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Plan District: 	 Albina Community 

Existing Zoning: 	 Rld - Multi-Dwelling Iìesidential 1 ,000 with a Design overlay zone 

Land Usc Rcview: 	Type III, Comprehensive Plan Map Amendrnent (CP) 
Zoning Map Arnendment (ZC) 

BDS Staff Rccommendation to l{carings Offìcer': Approval with conditions 

Public llcaring: The hearing was opened at 9:02 a.ffr. ol1 April 3, 2013, in the 3'd floor liearing 
room, 1900 SW 4tl' Avenue, Poftland, Oregon, and was closed at 10:49 a.m. 'I-he record was held 
open until 4:30 p.rn. on April 10,201 3 for new written evidence, and until 4:30 p.m. on April 17, 

2013 for Alrplicant's rebuttal. The record closed at that tilne. 

Tcstified at the Hearing: 
Douglas I-lardy 
Bcn Kaiser 
Dustin Ferdun 
Paul van Orden 
Lawrence Lowery 
Aaron Lawler 
Robin Best 
Kelly Gillard 

Proposal: Applicant is requestirrg a Type III Cornprehensive Plan Map Amendment from Medium 
l)ensity Multi-Dwelling to Central Residential, as wcll as a'fype Ill Zoning Map Arnerrdment from 
Multi-Dwe lling Residential 1,000 (R1) with a Design overlay zone to Central Residential (RX) with 
a Design overlay zorlc or1 an alrproxiniately 33,568 property described above (the "Site") . Thc 
rcqucsted RX zone is a high-dcnsity residcntial zonc that allows a high percentage of building 

'fhecovcrage. zone allows a floor area ratio ("FAR") of up to 4: l, which rìeans given thc size of
 
tlrc Site, a builcling having up to 134,212 square feet of floor area could be built. A lirnited porlion
 
of'tlic floor area can be used fur retail and officc space . No specific developrnent is proposed for the
 
Site at this tirne.
 

Iìclcvant A¡rproval Criteria :
 

In orcler to bc approved, this ¡rroposal rnust com¡tly witli the approval criteria of Title 33, Portland
 
7-.<-trring Coclc. The applicable approval critcria arc:
 

' 	 33.f110.050 Comprchcnsivc I'lan " 33.855.050 Zoning N{ap Amendnrcnt's
 
Nlla¡r Arncndmcnt
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TI. ANALYSIS 

Site and Vicinity: Tlie Site is approxirnately 33,568 square fèet in size ancl is cun'ently vacant. 
The Sitc is located on the east side of N Williams Avenue, the south side of'NE Fremont Street and 
the norlh side of Nll lvy Street. All tliree streets are improved, with sidewalks on both sides ancl 
unrestricted parking along all of thc site's 1ìontages. N Williarns Avenue is a one-way, northbound 
street, with N Vancouver Avenue located one block west being the one-way southbound poftion o1' 
tliis couplet. A bike lane is located within the N Williams Avenue and N Vancouver Avenue 
roadways. N Williarns Avenue has two through-lanes and a right turn lane along the site's 1ì'ontage. 
Both NE Fremont Sh'eet and Nll Ivy Street provide two-way traffic within two lanes. 'friMet bus 
stops are located along the site's NII Frernont Street and N Willianrs Avenue fi'ontages. J'he on and 
off-ramps to Interstate-4O5 are located approximately two blocks fì-orn the Site, just west ol'the N 
Vancouver Avenue/N Cook Street interscction. 

Developrnent on surrounding blocks reflects tlic rnixed zoning pattern of the area. Directly west ol' 
the Site, across N Williarns Avenue, is a one-story New Seasons grocery store that is currently undcr 
construction. A five-story, 196-unit residential builcling with ground floor retail is proposed for the 
south one-half of this New Season's block. Existing development along the remainder of N 
Willians Aveuue (witliin a two to three block raclius) ranges fiom one-story commercial uses with 
some multi-story rcsidential uses over ground floor retail uses. Development along both NE 
Fremont Street and NE lvy Street is cl'raractcrizedby one to two story rcsidences. The largest 
developrner-rt in tlie area is Legacy Emanuel Ilospital which is located approximately three blocks 
southwest of the Site along N Vancouver Avcnue. 

Zoning: The Site is currently rnapped with a Multi-Dwelling Residential 1,000 (Rl) zone, as well 
as a Design (d) overlay zone, and located within the boundarics of the Albina Community Plan 
District. Applioant proposes an amenclment that changcs the zoning of the Sitc to Central 
Residential (RX), with a Design (d) overlay zone. 

Thc Iìl zone is a medium density, multi-clwelling zonc that allows approxirnately 43 units pcr acre. 
Density lnay be as high as 65 units per acrc i{'arnenity bonus provisions are used. Allowed housing 
is characterizcd by one to four story buildings and a highcr percentage of building coverage than in 
the R2 zouc. The major type of new housing dcvcloprnent will be multi-dwelling structures 
(coudotr-riuiums and apartments), duplexes, townhouscs, and row houses. Generally, Rl zoning will 
bc alrplicd rrear Neightrorhood Collcctor ancl District Collcctor streets, and local strects adjaccnt tir 
commercial areas and trausit streets. 

'l'hc proposed Central llcsidential (lìX) zonc is a high dcnsity, multi-dwelling zone that allows the 
highest dcnsity of clwelling units of the resiclcntial zorlcs. l)ensity is not regulatecl by a rnaximum 
uutnber ol'uuits pcr acrc, rather, the nraxirnuln size of'buildings and intensity of use are regulatecl by 
FAR lilnits ancl other sitc development stanclards. Gcncrally the clensity will be 100 or more ur"rits 
pcr acre. Allowecl housing developrncllts ¿ìre charactcrizcd by a very higli percentage of building 
covelage, with the major types of ncw housing dcvclo¡rrreltt iltcludiug medium and high-risc 
apartnreuts aucJ ooudominiums, oftcli witll ground flool rctail, institutioual, clr othcr service oricnted 
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uses. Generally, RX zones will be located near tho ccnter of the city where transit is readily 
available and where conmercial arrd cmployment oppoñunities are rrearby. 

Tl-re Design overlay zone promotes the conservatiolt, enhancelnerlt, and continued vitality of arcas of 
tlie City with special scenic, architectural, or cultural value. This overlay zone also promotes quality 
high-density developn'rent adjacent to transit facilities. This is achievcd by requirirrg Design Review 
or compliauce with the Community Design Standards when new developrlent is proposed, or when 
changes are rnade to existing developrnent. The Design Review or cornlrliance with the Cornrnunity 
Design Standards also ensures that certain types of inf.rll devclopment will be compatible with the 
neighborhood and enhance the area. 

The Albiria Cornmunity Plan District implernents the Albina Community Plan. The plan district's 
provisions are intended to ensure that new higher density commercial and industrial developrnents 
do not overwhelm noarby residential uses. lnfill housing cornpatibility and affbrdability is 

encouraged by climinating o{T-street parking rcquirements for small rnulti-dwelling projccts. 

The surounding area is mapped with a variety of zones (see Exhibit B): 

The Rl zone, with a Desigrr ovcrlay zone, is found along the block south of the Site, and west of 
N Vancouver Ar¡enue, with IìXd zoning on the blocks south of N Cook Street, between N 
Vancourrer Avenue and N Willianis Avenue. 
Central Employrncnt (EX) zoning, with a Design overlay 'znne, is mapped on the block 
irnmediately west of the Site, and in the area extending north, generally between N Vancouvcr 
Avenuc and N Williarns Avcnue. The EXd zone allows mixed-uses and ìs intendcd for areas in 
the center of the City that have predominantly industrial type development. Residential uses are 
allowecl, but are not intended to preclominate or set development stanclards for other uses in thc 
area. 

The Multi-Dwelling Residcntial 2,000 (R2) zonc is mapped in the area immediately east ol'the 
'l-hc R2Site. This arca is also rnapped with an Alternative Design Density (a) overlay zone. 

zone is a low-density rnulti-dwelling zone that allows approximately 21.8 ciwelling units per 
acre. Density may be as higlr as 32 units per acrc ifamenitybonus prorrisions are usccl. 

Allowed housing is charactcrizecl lry one to three story buildings at a sliglitly larger amour.rt of' 
building coveragc than the lì3 zclne. The Alternative Design Density overlay zone is intendcd to 
allow increased density, up to a 50 percent increase over what the base zonc allows, lìrr 
development that mccts adclitional dcsign compatibiIity requircnrcnts. 
'l'he Single-Dwclling Rosidcntial 2,-500 (R2.5) zone is rnapped in the arca generally rrorth o1'N 
lìremont Street ancl in the ¿rrea a hall-blook wcst ol'N Williams Avenue. 'fhis area is also 
rnapped with the Alternativc Design Density overlay zone. 

