 
of the site and feed to Cherry Park Pump Station, which is 
l-ocaLed approximately 3 t 400 feet to the east. The pipe system
and Lhe pump station do not have adequate capacity to handi-e the 
l-oads t.hat could be gen€rated by the full build-out of the site 
that coul-d be allowed under the EX desígnation. However, the 
buil-d-out can be control-l-ed by sJ-ightly reducing the al-l-owed 
fl-oor area ra'tio for the site, to a fevel- that can be 
accommodated by the existing infrastructure. BES recommends that 
approval be conditioned to affow future deveJ-opment of the site 
that would not exceed 2.5 cfs daily peak flow to the piped system
or 3 cfs to the daily peak flow to the pump station. As an 
alLernative, the AppJ-icant or obiner could improve the overal-l
public sani.tary sysLem to increase the capacity of the pipe 
system and the pump station. An additional conditi-on wilÌ also 
direct Lhe connection of sewer l-ines t.o ensure'that'the l-ocal-ized 
system is not over-burdened. 

Portland Transportat,ion/Dewelopment Review (PDOT) (Exhibit. E2)
Portland Transportation/ DeveJ-opment Review reviewed t.he 
application for its potential impacts regarding the public right
of-way, traffic impacts and conformance with adopted policies,
street designations, Title 33, Title !7, and for potentiaÌ
impacts upon transportation services: 

F.easonable Worst Case Sc'enarío Under Exístíng LR Zone in tl;,e 
Gateway PIan DistricX 
ret Lhe southeast corner of the SE 96th 
Avenue/SE Main Street intersection, just east of, the SE Main 
Street MAX station (Green Line). To determine potential buil-ding
areas, the North Parcel site area and associated maximum floor 
area ratios (FARs) have been calcul-ated. The site ar€a of 6.15 
acres is based on the size of the site after an approved property
line adjustment. As such, the trip cap identified in this report
will change accordingly, but t.he calcufation methodology will 
remain Lhe same 

Dens ity/Ils e As sumtr>tions 
In the IR zone, the permitted l-and use having the greatest
transportation impact is mul-ti-famiJ-y resident-ial. ConsistenL 
with Portland Cíty Code Section 33.810.050 4.2.a, 900 square feet 
per housing unit is used to determine the total number of al-lowed 
housing units. For the reasonable worst-case scenario, building 
area is assumed to be B0å of the maximum FAR allowed in the 
Gal-eway PIan District. Structured parking is assumed to be part
of the deveJ-opment (either below ground or within the remaining 
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buil-dabfe areas),' however, because this area does not generate
trips, it is not part of these cafcul-ations. Additionally,
factors such as light rail access wil_I further reduce parking
demand and the need for structured parking. 

Based on the above assumptions, the. l-and use and development
assumptions for the site are as fol_]ows: 

TABLE 1 -LAND USE ASSUMPTIONS _ ]R ZONE 

Number 
ofSite 
Housing'Irocation Area 80*Code Maximum Units(sF) BuiJ-ding
( 900Àrea (SF) sF/unir) 

FAR 
Building
Area (Sr) 

0r - 228' from 
18 5, 168 B:1 r , 481,, 344 I, 185, 075 1,316Main Street 

229' 449'
 
from Maín 82,510 4:7 330,280 264,224 294
 
Street 
Total 267 ,739 L,BLL,624 L ,449 ,2gg 1,610 

Based on data in the table above, the reasonable worst-case 
developmenL scenario in the IR zone is I,610 mult.i-famiJ-y
residentiaf housing units. During an october 26, 2009 conference
call with Portfand Bureau of Transportation staff, residential 
mul-t.i-family dweJ-Iing unit trip generation assumptions \^rere 
discussed. Staff agreed trip generation data from the fTE Trip 
Generation ManuaI, Bth ndition for apartments (Use Code 220) was
appropriate to use in determining trip generat-ion potentiar. The
forfowing tabre presents reasonable worst-case trip generation
for the s.ite under the existing IR zone: 

_ _TABLE 2 TRTP GENERATION ]R ZONÐ 

ITE Number PM Peak 
Land Usê Use Units of ÀDT Hour Trip

Code Units Generation 
Residential 210 Dwellings 1, 6tO 9 ,156 998 

Based on the data in the table above, the reasonable fR zone 
worst-case trip generation is 998 PM peak hour trips. In other
words, this is the maximum number of trips anticipated to be
generated by al-l-owed land uses in the existing f R zone. 

rt is further proposed this existing rR zone trip generation be 
used to define the t.rip cap applied to the proposed EX zonet thus 
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assuring the zone change proposaf wil-l- not increase traffic 
impacts. 