Land Usc Ilistol'¡,: City rcc6rcls iltclioate tþere was one prior land use rcview for the Sitc. Irl 2005, 
a Design Rcvicw with Modifications was ¿ìpprovecl to allow thc construction ol'a 39-unit, thrcc to 
four story multi-ilwclling rcsiclential clevelopment (l-U 05- I 39802 D'Z.M). The modifications 
allowcd a 101òot irrcrease in the nlaxinrunr allowec'l heiglit (fòr the portion o1'the building within l0 

http:amour.rt


Iìecornmendation of the Ilearings Oflìcer
 
LU l3-109305 Ct, zc (t{o 4130007)
 
Page 5
 

fcet o{'N Williams Avenue), and an increase in the maximum allowed residential density from 38 
clwelling units to 39 dwelling units. This approved development was never constructecl. 

Agency Review: A Request for Response was mailed on February 14,2013. The fòllowing City 
bureaus responded with written comrnents. 

Thc Watcr Bureau responded with no concerns regarding the requested Comprehensive Plan 
Map/Zoning Map Amendtnent, and indicatecl water service is available from NE lìremont Street, N 
Williarns Aveuue and N Ivy Street (Exhibit E.I). Cornments fi'om the Water Bureau are detailed 
later in this recommendation in response to Approval Criterion 33.855.050.8 (Adequate Public 
Services). 

The Police Burcau responcled it is capable of serving changes associated with the proposed 
Comprehensive Plan Map and Zoning Map Arnendment (Exhibit 8.2). The Police lSureau noted 
that the North Precir-rct Commander is available to work with the applicant/developer on any public 
safety issues or concerns. 

The Fire Bureau rcsponded with no concems regarding the requested amcndments, ancl notcd that 
any future development must conlònn to the Fire Code (Exhibit 8.3). 

The Burcau of Envil"onmcntal Serviccs (BBS) responded that existing ancl/or proposed sanitary 
waste and stonnwater management systems can accommodate development allowed under thc 
proposed arnendments (Exliibit 8.4). Cornments frorn BES are detailed later in this 
recomlnenclation in rcsponse to Approval Criterion 33.855.050.8 (Adequate Public Services). 

The BDS Site Dcvclopment Section rcsponded with no concems with the requestecl arnendments, 
but noted tlrat any existing on-site sewage clisposal systems (i.e., cesspools) rnust be 
decommissioned (Exhibit E.5). 

The Portland llurcau of Transportation (PBOT) provided written oommerlts noting they had 
rcviewed the application lor its ¡roterrtial impacts regarding tlie public right-of'-way, tralfic irn¡racts 
and couftrnnance wiLh adoptccl policies, street dosignations, Title 33, Title 77 , and for ytotential 
impacts upou transporlation scrvioes (Exhibit Iì.(r). Wìth a condition of approval limiting 
dcveloptncut on the Site until needed trallìc signals at the N Williarns Avenue/N Cook Strect ancl N 
Vancouver Aveuue/N Cook Strcet intersections have been funded, PBOT reconlnlel-ìclecl approval of' 
the requestcd Conrprcheusivc Plan Map and Zoning Map amendrnents. PBOT's con-lrnents are 
c'letailecl latcr in this r-ecommcndation in rcsponse to Appr<lval Critcrion 33.855.050.13 (Aclequatc 
Public Services). 

The llDS Life Sal'cty Plans lixamincr notecl a separate building perrnit will be requircd ficr any 
proposcd building activity on the Site, ancl all building cocle and ordinances must be niet (Exhibit 
t .7). 

Porf land Parl<s and lìccrcation/Urban I.orestry l)ivision responclccl with no collccrns regarcling 

http:33.855.050.13
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tlie proposal but noted that street trees will be required at time of development along all street 
frontages (lSxhibit Ii. 8). 

Neighborhood Rcvicn,: An e-rnail, in response to tlie proposal, was received fïorn the Chair of tlie 
Eliot Neighborhood Association. The Chair noted that the neighborhood was opposed to 
Applicant's initial proposal to map the EXd zone on the Site but is supportive of the now requested 
RXd zone. The Eliot Neighborhood Association also identified concerns about a larger multi
dwelling sttucture being constructed witl-r no on-site parking. Recently the Porlland City Council 
approved changes to tlie PCC that would require some level of parking on the Site (See Exhibit 
H. r 0). 

An additional e-mail was received, prior to the issuancc of the IIDS staff report, fi'orn a Boise 
neighborl-rood resident opposir-rg the requested plan map amendment. In sumrnary, the resident 
raised the following points: 
o 	the allowed height of buildings in tht¡ proposed zone would change the historic and architectural 

character ol'Albina; sunounding buildings are only one to two-story in height; 
o 	the allowed heiglit of buildings would irnpact privacy for adjaccr-rt neighbors; 
o 	thc RX zone is not appropriate for this location as the Cornprehensive Plan states such zones 

will generally be located near the center of the city wliere transit is readily available and where 
colnmercial and ernploynent opportunities are ncarby; the Cornprehcnsive Plan states tlie RX 
zone will generally be applied in combination with the Central City plar-r district; 

o 	the upzoning is not recessary as there are several large lots in tlie vicinity mapped with RX and 
EX that are vacant; changing the zone on the Site is unnecessary until these lots have been fully 
utilized; and 

. 	 buildings of thc height allowed in thc RX zone woulcl reduce rooftop solar power generation to 
the notth by creating shadows, which is contrary to Comprehensive Plan Goal 7 (Energy). 

Numerous persons testified, in opposition to the proposed map arnendrrent, at the May 3, 20l3 
Ilearings Ol'1rcer hearing. Additional writtcn commcnts wcrc rcceived by the l-learings Officer 
during the opetr-record period. f'he most comlnon oollcems/objectious expressed by those testifying 
in opposition wcre: 

r 	 tlic allowed height would ncgativcly impact the char¿rcter and/or livability of the nearby 
rcsiclenti al neighborhood; 

o set-backs ¿rre inadequate;
 
. ncgativc impacts upon the historical charactcr of'thc ncarby residential neighborhood;
 
o l-lcgative im¡racts of the increased density l-elatccl to aclditional dernand for on-street parking;
 
. inadequate dcsrgn controls;
 
. ncgativc hcalth im¡racts, inclucìing noisc pollution, upon thc ncarby resiclcntial
 

nr:ighborlrood, 
. ¿lwkward massing o1'a builcling if the Applicant takes full ac'lvantagc of the Iì.X zoning FAR 

provisions, 

Tl're Ilearings OlÏcer f'ound cornments macle in Bxliibit I-1.9 to be ¡tartioularly well stated. 'l'hc 

authors of Lìxhibit lì.9, nearby resiclenfs ancl architccts by ¡rrofcssion, clearly pointed out ¡rossible 
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lÌegative itnpacts that could occur if the Central Residential rnap clesignation and RX zolle, as
 
rcquested, were approved.
 

Comurents made by persons in opposition to this application arc addressed, where relevant, in the 
comments/fìndings below. It is irnporlant to keep in mind that the oornprehensive plan rnap analysis 
requircs a decision uraker to address more than 75 specific policies and the op¡ronents' comrnent are 
directed at only a small number of the policies. 

ZONING CODB APPROVAL CRII-EIIIA 

Ovcrvierv of Comprehensive Plan Rcvicrv Methodology
 
In 2005, the I-learings Officer outlined, for City Council, irrterprctative options and constraints
 
related to the cotnprehensive plan map arnendrnent process (Recomlnendation to Council fbr Case
 
No. I-U 13838ó C:P ZC -- Colwood National Golf Course). T'he I'learings Officer believes that an
 
overview ol'possible anal¡ical rnethodologies rnay be useful, clnce again, in this case. 

Tlre Portland City Zoning Code (hereafter referred to as "PCC") section 33.130.040.4 requires the
 
Iìcarings Officer to review comprehensive plan map alrendrnent applications and make a
 
recorìrlettdation to City Council. The IJearings Oflìcer, in a comprehensive plan map amendment
 
casc, does not urakc a decision. City Council is the review body tliat issues a clecision (most quasi
judicial cases heard by City Council are appeals from a Hearings Offìcer decision.) 

PCC 33.810.050.4.1, the sole relevant approval criterion for this case,' states: 
"4. 	 AmendmenLs to the comprehensive plan Map that are quasi

judicial will be approved if the review body finds t-hat the 
appìicant'has shown that all of the following criteria are 
met: 
1. 	 The requested designation for the site has been evafuatecl 

against relevant Comprehensive plan poì.ices and on 
baf ance has been found to be equaì. l"y or more supportive 
of t.he Comprehensive Plan as a whole than the ofd 
designation. " 

ln a typical quasi-judicial hearing City Council rnust dccidc, based upon the cvidcncc in the recorcl, 
whcthcr solìle specifìc rcquirement is met or satislied; i.e. is a site adequately serveci by public 
serviccs {lr whcther a proposed development will rregativcly irrpact the character of the surrouncling 
ncighborhood'? In thc typical land use hearing, if City Council detennincs a spccific approval 
criterion requiret'ueut was not satisfied, the application would neecl to be denied or (if possible) 
approved with a conclition. In a comprehensivc plan map aulcndrnent case, thc rclcvant approval 
criteriorr rcquires the clecision maker to rcview and bulønce alargc number of wiclely clivergent 
goals and ¡roliccs. hr a compt'ehensive plan rnap arncndment casc, it is likely soule of the relevaltt 
goals ancl policies will be met/satisfiecl while one or more othcrs ale rÌot. 

' pCC ¡:.810.050 A conlains three subscctions. Sutrsectior.rs 4.2 and 4.3 are not relevant to rhis application (see ¡ragc
47 of' this rccomrnendation). 

http:Sutrsectior.rs
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Following are rnattcrs that Council rnay wish to consider in this cotîprehensive plan rnap 
arnendrnent appl i cati on. 

Burden of Proof. PCC 33.800.060 states, "1'he burden of proof is cln the applicant to show that the 
approval criteria are met. The burden is not on the City or other parties to show that the criteria 
have not beetl met." 

Relevant Comprehensive Plan I'olicies. PCC 33.810.050.4.1 requires the City Council to 
detennine which of the Comprehensive Plan polices are "relevant" to this case. BDS planrrer 
Douglas llardy ("I{ardy"), in the "Staff Report and Recommendation to the Hearings Officer" 
(l3xhibit I{.2), listcd the policies he believed to be relevant. Tl-re lJearings Officer agreed, with two 
exceptions, with Hardy's characteúzation of which policies are relevant.2 

Comparison. PCC 3 3.8 I 0.050.4. I rcquire s, for each re levant policy a comparison. This scction of 
the code asks City Council to detennine whether or not the proposed comprehcnsive rnap 
amendment classification (Central Iìesidential) is equally or rnore su¡rpoltive of thc Comprehensive 
Plan policy than the existing/current classif ication (Mcclium Density Multi-Dwelling Iìesidential). 

On Balance. 'Ihe "on balance" language of PCC 33.810.050.4.1 is perhaps the most challenging 
portion of the approval criterion to apply on a case-by-case basis. The Oregon Court of Appeals, ilt 
l4/aker Associates t,. Clackamas Count..y.l I I Or App 189,194 (1992), stated that land use dccision 
rnakers: 

"wilf often be confronted with situations, fike this one, where a 
use is compatible with some of the goals and incompatible wjth
others. It is not possible to approve or disapprove a use in those 
situations wíthout engaging j.n a balancing exercise. " (See also 
Columbia Riverlceepers v. ClaÍsr¡p C)outtty,238 Or App 439 (2010)) 

'fhree City of Portlancl cases directly adclress City Council's responsibility with respect to balancing 
goals and ¡rolicies. The Orcgon Land Uso Boarcl of Ap¡reals ("LUBA") stated, in Wclch v. City ql' 
Porlland,2S LUBA 439 (1994), "un<ìcr IMaker, so long as the record reflects that plan ¡rolicies were 
considered and balancecl, tliis is all tliat is requirccl." LUBA hcld, in a separate land use casc, that 
"tlre clroice between cor-rlìicting evidenoe belongs to tl-re City." McGinni,s v. Cit.y o.f'Portland, 25 Or 
LI.JBA 376 (1993) Irinally, in St. John.s Ne.ighborhood Assn. v. Cit.y o.f Porrland, 34 Or LUBA 4(r 
( 1998), I-UIIA conl'ìrmecl tl-rat the City Ccluncil was ¡rcnr.ritted to balance competing plan lrolicics. 

The l-learings Ol'fìccr bclieves that thc abovc-cited cases give City Council broad discretion in 
cstablisl-ring how to balance the relcvant Cìonrprchcnsivc Plan policies. 'fhe Hcaritrgs Olficcr 
bclicves that Council makc ascribe somc C-'on-lprchcnsivc Plan polices morc wcight than othcrs. 'l-he 

Ilearings Officer belicvcs Council is not requirecl to keep a "scorecard" ol'how many 
Cotrprehensive Plan polices are "equal or rlore supportivc" and how ffìauy are "lcss su¡tportive." 

2 'l"hc Ilearings Olfìccr l'or"rncl Com¡rrehensivc I'lan I)olicy 2.llì ('l'ransit Suppclrtive Derrsity) shor¡lcl bc aclcled to thc list 
ol'rclcvanl policies to [.¡e consic]erecl in this casc. 'I'hc Ilcarings Offcer found that Courprehensivc Plan Policy 2.1 I 

(Cìomrnercial Centers), incluclcd as a relev¿int policy by l'lardy in Exhibit I1.2, is in fact not relcvant to this casc. 
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The I-learings Officer believes that City Council may place nìore weight, in the balancirlg process, 
upon one or more policies as compared to other relevant policies. 

To aid City Council, the l{earings Offìcer prepared a table listing the Comprehensive Plan policies 
the Hearings Officer fbund relcvant (Exhibit Il.l5). The table sets fbrth the l-Iearings Officer's 
characferization of the degree of relevancy ol'the parlicular policy to this application, 'l'l-re table also 
contains the I{earings Officer's judgment of whether the proposed Comprehensive Plan map 
designation (Central Residential), as compared to the current Cornprehensive Plan map designation 
(Medium Density Multi-Dwelling Residential) is (1) equally, (2) more supporlive, or (3) less 
supportive of the specifrc policy. 

The Ilearings Officer, on the attached table, characterized the degree of relevancy as either "high," 
"moderate," or "low." A "high" relevancy label indicates the Iìearings Officer Íblt the higher 
density, taller building(s) and mixed use that would result if the application were approved relates 
directly to the goal/policy under consideraticln. The I-{earings Officer appreciates that 
characterization of the relevancy of a specilìc goal/policy to this application is highly subjective. 

The conclusion that a specific policy is either "equal" or "rnore supportive" or "less supporlive" is 
also quite subjective. 

In the end City Council must clecide whethcr, on balance, the proposed Comprehensive Plan rnap 
amendmcnt request is "equally or Inore{ìupportive" ol'tl-re relevant policies. The llearir-rgs Olficer 
considered the PCC and Comprehensive Plan provisions in effect on the date of the application in 
this case. 

The Hearings Officer's recomlnendation, in tl"ris case, is based to a large degree, upon the 
conclusions shown in Exhibit l'1. 1 5. Thc l-learings Oflìcer determined that approval of the Central 
Residential rnap designation (higher density clcvclopment, taller building, and a mixed-use project 
inclucling some retail/commercial uses) would bc equally or more supportive of the relevant 
Comprehensive Plan polices as colllpared to the currerrt Mediurn Density Multi-Family plan r-nap 
designation. 

33.810.050 Comprehensivc Plan N{ap A¡r¡rroval Critcria 

A. Quasi-Judicial. Amenclrnents to the Comprehensive I'lan Map that are quasi-judicial will bc 
approved if the revicw body lìnds that the applicalit has shown that all of thc following criteria 
are mct: 

l. 	The requestecl designation {òr the sitc lras been evaluated against relevant Cornprehensive 
Plan policies ancl on b¿rlance has bccu found to be equallyor more supportive of the 
Courprehensive Platr as a wliolc than thc old designation; 
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Findings: Applicar"rt is requesting a Colnprehensive Plan Map Amendment for a 33,568 
square ftrot vacant site fi'orn Medium Density Multi-Dwelling to Central Iìesidential. The 
two designations are described in Policy 10.4 of the Courprehensive Plan as follows: 

Mediurn-Densit)¡ Multi-Dwell ine 
This designation continues a coûìmon developrnent pattem for medium density apadments. 
It is intended for areas with good public scrvices, including being well served by transit, and 
no development constraints. It rnay be used for lands near arlerials, transit streets, or 
commercial areas. The maximurn density is generally 43 units per acrc, but rnay go up to 65 
units per acre i¡r some situations. The scale of the development is intended to reflect thc 
allowed densities wliile being compatible witli nearby single-dwelling areas. The 
conesponding zclne is R I . 

Central Resiclential 
This designation allows the highest density and most intensely developed multi-dwelling 
structures. Lirnitecl arnounts of commercial uses are also allowed as paft of new 
devclopment. The designation is intended for the most built-up parts of the city which liave 
the highest levcls of public services. Development will generally be oriented to pedestrians. 
Maximum density is based on a floor area ratio, not on a units pcr square foot basis. 

Densities allowed exceed I00 units pcr acre . The conesponding zone is RX. 'fhe Design 
overlay zone wìll bc applied in conjunction with the RX zone. 

Basecl on the hndings below, the requested designation will, on balance, be equally or more 
supportive of tlic Comprehensive Plan than the existing designation. 

Tlie Ilearings Oflìcer detennined the following Cornprchensive Plan Goals and Policies to 
be relevant to this proposal: 

Goal I Nllctropolitan Coordination 
The Compr"eltcnsit,e Plan shall be r:oordinatedwith.fèderal and stale lau, and sLtpporl 
regional goal.s, ob.jectives and plans adopted by the Columbia ll.egiort Associ.aÍion o.f 
Govcrntncnls and ils successor, tlte Me.tropolitan Servicc Dislrict, lo prontote a rcgional 
p lan n i ng ./i' a nte v, o r li. 

Findings: 'I'hc LJrban Growth Managentent lìunc:lic¡nctl PIan ("Functiotral Plan") was 
approved by tlie Metro Council on Novembcr 21 , 1996. and bccame cffcctive lrebruary 19, 

1997. 'fhc purposc of'the Iìunctional Plan is to implemel.rt thc lLegionul LJrban Growtlt 
Goals ctnd Objecli r,¿s, including tlie 2040 Growth Concept. I-ocaljurisdictions t.nust address 
the Functional Plan u,hcn Comprchcnsivc I'lan Map Aniendments arc proposed tlirough the 
quasi--juclicial or legislative processes. llach title of flic Urban Growth Managerncnt 
Functional Plan that is relevant to thc requested Com¡rrehensivc Plan Map Amenclment is 
adclresscd bclow. 