Summary
For the site, the reasonable worst-case development scenario is 
BOU of the maximum al-l-owed. In the existing IR zone this resul-ts 
in 1,610 multi-family housing units generating 998 PM peak hour 
trips. 

This is the maximum num.ber of t.rips that can be generated by
development in the proposed EX zone before additional
transportation analysis and possible infrastructure improvement.s 
are necessary. For comparison purposes, 998 PM peak hour trips 
are generally equivalent to 669,156 SF of general office which 
exceeds the minimum EX zone FAR requirement. 

addressed below. 

Vtrhere an amendment to a functional pJan, an acknowledged 
comprehensirze plant or a l-and use regulation woul-d significantJy
affect an exjsting or planned transportation facility, the J-ocal 
government shal-L put in place measu,res as provided in section (2)
of this rul,e to assure that al-l-owed l-and uses are consistent with 
the identified function, capacity, and performance standards 
(e.9. feveJ- of service, vol-ume to capacity ratio, etc.) of the 
facility.

¿.	 t{here a l-ocaf government determines that there wouf,d be a 
significant effect, compTiance with section (1) shaJ-J- be 
accomplished through one or a combination of the foJ7owing....
Notwithstanding sections (7) and (2) of this rule, a focaf 
government may approve an amendment that wouJ-d significantly
affect an existing transportation faciLity without assuring that 
the al-l-owed fand uses âre consístent with the function, capacity 
and performance standards of the faciTity where: 

4.	 Determinations under sections (1) - (3) of this ruJ-e shaJ,J- be
 
coordínated with affected transportation facility and service
 
providers and other af fected l-ocaJ- governments. 

The TPR requires an Applicant applying for a Comprehensive Pl-an 
Map 	Amendment to demonstrate that the proposed change wilf not 
significantJ-y affect a transportation f,acilíty. As previously
demonstrated above in this application, this proposal does not 
anticipate significantly affecting a transportation facility. 

As stated above, the site is bound on Lhree sides by streets: two 
local service traffic streets (SE Main Street and SB 10Oth Avenue)
and one neighborhood col-l-ector (SE 96th Avenue) . The proposa.L is 
consisLent with the streeL classifications and descriptions, and 
each operates wíthin the normal parameter of t.heir designation,
and their functions wil-I be maintained within acceptable l-evel-s 
with Lhe proposed change to EX and will not r^/arrant traffic 
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calming measures (such as speed bumps, curb extensions, et.c. ), as
concluded by the Traffíc rmpact study (Trs) resul-ting in traffic 
volumes consistent with Lhe associated road cl-assificat.ions and 
avail-abl-e capacity. 

rn addition, the Applicant's proposal to lirnil- the number trips
for the EX zone to the maximum tríp generation of the existing rR 
zone only ensures the map amendment witl- not increase traffic
impacts, and that existing transportation facilities are 
considered to be adequate. Therefore, because no significant 
affects are anticipated to an existing or pJ-anned transportation
faciJ-ity by this proposal, these rules are met. 

with a condition of approval limiting the EX zone rand uses to 
998 equivalent PM peak hour trips, PBOT finds that the
transportation system will be capable of serving the future 
development of the site in addition to the exisii.rg uses in the 
area. 

Street Improvements (Chapter 17.88) 

The fol-l-owing dedications and sidewalk improvements on all- four
frontages wil-f be conditions of building permit approval: 

SE 96th - Dedicate 7-fL and reconstruct existing substandard 
sidewal-k to a 15-ft corridor consisting of the existing 6-inch
curb, 4-ft wide furnishing zonet B-ft wide pedestrian through 
zone, and a 2.5-ft frontage zone. 

SE Market. - Dedicate 5-ft and reconstruct existing substandard 
sidewark to a 15-ft corridor consisting of the existing 6-inch
curb, 4-ft wide furnishing zonet B-ft wide pedestrian through
zonet and a 2.5-ft frontage zone. 

sE Main - Dedicate 6-ft and reconstrucL existing substandard 
sidewal-k to a r2-ft corridor consisting of the existing 6-inch
curb, 4-ft wide furnishing zonet 6-ft wide pedestrian through
zorLer and a 1.5-ft frontage zone. 

sE 10Oth - Dedicate A-ft' and reconstruct existing substandard 
sidewal-k to a r2-ft corridor consisting of the existing 6-inch
curb, 4-ft. wide furnishing zonet 6-ft wide pedestrian through
zonet and a 1.5-ft frontage zone. 