C)verall, as notcd lrelow, tlie requested Central lìesiclential designation is eithcr equal or 

http:implemel.rt
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more supportive of the intent of the titles containecl in the Fur-rctional Plan, or these titles will 
bc rnet tlrrough compliance with other applicable City regulations. As the proposal is 
cotisistent with Metro's regional planning fi'amework, it is consistent with Goal l, 
Metropolitan Coordination, of the City's Comprehensive Plan. 

Urban Growtlt Managemen[ [;unctional Plan 

Title I - Requirentents.þr lTousing and lìmployment Accontruodation 
This scction of the Functional Plan requires that cach jurisdiction contdbute its fair share to 
increasing the development capacity of land within the Urban Growth Boundary. This 
requirement is to be generally irnplemented tluough citywide analysis based on calculated 
capacities Íìom land use designations. 

I-{earings O,íicer Contntents.' The proposal is supportive ol-Title I by incrcasing the 
potential housing density on a vacarlt site that is located closc to tlie Central City which 
is well servecl by existing infrastructure, including a variety o1'transporlation modes. 
Wliile the corresponding Rl zone to the existing Comprehensive Plan Map designation 
would allow a maximum of 33 dwelling units on the Site, the corresponding IìX zoning 
designation under the pr<lposed Comprehensive Plar-r Map designation would allow 100+ 
dwelling units. Tliis increased density of residential development directly supporls this 
Title by incrcasing the carrying capacity of the Site. Additionally, the corresponcling 
zoning designation of the proposed Central Residential Cornprehensive Plan Map 
designation also allows limited commercial developrncnt, a use which is not perrnitted 
under the existing Medium Density Multi-Dwelling designation. As such, the proposed 
designation bettcr accornmodates both residential ancl employnent opporlunities on the 
Site. The requested Comprehensive Plan Map amendment to Central Resirlential is more 
supportive ol'this'fitle thar-r the existing Mediurn Density Multi-Dwelling dcsignation. 

T-itle 3 - l(atcr Qualit.y and lìlood Management 
Thc goal of tlte Strcarn and Floodplain Protection Plan ('fitle 3) is to protect thc rcgion's 
health and public salèty by reducing flood arrd landslidc hazards, controlling soil erosion and 
reducing ¡rollution of the rcgi<ln's waterways. 

Ilearings Q(licet kuupuU.' First, as noted in the writtcn rcsporìse leccived fì'oln the 
BDS Site Dcvcloprncnt Seotiorr (Exliibit 8.5), the Sitc is not locatcd withirr thc 1O0-ycar 
flood plain or in a Potential Landslidc Area. Secondly, ovcrall compliance with this title 
is acliicved through thc iurplementation of the Stormwatcr Manager-nenl Manual anci 

other dcveloptrent rcgulations at thc time of building perrnit review. IIES, wliich 
it-nplemeuts thc Stormwatcr Management Manual, rcvieu,ccl Applicant's ¡rrclilninary 
stormwatcr re¡rort that was subrnitted as part of this lancl use review ancl BlrS hacl no 
objections to the ¡rroposecl stormwatcr tÌlanagelnent apltroach (Exhibit 8.4). 

Ilrosion control is regulated tl-rrough'l'itle l0 of thc City Codc, and irnplcnrcnted by the 
BDS Site Dcvclopment Section at the time of'builcling pennit review. -fhe IIDS Site 

http:Requirentents.�r


Recomnrendation of the I{earings Officer 
LU r3-10930s cP 7,C'. (HO 4130007) 
Page 12 

I)eveloprnent Section expresscd no concerns with the ability of the future devclopmenl 
proposals to meet the Title l0 requircments. 

Therefirre, the proposal is equally suppoñive of the intent of Title 3 of the Functional 
Plan. 

Title 7 - I{ousing Choice 
The frarnework plan calls for establishment of voluntary affordable housiug production goals 
to be adopted by local governrnents. 

Hearinqs O/.íìcer Commenls.' Applicant n<lted, in the written application nanatir¡e, that 
thc proposed request does not preclude the development of aflbrdable housing at this 
locatiotr, and in no way decreases opportunitics for alïordable housing when compared to 
the existing Comprehensive Plan Map designation. Additional density may lead to 
smaller units and ultimately morc affurdable units if the requested Central Residential 
designation is placed on the Site. The proposal is equally supportive of the intent of 
Title 7 of the Fur-rctional Plan. 

Title B - Compliance Procedures 
This Title outlines compliance proccclures for amendments to comprehensive plans and 
i mplementi ng ordinances. 

Ilearings Officer Comments.' Tlie proposal is equally supportive of this Title by 
fulfilling the notice requirernents for Typc III land use rcviews, as outlined in Porlland 
Zonrng Code Section 33.730.030 (TWe lll Procedure). hi addition to notifying the 
affected City-recognized organizations within a 1,000-foot radius of the Site, and 
property-owners witliin a 400-foot radius of'the site, a notice of'the proposal has also 
been sent to Metro and to the Department of Lancl Conservation and Developrnent. 

'I'itle I2 - Prote,ction of Residential Neighborh<tods
-fhe purpose of this Title is to "protcct the region's existing residential neighborhoods fi'om 
air ancl water polluti<ln, noise and crime, ancl to provide adequate levels of public services." 
Tliis 'l'itle focuses upon the proximity of rcsidcntial ncighborhoods to comrnercial services 
parks and schools as the primary me¿ìns ol'rcclucing air pollution and traffic congestion. 

I'learings ()tlicer Contments.' Approving thc Central Residential desigr-ratiorr woulcl 
increase the allowed density at thc Sitc ancl allow a limitecl amount of'retail/cornmercial 
use. If thc requestecl Cerrtral l{csidential clesignation is approved, the purposc of this 
Titlc would be better rnet by provicling rcsidcntial units on thc Site and in the nearby 
neighborhoo<l close access to thc retail/comnrercial uscs on the Site. 

'I-he proposal is subjcct to review ancl cvaluatiorr agairrst cxisting ancl future clernatrd on 
public services, and whether therc arc adecluate lcvcls ol'public serviccs to suppor1 thc 

¡rroposed Ccntral Resiclential Map designation. l'o the extent that tl-re ¡rroposal mcets the 
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criteria ol'Zoning Code Section 33.855.050 B, as addressed later in this 
recortlnendation, the proposal is consistent with the aspect o1'tl-ris title dealing with 
adequate levels of service. 

As for thc irnpact of the proposal on noise, like the existing Comprehensive Plan Map 
designation on the Site, the requested Central Residential designation provides a buffer 
between the Low Density Multi-Dwelling (lì2) area to the east and the Central 
Ernploynent (EX) designation to the nofth and west of tlie Site. The increased building 
height and building coverage standards of the corresponding zone to Central Residential 
designation provide a better screen against noise emanating fi'orn the rnixecl 
residential/commercial/industrial employrnent uses allowed in the nearby Central 
Ernploynent zone. Additionally, development under the existing designation on the Site 
results in ground floor residential units beir-rg looated on the ground floor of the building, 
adjacent to two heavìly trafficked strects (NE Fren-ront Street and N Williams Avenue). 
Tlie proposed designation allows commercial uses on the ground floor, thereby allowing 
the more noise sensitive residential uses to locate on the upper floors. 

The Porlland Police Bureau reviewed the proposal and did not identify any iucreased 
conoents with crime resulting 1ìom the proposed Ccntral Residential designation 
(Exhibit E.2). 

Based on the above comments, the proposed designation is rtore supportive of this title 
than the existing designation. 

Title I -l - Nature in Neighborhoods 
The purpose of this Title is to conserve, protcct and restorc a continuous ecologically viable 
streamside corridor system, from the streanls' headwaters to their confluence with other 
steams and rivers ar-rd with their floodplains in a rnanner tl'rat is integrated with upland 
wilcllife habitat and with the surrounding urban landscape; and to control and prcvent water 
pollution 1òr the protecticln ol'the public hcalth and safety ancl to maintain and improve 
water quality throughout the region. 

Ilearings O.ffìcer Cotnntenls.' The Site is not located in an cnvironnrcntal orgreelÌway 
overlay zorle, nor is it within a floodplain. Water quality requirernents, as notcd abovc, 
will be addressed tlrrough the City's Stornrwater Manzrgement Manual at the time of 
buildingpermit rcvicw. Tl-re proposal is equally supportive of the intent of tliis I'itle. 

GOAI- 2: Url¡att Development 
Maittlain Porlland's role a.s lhe ntajctr rcgionctl cm¡;lo.ymcrtt, ¡topulation and cullttral ce.nlcr 
lhrough public policies lhctl encourctge cxpant{ed o¡tporluniry frtr housittg and.iobs, v,hile 
refaining lhe ch.arac'le.r o./ e.slablislted re.çidcntial nc:ighborhood.s and business center,\^. 

Irindings: The proposccl dcsignation allows lòr a higher clcnsity ol'residential cievelopn-rent 
ou the ourreutly vacant sitc than is ¡'rem-ritted undcr the current clesignation, and provicles lbr 
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lirnited comn.ìercial opporlunities that are not available under the existing designation. On 
balance, a designation wl-rich prolnotes greater residential density and employlent 
opportunities is rnore consistent with Goal 2. Tl'te findings below addrcss tlie policics of this 
goal that are relevant to the applicant's proposal. 

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

Policy 2.2 Urban l)iversity 
Promote a range of living cnvironments and employnent opportunities fbr Portland rcsidents 
in order to attract and retain a stable and diversified population. 

Policy 2.9 |ì.esidential Ncigltborhoods 
Allow ftrr a rauge of housing types to acoommodate increased population growth whilc 
improving arrd protecting the city's residential neighborhoods. 

Ifearinqs Ollicer Contntenls: l'he proposed Central Residential designation will allow 
fbr an increase in the potential number of residential units that can be developed on this 
Site. As noted in conlrnents above, the existing Medium Density Multi-F-amily 
designation on the Site would allow a maximum of 43 dwelling units per acre (up to 64 
units per acre if thc arnenity bonus provisions are used, whereas the proposed Central 
Residential designation would allow over 100 dwelling units (assun'ring 900 square fect 
per unit, and 20 percent of the building's floor area being in cornmercial use). 'T'liis 

increased residential clensity allowed under the proposed Central Resiclential designation 
bcttcr addresses the goal of accorlmodating the projected increase in households within 
the City's cxisting boundaries. 

The rnixed rcsidential ancl commercial devclopment which is enoouragecl under thc 
proposed Clcntral Resiclential designation can help oreate an urban diversity along tlic 
nearby transportation conidors (N Williams Avenue, N Vancouver Avcnuc and NII 
lìrcmont Strcct) that are currently unclcrdevelopecl. Thc highcr density and mixecl usc 
nature o1'clcvclopment allowecl undcr the proposed dcsignation suppoils a ulorc rribrant 
urban living cnvironlnent that provides housing opportunities and oommcrcial goocls ancl 

scrviccs for tl-rose living in tl-re area, all of which hclp activate thc pcclestrian 
envirclnrnent. 

Atr argumcnt can be m¿rclc that tlie increasecl densify and aclded cornmcrcial uscs rnay not 
protcct tlic city's rcsidcntial neighborh<lods. Additional units and commcrcial r-rse coulci 
rtegativcly irnpact thc acl.jacent residential neighborhood by increasing com¡tctition lbr 
on-street parl<ing spaccs ar-lcl adcl clraw unclesirable pcrsons to thc area. llcc¿rusc o1'the 
possibility of'uegzrtivc neigliborhood impacts thc Ilcarings Olfioer, on balancc, lbulld 
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approval of the requested Central Residential designation would be equally supportive of 
this policy. 

Policy 2. I0 Dov,ntown Portland 
Reinforce the downtown's position as the principal comûìercial, service, cultural and higli 
density housing center in the City and the region. Maintain downtown as the city's principal 
retail center through the implementation of the Downtown Plan. 

[Jearings O.{licer Comntents: Adding additional density and retail/cornmercial uses to 
the Site does not reinforce "dowutown's position as the principal commercial, service, 
cultural and high dcnsity housirrg center in the city and the region." Approving the 
requested Central Residential designation would be less supportive of this Policy. 

Policy 2.12 Ti"ansit Corridors 
Provide a mixturc of activities along MajorTransit Priority Streets, Transit Access Streets, 
and Main Streets to supporl the usc of transit. Encourage development of commercial uses 
and allow labor-intensive industrial activities which are compatible witli the surrourrding 
area. Increase residential densities on residentially zoned lands within olte-quarter mile o1 

existing and plamed transit routes to transit-supportive levels. Require developrncnt along 
transit routes to relate to the transit line and pedestrians and to provide on-site petlestrian 
comections. 

I-Iearings O.(licer Contments.' The Site is located at the southeast corner of NE Fremont 
Street and N Williams Avenue, both of whicli are designated in the Transpoñation 
Element of the Comprchensive Plan as Transit Access Streets. TriMet operates bus 
servicc along botl-r tliese two transpoftation corridors as on NE Marlin Luther King, Jr. 
Boulevard, two blocks cast. The proposed Central Residential designation is rnore 
supportivc of Policies 2.1 I and 2.l2by allowing an increased density of'residential, and 
commercial development opporlunities along these transit corridors. The increased level 
of residential density clircctly supports tlie operation of these transit lines by increasing 
the nutlber of potential riders. Thc typc ol'commercial dcvclopmcnt found on sites witl.l 
the proposed desigr-ration is limitecl to retail and oflice uses that typically locatc on thc 
grour-rd floor of thc building. The higher clensity of residential development with grouncl 
flo<lr courmercial usc is the fìln.n of dcveloprnent that is dcsired along the City's transit 
corriclors. Additionally, this density of'mixed-usc developlnent on the Site conrplcmcnts 
thc higher dcnsity, mixed-use Comprehensive Plan Map clesignation mapped on much of 
the ncarby N Willianls Arzcnuc lirintage. 

Policy 2.15 Living Clctscr to I4/ork 
Locatc grcatcr residential clcnsities near rnajor cmployment centcrs, including Mctro
designatcd regional and town ccutors, to rcduce vehicle miles travelled per capita anc'l 

tnaintain air cluality. I-ocatc al'l'ordable housing closc to employment centers. llncouragc 
hotue-basecl work whcrc thc nature ol'the work is not disruptive of'the neighborhood. 
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I-Iectrings Oíicer Comments: While the Site is not located in a major cmploynent 
center, it is located just a half mile l}om the boundaries of the Central City plarr district, 
which is tlie region's major employnent center. I'he proposed Ccntral Residential 
designation will be rnore supporlive of this ¡lolicy than the existing designation by 
placing incrcased residential density close to a regional ernploylent center. 
lìurthermore, the Site is proximate to Legacy Emanuel Ilospital, a major employment 
generator for the City, and to other Central Ernployment designations along the N 
Williams/N Vancouver conidor. Approving the requested Central Residential 
designation is more supportive of this Policy than thc existing Mediurn Density Multi-
Iramily designation. 

Policy 2.16 Strip Development 
Discouragc the development of new strip cornmercial areas and focus future activity in such 
areas to create a more clustered pattern ol'comlnercial development. 

Uea,"¡nes Oflicer Co As previously noted, the comrnercial development allowed 
under the proposed Central Residential designation is limited in size (maxirnum of 20 
perccnt of the floor area on the Site), and limited to retail and oflìce uses. Additionally, 
such comrnercial uses are only allowed in existing or proposcd multi-dwelling 
development. These limits are intended to ensure that development on lands with this 
clesignatior-r rernain primarily residential in appearancc and function. These lirnits also 
discourage a strip development pattem of devclopment. Fufthcnnore, the gr'ound floor 
retail/office character envisioned for the proposed designation supports the cluster of 
Ccntral Ernploynent zoning that is already mapped along much of the nearby N 
Wi I I i arns/l.J Vancouver corridor. 

Thc cxisting Mediurn Density Multi-Family designation does not allow, outright, 
cornmercial uses. When the two designations are cornpared (Cerrtral Rcsidential to 
Mcdiuni Density Multi-Family) the Ccntral Rcsidential is slightly less supportive of this 
Policy. 

Policy 2. I B'l-ransil-Supportive Density 
Lìncouragcs increased density on long-vacant lots. 

ilcctrings O,íicer C.omments: Although this Polioy is pr-irr-rarily directed to commuuity 

¡rlanning processes it has somc relcvance to this applicatiorr. The underlying goal of this 

llolicy is to ensure clevclopment that is sulf ciently densc tn su¡t¡tort transit uses. Tlie 
¡rroposecl Central Iìesidential designation r.r,ill add clensity tcl thc Site and further support 
thc existing transit system. The Ccntral Rcsidential <lcsignatioll is nlore supportive of 
this Policy than the existing Medium Density Multi-lìalllily clcsignation. 

I' o I i c.y, 2. I 9 I n fì I I I n cl |l.r:,d.et,e, Io¡tnten.t 
lìncouragc iufill ancl redeveloplnent as a way to implcmcnt thc l-ivable City gror.r,th 

principlcs and accommodate expected increascs in population and employnent. Lìncourage 
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infill and redevelopment in the Central City, at transit stations, along Main Streets, and as 
neighborhood infill ir-r existing residential, commercial and industrial areas. 

Policy 2.20 Utilizatiorz o;f'I/acant Land 
Provide lbr full utilization of existing vacant land exccpt in those areas designated as open 
space. 

Policy 2.22 Mixed Use 
Continue a mechauism that will allow for tlie continuation and cnhancement of areas of 
mixed use character where such areas act as buffers and where opportunities exist for 
creation of nodes or centers of mixed cornmercial, light industrial and apadtnent 
development. 

Hearings Q{ficer Comntents: The proposed Central Residential designation is lnorc 
supporlive of these three Policies. The proposed Central Iìcsidential designation allows 
a lirnitcd amount of retail/commercial use on the Sitc. Thc cxisting Mediurn Density 
Multi-Family residential does not allow any retail/cclmmercial uses. 