Transportation System Development charges wirl be assessed, in 
accordance with the requirements of Titfe 71. Driveways and curb
cuts wilr afso be reviewed for compriance wit.h Titre rf, at the
time of building permit submittal. Therefore, portland
Transportation/Development Review has no objection to the
approval of the proposed zoning map amendment, subject to the
condition discussed above. 

http:exisii.rg
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Bureau of Water fûorks (Exhíbit E-3) 

The Water Bureau stated that they have no objections and 
indicaLed that the currenL system woul-d be adequate to serve the 
development that could occur under the requested EX designation.
Currently, there is a 1-inch metered. service that serves Lhe 

site from an B-inch CI water main in SE 96th Avenue. There is 
another existing service that service that connects to the 
property to the south of the site (Staff Note: ,Presumably' tåjs
refers to the Adventist Academy hiqh schooJ- Iocation) . I¡ihen
building permits are requested for future development of the 
subject site, all service connections must be made to connect 
directly, without cnossing any property lines and suitable water 
service and meter size must be provid'ed for the proposed 
development. This can be accomplished at the time of permit
review, but may require a main extension in the adjacent right
of-way. Vüith this noted, water service can be made adequate for 
the development that coutd occur under the requested d.esignation. 

Fire Bureau/E.ire Prevention Division (Exhibit E-4) 

The Fire Bureau stated that t.hey had no objections and reminded 
the Appticants that all- Fire Code requirements will be applied at 
the time of development of the siLe. Any new construction, 
additions or modification to the site must comply with the 
curr€nt Fire Code. 

Po1ice Bureau (Exhibít E-5) 

The Police Bureau responded to state that the bureau is capable
of serving the proposed use(s) that might be all-owed. 

Site Development Section of the Bureau of Develo.pment Services 
(BDs) (Exhibit E-6) 

The response from the Site Development Section of BDS indicated 
that there \^Jere no objections. !{hen fuLure development of the 
site is considered, all remaining cesspoo-Is must be 
decommissioned. 

3. Services to a site that is requesting rezoning to IR Institutional Residential, will be 

considered adequate if the development proposed is mitigated tluough an approved impact 
mitigation plan or conditional use master plan for the institution. 

Findings: The requested zone is not IR. Thereftrre this criterion is not applicable. 

C. Whe¡r the requested zone is IR, Institutional Residential. In addition to the criteria listed in 
subsections A. and B. of this Section, a site being rezoned to IR, Institutional Residential must 
be under the control of an institution that is a participant in an approved impact mitigation plan 

or conditional use master plan that includes the site. A site will be considered under an 
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institution's control when it is owned by the institution or when the institution holds a lease for 
use of the site that covers the next 20 years or more. 

Findings: The requested zone is not IR, lnstitutional Residential. Therefore this criterion is not 
applicable. 

D. Location. The site must be within the City's boundary of incorporation. See Section
 
33.8s5.080.
 

Findings: The site is within the city of Portland. This criterion is met. 

DEVELOPMENT STANDARDS 

The proposal to amend the Comprehensive Plan Map designation and ZoningMap does not have to 
meet development standards in order to be approved during this review process. When plans are 
submitted for a building or zoningpermit, the Applicant must demonstrate that all development 
standards of Title 33 are met, or have received an Adjustment or Modification via a land use review 
prior to the approval of a building or zoning permit. 

UI. CONCLUSIONS 

The Hearings Officer concurs with BDS Staff s conclusions that as conditioned, the proposal "on 
balance" satisfies the criterion in 33.810.050 for quasi-judicial Comprehensive Plan Map 
Amendments. For sirnilar reasons, the Hearings Officer agrees with BDS Staff that the proposal 
meets the approval criterion in 33.855.050 for Base Zone Changes. 

IV. RECOMMENDATION 

Approval of a Comprehensive Plan Map Arnendment, frorn Central Residential to Central 
Ernployment and approval of aZoning Map Amendment from IRd to EXd, subject to the following 
conditions: 

A. As parl of the building pennit application submittal, the following development-related 
conditions (B through E) rnust 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 rnust be labeled 
"ZONING COMPLIANCE PAGE - Case File LU 11-138415 CP ZC." All requirenents must 
be graphically represented on the site plan, landscape, or other required plan and must be labeled 
"REQUIRED." 