Policy 2.23 Bu//'ering
 
When resiclential zoned lands are changed to cornmercial, ernploy,lnent or industrial zones,
 
ensure that irnpacts liom nonrcsidential uses on residential areas are rnitigated through tlic
 
use of buflèring and access limitations. Where R-zoned lands havc a C, E, or I designation,
 
and the designation includes a future Buffer overlay zone, zone changes will be granted only
 
for the purposo of expanding the site of an abutting nonresidential use.
 

Ilearings O.íicer Comments: The proposal will retain a rcsiclential designation on the 
Site. The proposed zone change is not to a cornmercial, employnent or industrial zone. 
Technically, this Policy is not relevant to this proposal. 

I-lowever, the Central lìesidential designation cloes allow sotÌle commercial developrnent. 
The Ccntral Iìesidential designation limits thc amount and typc of'commercial 
development fbr the purpose ol'retainir-rg the residential charactcr and function of any 
deve lopment. Commercial development on the Site will likcly be oricnted to the two 
transit strccts ancl the adjacent Employnent zoning to the uorth and west of tl-re Site. The 
aclclition ol'a limitecl amount of comrnercial dcvelopment allowecl undcr the proposccl 
Central Rcsiderrtial designation will not meaningfully ohangc thc buffering impacts of 
thc Sitc and R2a zonecl properties to the east. 'fhe llcarings OllÌccr frnds approval of the 
proposed Central Residcntial clesignation will be equally sul.rporlive of this policy when 
cornparccl 1o the existing Mcdiur-n Density Multi-Family designation. 

I'olic.y 2.26 Albina Contmunit.y Plan 
Promote the cconomic vitality, historic character alicl livability of inncr lloñh and inner 
northeast Portland by including the Albir-ra Community Plan as a part of this Corn¡rrchensive 
Plan. 
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Ilearinqs Qfficer Contments; 1-lie analysis, below, under Policy 3.6 and 3.8 shows that 
the proposal is, on balance, consistent with this Policy and the other relevant policies of 
the Albina Commuuity Plan. 

GOA L 3 : N eig h b o rlto od'^
 
Presert,e and t'einforcc thc stabil.ity and diversity oJ'the City'5 neighborhoods while allowing
 
for increased densiÍy in order to allract and retain l.ong-lerm residenls and businesses and
 
insure the City's residential quality and econontic ttitality.
 

Findings: As identified below in response to the individual relevant policies, tlie proposcd 
designation will be equally or more supportive of this goâl than the existing designation. 

Policy 3.5 Neighborhood Involventent
 
Provide for the involvemerrt of r-reighborhood residents and businesses in decisions affectin,'
 
their neighborhood.
 

I'learinqs O.l.fìcer Comments: Notice of the hearing before the City of Portland Hearings 
Olficer on the proposed amendmcnts was sent by the City to the affected Neighborhoocl 
Associations within I ,000 feet of the Site and to property owners within 400 feet of the 
Site. The Site was posted with inf'omration pertaining to the application ar-rd the hearing 
before the Hearings Officer. Applicant also oonveyed to BDS staff and the Hearings 
Officer the requested amendment had been discussed with the Chair of the Eliot 
Neighborhood Association. Applicant indicated that the Chair's lack of supporl for a 

proposed EXd designation on the Site influenced the decision to request the RXd 
designation. The RXd designation is supporled by the Neighborhood Association 
(Exhibit F.l ). 

The review process undcrtaken in this case equally suppofts this Policy. 

Pctlicy 3.6 Neighborhood l)lan 
Maintain and enforce neighborhood plans that are consistent with the Comprehcnsivc Plan 
and that have been adoptcd by City Council. 

Pol.ic.y 3.8 Albina Comnntnit.y Plan Neighborhoods 
h-rclude as part of tlie Cìomprchensive Plan neigl-rborhood plans deveioped as paft o1'the 
Albina Community Plan. Neighborhood plans dcveloped as part of the Albina Comrlunity 
Plan are those lòr Arbor l-odge, I3oise, Concorclia, Eliot, I{umboldt, Irvingtor-r, I(enton, 
King, Piedmont, Sabin anci Woodlawn. 

I':Iearings (2íì.cer Contntcnts: Thc Sitc lics witlriu the southwcst portion of thc Albinct 
Comntunit.y Plcrn (adopted by City Council on July 28,1993, and reacloptecJ on 
Septernber 30, 1993), and witliin thc I',liot Ne.ighborhood Plun (adopted by City Council 
in Octobcr 1993). 'I'hc l-learings OfÏcer lbund the following Comrnunity Plan ancl 

Neigliborhood I'lan policies and objectives to be relevant to this proposal. 
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Albina Communit), I'lan 

Policy I.A General Land Use 

Encourage residential, recreational, economic and institutional developments that 
reinfolce Plan Arca neighborlioods; increasc the attractiveness of Albina to residents, 
institutions, businesses and visitors; and create a land use pattern that will reducc a 

dependence on the automobile. 

Hearíngs O.flicer Comntents: The proposal increases the density of residential 
developrnent on the Site and allows tlie development of limited retail and office uses. 

This action encouragos the development of tliis vacant piece ol'property that is 

situated within one ol'the growing mixed-use areas of the neighborhood. The 
resulting development on thc Site will not only increase housing opportunitics withiu 
tlie Plan Area boundaries, but will also provide neighborliood-serving commcrcial 
uses at the ground level. Locating mixed-use devclopment along two transit 
corridors tl-rat provide direct, convcnient access to tl-re Central City decreases reliance 
on the automobile. The proposcd Central Residential designation is more supportivc 
of this Policy than is the existing Mediurn Density Multi-Faniily designation. 

Policy I.B Lit,able Neighborhoods 
Protect and improve thc livability of the residential neigl'rborhoods within the Albina 
Community. Direct new devclopmcnt activity to those areas that have experienced or 
are experiencing a loss of housing. Ensure the cornpatibility of new development with 
nearby housing. Foster the dcvclopnlcrìt of cornplete neighborhoods that have scrvicc 
and retail businesses located within or conveniently near to thern. Promote increases in 
residential density without creating econc¡mic pressure for the clearance of sound 
housing. 

Hearings O.íìcer Contntents: The hrst itern in this Policy directs new development 
tcl locations which are t:xpcricncing a loss of housing. The Site and its surrounding 
area (particularly along the Williams/Vancouver corridor) are experieucing the 
devcloprnent of new housing, cclmrnercial ar-rd employment uses. 'fhe Sitc is 

currently vacant and no housing would be displaced if this proposal is approvecl. The 
first item is not particularly relevant to this proposal. 

The seconcl item in this Policy is to have new rcsidential development that is 

cornpatiblc with ncarby housing. I)cvclo¡rment under the proposed Central 
Residential can be expectocl to (l ) gencratc aclditional residential units (increase 
density over thc existing Mccliurn Density Multi-Fan'rily clesignation), (2) result in a 

taller clevelopment than woulcl be allowecl under the existing Medium Density Multi-
Family designation, and (3) includc somc con-ìlnercial uscs. I)cvelo¡rment, uncler the 
proposed Centlal lìesidential clesignation, oan be ex¡rected to liavc greater impacts 
(slicer number of units, height of developmcnt ¿rnd aclditional comrnercial uses) than 
the existing Mediun-r Density Multi-Faurily designation. Whether these impacts 
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positirrely or negatively impact tlie nearby resiclential neighborhood involvcs a large 
amount of'subjectivity on the parl of a decision rnaker. Increasing the Site density 
and the height of a building on the Site rnay exacerbatc the differences betwecrì 
development of the Site and the nearby housing. To that eud, a change to Central 
Residential could be considered a negative irnpact on tlie cornpatibility with nearby 
housing. l-lowever, the addition of local retail shops/services on the Site could be 
considercd a positive factor. 

A number of neighbors testified (and subrnittcd writtcr-r comtnents - Exhibits I{.4, 
H.5, I1.6, Il.9 and 11.12) that approval of the Central Residential designation would 
negatively itnpact the nearby housing/neighborhood. Neighbors expressed serious 
concerns with the heiglit of a building allowed in the Central Residential designation. 
The Hearings Offrcer finds it impossible to dispute the argurnent made by neighbors 
that thc taller the building, the less cornpatible tl-rat building would be with nearby 1 

t/z to 2 story residential l-romes. Because the proposed Central Resider-rtial 
designatiorr would allow a taller building on the Site as compared to the existing 
Mediur-n Density Multi-Farnily designation, the Hearings Offrcer 1=rnds the proposed 
designation is less cornpatible with nearby housing. 

Corrrprelicusive Plan Policy 10.4(12) states the Design overlay will be applied in 
conjunction with thc RX zone. Having the Design overlay zone lnapped on the Site 
nleans any new developrnent (or alteration to existing development in thc future) will 
be subject to either the Community Design Standards or a Type II Design Review. 
'I'he Dcsign overlay will rnitigate any negative design relatcd irnpacts upon nearby 
housing. 