B. To ensure that future development will not over-burden the downstrearn sanitary sewer system, 
it must be shown that one of the following is achieved: 

1. All future development is restrictecl such that the peak daily sanitary flows coming off of the 
site to tire public system will not exceed 2.5 cfs peak daily flow to the piped system or 3 cß 



Recolnmendation of the l{earings Officer 
LU 11-1384r s CP ZC (HO 41 10024) 
Page 44 

peak daily flow to the Cherry Park Pump Station (or numbers updated by BES staff to reflect 
changes to factors such as the public system itself or modeling assumptions); or 

2. The Applicant or owner improves the overall public sanitary system such that available 
capacity exists for the development. This could include changes such as upsizing 
downstream pipes or modifying the Cherry Park Pump Station such that it has increased 
pumping capabilities. 

C. To ensure that future development will not over-burden the localized sewer system irnmediately 
adjacent to the site, it must be shown that one of the following is achieved: 

1. All development discharges its sanitary flows to the 15" sanitary sewer in 100ú (or the 
largest sanitary se\¡/er available to it at the time), provided all applicable BES and plumbing 
code standards and requirements can be met; or 

2. BES finds that available capacity exists in the sewer in Main; or 

3. The Appticant or owner improves the local public sanitary system such that the connection 
point has available capacity, to the satisfaction of BES. 

D. Allowed land uses in the EX zone shall be lirnited to 998 equivalent PM peak hour trips. 
Equivalencies shall be applied per those presented in Table 1 below. To ensure the trip cap is 
not exceeded, Applicant shall submit a written verification atthe time of building permit, 
identifuing all site uses, both existing and proposed, and showing a maximum equivalent PM 
peak hour trip generation of 998 trips. 

able 1. Weekdav PM Peak lIour Trin Rates for artson 

Table I - Land Use Trip Conversions 
ITE PM Peak HourEX Allowed Land Use Use U¡rit Size Trip Equivalent
Code
 

Household Livins 220 Dwelline 2 I Trip
 
Retail 820 SF 300 I Trip
 
Office 710 SF 780 I Trio
 
Vehicular Repair 942 SF 240 I Trio
 
Manufach¡ring and Production 140 SF l -560 I Trip
 
Warehouse and Freight
 

t50 I Trip
Movement SF 2,640 
Wholesale Sales 860 SF 2,280 I Trio 
Industrial Service 130 SF t.320 I Trio 
Parks and Ooen Areas 412 SF 8.760 I Trip 
Schools 530 slì 540 I Trip 
Colleges 540 SF 420 I Trip 
Medical Center 610 SF 780 I Trip 
Ilelisious Institutions 560 SF 1,200 I Trip 
Davcare 56s SF 84 I Trin 
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E. A minimum of 268 of the total998 PM peak hour motor vehicle trips that are allotted to the site 
must be reserved for the potential 536 residential units that are required to preserve the 
minimum residential density for the site. The rernaining 730 trips may be allotted to other uses, 
in accordance with the floor area equivalencies shown in Table l. 

1. Residential units that are created on the site must be preserved for residential use through a 
Z5-year covenant. 

2. If more trips are desired for allocation to nonresidential uses, then an equivalent number of 
non-required residential units must be created on another site and must be preserved for 
residential use through a25-year covenant. 

tr*,¿/t.t) M/^ 
Kenneth D. Helm, Hearings Officer 

Nrwm.útr l, &o ll 
Date 

ApplicationDetermined Complete: August 2,2011 
Report to Hearings Officer: October l,20ll 
Revised Report to Hearings Officer: October ll,Z0II 
Recommendation Mailed: November 4,Z0Il 

Conditions of Approval. This project 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 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 uscd in the conditions, the tenn "Applicant" includes the Appticant for this land use 
review, any person undertaking develo¡rrnent pursuant to this land use review, the proprietor 
of the use or development approved by this land use review, and the current owner and future 
owners of the property subject to this land use review. 

City Council l{earing. The City Code requires the City Council to hold a public hearing on this 
case and you will have the opportunity to testitr. The hearing will be scheduled by the City Auditor 
upon receipt of the l{earings Officer's Recommendation. You will be notified of the time and date 
of the hearing before City Council. If you wish to speak at the Council hearing, you are encouraged 
to submit written materials upon which your testirnony wiit be based, to the City Auditor. 
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If you have any questions contact the Bureau of Development Services representative listed in this
 
Recornmendation (503 -823 -7700).
 