Tlie thitcl itenr in this Policy is to foster "complete" neighborhoods; promote 
comrnercial scrvices within or nearby the neighborhood. Approval o1'the Central 
Residential designation, which allows a limited amount of'colnmercial use, would 
lbster a complete neighborhood. 

Thc fourth itenr in this Policy is to promote increases in resiclential clcnsity wilhout 
creating cconouric ptcssure for the clearance of sound housing. The l-learings Offìcer 
lbuncl no eviclencc in the record to suggest approval of thc Clcntral Rcsidentìal 
cìcsignation on thc cun'ently vacant Site woulcl create econ<lmic plcssure tcl clear 
souncl housing in the neigl-rborhood. 

In summary, thc f-rrst itcm (direct new housing to areas sul'ícring fìrr-n housing 
lclsscs), is nol ¡rarticularly rclevant to this case. Approval of'the proposed Central 
Ilesiclential designation woulcl be "less supportive" olthc second item of tliis Policy 
(oompatibility with ncarby housing). Approval of tho proposccl Cer.rtral Resiclential 
clesignation would bc "urore supportive" of the third itcur of this Policy ("complete 
neighborhoods with ncarby comrnercial serviccs"). 1'hc fourth itcnl of the Policy 
(incrcase density) r.l,ould be better served by approval o1'th<: proposecl Ccntral 
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Residential clesignation. Thc I{carings Officer finds onc of tlie Policy iterns not 
relevant, one "less supportive" and two "r'nore supportive." Tht: l{earings Officer 
finds item two of the Policy (compatibility with nearby housing) should be given 
additional weight as cornpared to the other Policy iterns. The l-learings Officer finds, 
on balance, approval of the requested Central Residential designation is equally 
supportive of this Policy. 

Policy I.D Economic Det'elopmen, 
Foster developrnent of distinct, well-anchored commercial, institutional and industrial 
nodes and centers that serve the needs of the community, attract shoppers frorn 
throughout the region and take advantage of tlie close proximity of the district to the 
Central City, Oregon Convention Center and Columbia Corridor. Eusure that 
institutions have opportunities for growth that rneet their needs. Supporl the expanding 
and new industrial finns that provide family wage jobs to Albina Community residcnts. 
Protect residential neighborhoods from negative impacts associated with commercial, 
institutional and/or industrial growth. 

Objcclives 
1. Reduce conflicts between residential uses and commercial, ilidustrial and
 

instituti onal activities.
 
2.	 Ensure that sites are available in adequate size, deptl-r, location and zoning 

to attract market driven business, institutional and housing developers 
within tlie Albina Cornrnunity. 

J.	 Recognize and reinforce concentrations of commercial and employrnent 
businesses within tlie district and encourage the fonnation of clear identity 
for thcsc arcas. 

5.	 Foster the establishment of'new small businesses and housing
 
developrnents, particularly on lancl that is vacant or underutilizecl.
 

7.	 Foster the establishment and growth of related businesses near major
 
institutiorrs.
 

Hearings O.{ficer Contmcnts: Approval of the proposed Central 
Iìesiclential designation, with commercial use permitted to a limitecl extent 
would enhance the southern end of'the N Willialns/N Vanoouvcr 
comurercial corridor. 'l'he density of residential dcvclopmcnt allowccl by 
the proposcd dcsignation will not only hclp support businesses within this 
comrnercial corriclor, but also allow for the clevelopment ol'grcluncl floor 
cornmercial uses that courplernent the corridor, and oan hclp su¡rlrort the 
ncarby Legacy Emanucl I lospital. The dcnsity of devel<)prllent allowccl 
undor the proposccl designatiorr is appropriatc for the Site givcn its 
proximity (approxirnatcly a half mile) fìom the Ceutlal City. Approval of 
the prclposed Central Resiclcntial designation woulcl be more su¡"rportirre of 
this Policy than thc cxisting Medium l)ensity Multi-Faurily dcsignation. 
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Policy I.lì T-ransiÍ Supporti.t,e Land (Jsc 

Focus new development on Iocations along transportation corridors that offer 
opportunities fòr transit suppoftive developrnents and lìrster the creation of good 
environments for pedestrians in these areas. 

Obiectit'es 
1. Increase oppoftunities for people to live near where they work and shop by 

locating higher density housing near commercial and institutional areas. 
3. Concentrate new commercial investment in areas which are well served by 

transit. 
4. Consider increasing allowable density to transit-supportive Ievels at locations that 

are within a one quarter mile of transit streets. 
5. Encourage tl're development of mixed-usc projects in oornmercial areas that 

include botli ground level business uses and upper story residential units. 

I{ertrinqs O.f/ìcer Contments: The proposed Central Iìesiclential designation is 
rnore supportive of all these objectives than the existing Medium Density Multi-
Family designation. The proposed Central Residential designation allows a 
substantially higher density of residential developrnerrt (at a more transit
supportive level) in an area that is proximate to a commcrcial area, a major 
institution, and is a Sitc adjacent to two transit strcets. Aclditional transit services 
are available in the nearby area along N Var-rcouver Avenue and NE Martin 
Luther King Jr. Boulevard. Unlike the existing Mediurl Density Multi-Farnily 
dcsignation, the proposed Central Rcsidential designation also allows fbr ground 
floor commercial uses that can serve the residences in the units above, and the 
surrounding cotrrmercial/residential area. 

Policy 2 Transportatiott 
Takc full advantage of thc Albina Cornmunity's location by inrproving its connections to 
the region. Lìmphasize light rail transit as the nrajor transportation iltvestment while 
irnprovir-rg access to freeways to serve industrial and elnploynent centers. Protect 
neighborhoocl livability and the viability of'comnlercial areas whcn rnaking 
transportation itnprovements. Provide safe ancl attraotivc routes for bioyclists and 
pedestrians. 

Qlz<ct¿ys;
4. Protect residcntial areas fì'orn impacts of'through-trafl'rc and the traffic ol' 

commercial, ernployrnent and institutional districts. 
7. C'oncctrtrate llew resiclcntial cleveloprnents ¿rnd colnlncrcial investment 

near transit corridors. 

Uglaqg;pfllc e. r C o nt nt c. n t s: Tlie ¡troposccl Centra I Resi d enti al 
dcsignation cncourages a nlore transit-supportive levcl of'dcnsity along a 

major transit corliclor (the N Williams/N Vancouvel"cou¡rlct) that serues 
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the Albina colnmunity. The derrsity of residential development, and 
allowance for ground floor conrmercial space, is supportive of'the rnajor 
bike corridor that runs along this couplet. 'l'he pro¡roscd Central 
Residential clesignation also suppofts a density of developtnent that helps 
buffer the lower density residential neighborhood from the irnpacts 
associated with heavy traflìc along the N Williams/N Vancouver couplet. 
Approval of the proposed Central Residential designation would be more 
supportive of this Policy than the existing Medium Density Multi-Farnily 
designation. 

Policy 3.8 Business Growth and l)ettelopment 
Recruit, retain, and encourage expansion of economic activities and institutions which 
enhance neighborhood livability. Conservc comrnunity assets and resources. Use public 
programs and resources to encourage more effìcient design and utilization in the Albina 
Colnrnur-rity's commercial, institutional and industri al centers. 

Ol2iectíves 
8. Eneourage multiuse and rnixecl-use developrnent designed to create safe 

and attractive centers of activity, cornlnerce and ernployment. 

I'learings Qfficer Comntents: The proposed Central Residential 
designation fosters mixed-use developrnent on the Site that is proximate to 
comrncrcial, institutional and residcntial uses. 'l'l'ris type of development 
can further activate the N Williams/N Vancouver cornmercial node at its 
intersection with NE Fremont Strect. Approval of the proposed Central 
Residential designation would be more supporlive of this Policy than the 
existing Medium Density Multi-Farnily designation. 

Polic.y 5 Housing 
Increase housing opportunitics for currcnt and futurc residents of the Albina Community 
by ¡lreservirrg and rehabilitating the cxisting housing stock, constructing appropriate 
infill liousing ir-r resider-rtial neighborhoods and builcling higher density housiug near 
business centcrs and rnajor transit routcs. Stimulatc ncw housing iuvcstnrcnt by 
cmphasizing the Albina Community's central location, cstablished public services, and 

c¡uality housing stock. 

Ob.jectittes 
1. Improve thc quality and quantity of housing lbr Albina residents. Provicle 

a variety of housing types l'ol households of all sizcs ancl incomes. 
2. Adcl 3,000 new housing units to tl-re Albina C--ommunity Plan StucÌy Arca 

over the next 20 years. 
3. Provicie opportunities lor home ownership lbr Albina residents. 

lìrnphasize inlìll develo¡rment that accomrnodates owner-oooupaucy and is 
compatible with the surrounding neighborhoocl. 
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6. Discourage speculation that deters construction of housing on vâcant land. 

I-[earings O-íicer Contntenrs: Thc higher density allowed under tlie proposed 
designation will not only encourage tlie redevelo¡rment of tlie currently vacant 
Site, but help the Albina community achieve its goal of providing 3,000 
additional housing units by 2013 (the Albina Plan was adopted in 1993; 20 years 
hence would be 2013). Neither the proposed Central Residential designation nor 
the cunent Medium Density Multi-Farnily designation prornotes owner
occupancy. The tlpe o{'housing envisioned undeqthe proposed designation could 
accotntnodate owner-occupied condorninium units and/or more affordable rental 
units. Approval of the proposed Central Residential designation would bc morc 
supportive of this Policy than tlie existing Medium Density Multi-Family 
dcsignation. 