The decision of City Council, and any conditions of approval associated with it, is final. The
 
decision may be appealed to the Oregon Land Use Board of Appeals (LUBA), as specified in the
 
Oregon Revised Statute (ORS) 197.830. Among other things, ORS 197.830 requires that:
 

o 	an appellant before LUBA must have presented testimon)¡ (orally or in writing) as part of the
 
local hearings process befure the Hearings Officer and/or City Council: and
 

o 	a notice of intent to ap.peal be filed with LUBA within 21 da)¡s after Cit)¡ Council's decision
 
becomes fìnal.
 

Please contact LUBA at 1-503-373-1265 for further information on filing an appeal. 

Recording the final decision.
 
If this Land Use Review is approved by the City Council, the final decision must be recorded with
 
the Multnomah County Recorder. Once a final decision is issued, the City will mail instructions to
 
the Applicant for recording the documents associated with their final land use decision.
 

The Applicant, builder, or a representative rnay record the final decision as follows: 

. 	 By Mail: Send the two recording sheets (sent in separate mailing) and the tìnal Land Use 
R.eview decision with a check made payable to the Multnornah County Recorder to: Multnomah 
County Recorder, P.O. Box 5007, Portland OR 97208. The recording fee is identified on the 
recording sheet. Please include a selÊaddressed, stamped envelope. 

o 	In Person: Bring the two recording sheets (sent in separate mailing) and the final Land Use 
Review decision with a check made payable to the Multnomah County Recorder to the County 
Recorder's office located at 501 SE Hawthorne Boulevard, #158, Portland OR 97214. The 

. 	 recording fee is identified on the recording sheet. 

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

Expiration of approval, Zone Change and Comprehensive Plan Map Amendment approvals do 
not expire. 

If the Zone Change or Comprehensive Plan Map Amendment approval also contains approval of 
other land use decisions, other than a Conditional Use Master Plan or Impact Mitigation Plan, those 
approvals expire thlee years frorn the date the final decision is rendered, unless a building pennit 
has been issued, or the approved activity has begun. 
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Applying for your permits. A building permit, occupancy pennit, or development perrnit may be 
required before carrying out an approved project. At the time they apply for a permit, pennittees 
must demonstrate cornpliance with: 

. All conditions imposed herein; 

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

. All requirements of the building code; and 

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

A. Applicant's Statement 
1. Application 
2. Original narrative and plans (binder) 
3. Copy of PLA, received }l4:ay 25,20L1 
4. Addendum, received July 11,2011 
5. Letter from Michael C. Robinson, Perkins Coie, dated July 18, 2011 

6. Memo regarding equivalencies for 2.5cß peak sewer flow 
B. ZoningMap (attached) 

1. Existing Zoning
2. Proposed Zoning 

C. Plans and Drawings 
1. Site Plan 

D. Notification information 
1. Request for response 
2. Posting letter sent to Applicant 
3. Notice to be posted 
4. Applicant's statement certiffing posting 
5. Second Posting Notice 
6. Mailing list for first public notice 
7. Mailed copy of first public notice 
8. Mailing list for second public notice 
9. Mailed copy of second public notice 

E. Agency Responses 
i. Bureau of Environmental Services 
2. Bureau of Transportation Engineering and Development Review 
3. Water Bureau 
4. Fire Bureau 
5. Police Bureau 
6. Site Development Review Section of Bureau of Development Services 
7. Surnmary of electronic responses from City agencies 

F. Letters: (none received) 
G. Other 

1. Site History Research 
2. Letter from Kathleen Stokes to Ryan Schera, June 17, 2011 
3. Pre-application Conference Sumrnary Notes 

H. Received in the l{earings Office 
1. Notice of Public Heariug - Stokes, Kathleen 
2. Reschedule request - McKinney, Susan 
3. Rescheduled Public l{earing Notice - Stokes, Kathleen 
4. Staff Repoft - Stokes, Kathleen 
5. Revised Staff Report - Stokes, Kathleen 
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6. l0l14ll I letter with attachment - Schera, Ryan 
a. l0ltl/Il letter, Brian J. Dun to Kathleen Stokes - Schera, Ryan

7. l0lI9lI l letter from Hazelwood NA Land Use Committee - Kimura, Arlene 
8. I0lll/1,1 letter, Brian J. Dun, Group Mackenzie, to Stokes - Stokes, Kathleen 
9. Group Mackenzie Preliminary Stormwater Report - Stokes, Kathleen 
10. PowerPoint presentation printout - Stokes, Kathleen 
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