Bliot Ncighborhood Plan 

Policy B Neighborhood Identiry 
Promote Eliot as a culturally vibrant, economically vital and residentially stablc urban 
community with historic fèatures. 

Objectives 
b. Build au image ol'Eliot as an attractive, livable, secure and convcniently located 

area. 
c. Help build a positive image for the entire Albina community that will attract new 

businesses, visitors, and residents to the area. 

Ileari.ngs Qíi.cer Contmcnts: Tliis Policy contains extremely subjective 
objectives. Applicant ancl IIDS staff expressed the opinion tl-rat development 
undcr the proposed Ceutral Residential desigr-ration would create a morc positivc 
and livable area than devclopment under the existing Medium Density 
designation. Many of thc persons speaking in opposition to this application 
exlrrcssed, in unequivocal tenns, that the proposed Central Rcsidential 
designation would clamage the livability image of the area. 

Thc Hearings Of'hcer lòcL¡scd upon the ecclnomic aspccts of the Policy; 
convenience of serviccs (i.e. colnmercial uses) and attraction of business, visitors 
ancl resicìer-rts to thc area. [ìror"n that perspective, the Ilearings Of1ìcer fòunci that 
approval ol'the rcquest 1ìrr a Ccntral llesiclential designation would be morc 
supportivc of the Policy bccause of tlie increase in density o{'resiclential units ancl 

the ¡rossibility of conlnlcrcial uses. 

Approval of the lrro¡rosecl Central Residential clesignation wclulcl be equally 
supportive of this Policy as colllparcd to the cxisting Mediuni Dcnsity Multi-
Iranrily dcsignation. 
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Policy 2 Neighborltood I)ettelopmenl 
Reinlòrce Eliot's distinctive residential character by creating clearly defincd boundaries 
which separate housing from other uses and protect residential areas fiorn nonresidential 
encroachment, retain a healthy mix of industrial finns, cornmercial businesscs, 
neighborhood oriented retail and selice businesses, goverrunent agencies, non-profrt 
service institutions, and hornes in Eliot. 

Objectives 
a. Reinforce the Eliot Neighborhood as a key residential and commercial supporl 

resource for the l-loyd District. 
d. Foster the development of new housing including attached single-dwelling inf,rll 

units within the residential core, higher density development along tlic borders of 
existing residential arcas, and eldcrly and special needs housing and apaftments 
above stores on colnlnercial corridors. 

e. Create amenities that support and strengthen Eliot's residential areas. Consicler 
such things as retail and service businesses oriented to the neighborhood and 
street trees. 

f. 	Work actively with developers on design and signage to ensure that ncw projects 
are compatible with the neighborhood's character. 

Ilearings O.llicers Contntents: On balance, the proposed Central l{esidential 
designatior-r is more supporlivc of these objectives tl-ran the existing Meclium 
Density Multi-Dwelling designation. The proposed Central Residential 
designatior-r allows the dcvelopmcnt of ground floor commercial uses that can 

support the surrounding neighborhood. Thc Site is also proxirnate to the Central 
City, in which the Lloyd District is located." The density of residential 
development allowed undcr tlie proposed Central Residential designation can 

help support the Lloyd District, whicli is easily accessed fÌom the Sitc along the 
adjacent N Williams/N Vancouver couplet. The Site will continue to be mapped 
with a Design overlay zor-ìt:, which cnsures a level of design quality. 

Policy 3 llousing 
Maintain and reinlòrcc Eliot's rcsiclcrrtial areas as a home to farnilies with childrcn, 
young aclults, and seniors who a¡rpreciate a closo-in urban sctting. Ensurc that non
housing activities in dcsignated residcntial arcas are adapted to reinlòrcc the residential 
character of tliese areas. Maintain the clear boundaries that were prescntcd in the 
Comprehensive Plan and aciopted in 1993 througli tlie Albina Community Plan bctwecn 
business areas ancl lower clensity rcSiclential arcas within the Eliot Ncigliborhoocl. 

Ob.iectives 
a. Protect llliot's residcntial arcas h-onr cncroachment by inclustrial ancl/or 

colnmercial clcveloprncnt.
b. lìoster thc clcvclopment ol'u¡r to 500 ncw units ol'housing in Bliot cluring thc next 

20 years. 
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c. Stabilize the residential area bounded by Fremont, Broadway, I(ir-rg Boulevard 
and Vancouver, as well as the area betwecn King Boulevard and Seventh 
Avcnue . 

e. Ensure that new multi-dwelling housing is clesigned to respect cxisting single
dwelling residential patterns. 

g. Foster the development of residential units in residential zoned porliorrs of the 
neighborhood and as parl of comrnercial projects along such streets as 
Vancouver, Williams, Russell and King. 

I]earinqs Ollicer Comments: Approval o1'the Central Residential designation 
will not support objective a,; Central Residential does allow a limited amount of 
conlnercial development in a residentially zoned area that does not pennit 
commercial developnrent. Approving the Central Residential designation will be 
more supportive of objectives b. and g. because additional residential units will 
be developed along Williarns. Designating the Site Central llesidential will have, 
at bcst, only negligible irnpact on Objectives c. and e. The l-learirrgs Officer 
found the Ccntral Residential designation is slightly lnorc supporlive of this 
Policy than the existing Medium Density Multi-Farnily designation. 

Policy 4 T'ransportation 
Eusure that the Eliot Neighborhood is an increasingly convcnient placc to live, raise a 

farnily, run a business, work, and have fun. Tl-re neighborhood is and should remain 
highly accessible, drawing upon many transportation modcs including: auto, truck, 
pedestrian, bicycle, light rail transit, bus, train, boat and helicopter. 

I{earinqs Oflicer Corñments: The incrcased density allowed by the proposed Central 
Residential designation better capitalizes on tlie varicty of transporlation modes that 
surrouud the property, and in particular thc bus transit scrvice along NE lrrelnont 
Street, N Williams Avenue and N Vancouver Avenue, as well as the hcavily used 

'l-hebike corridor along botli N Williams Avenue and N Vancouver"Aver-rue. 

l-learings Olfìcer found the Central Residential dcsignation is slightly more
 
supportive o1'tliis Policy than the existing Mecliuur Density Multi-Farnily
 
designatior.r.
 

Policy 5 lintploynrc.nt 
Provide Eliot resiclcnts witli a wide cl-roicc of employrnent opportunitics wìthin a few 
minutes of thcir homcs. 

ObÌcctit'e.s 
c. I3ncourage crr-rployers in the Eliot Neighborhoocl to provide caret:r o¡-rporlunitics 

for area rcsidents. 

http:lintploynrc.nt
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Policy 6: IJusiness and Economic Dettelopmenl 
Recognize the Eliot Neighborhood's heritage as a location fbr both established 
businesses and new finns needing a central location. 

Ol2iectit,es 
c. Further the developlnent of rnore and better shops that will serve the 

neighborhood's growing population. Locate these at commercial nodes along 
Marlin Lutl-rer King Jr. Boulevard, Williams/Vancouver, Russell and Broadway. 

I-learings O.íìcer Comments: Unlike the cunent Medium Density Multi-Farnily 
designation, the proposed Central Residential designation encourages ground 

floor commercial uses that promote new etnploytnent opportunities and 

neighborhood-serving retail uses close to existing and future residences. l-he 
increased residential density allowed uncler the proposed Central Residential 
designation also has the potential to stirnulate additional commercial 
development along the N Williams/lrJ Vancouver corriclor, parlicularly at the 

Williams/Vancouver/Fremont intersection, as businesses seek to serue the 
growing residential base. The l{earings Officer found the Central Residential 
designation is slightly more supporlive of these Policies than the existing 
Mediurn Density Multi-Far-nily designation. 

Polic.y l0 Northern Eliot
 
Reinforce Northem Eliot as an historic design zone and residential alea.
 

OÞiectit,es 
c. Encourage new high density housing with an urban character to develop along 

I(ing Boulevard and Willianrs Avenue. 

l{earings Qlficer Comments: The proposed Central lìesidential designation 
better achieves this objective by prornoting high-density housing ou the Site. Thc 
zoning standards of the corresponding zone to tl-re proposed Central Rcsidential 
Corrrprehensivc Plan Map designation require urban-like developn-rent that will 
be built close to, and oriented to, the street witlr grouncl floor windows, ancl at a 

height and site coverage that hclps fi'arne and dcfrne thc acljacent public right-of
way. The Iìearings Officer founcÌ the Central Rcsidential designation is slightly 
rrore supportive of this Policy tl-ran the existing Mcclìurn Density Multi-Fan'rily 
clesignation. 

Pr¡I ic.), I 3 l4lilliants/I/ancol )cr Corrid.or 
IJncourage a mixture of higher density rcsidential clevelopmcnt with commercial and 

scrvicc uscs to locatc ill thc Williarns/Vancouvcr corridor. Develo¡lnent shoulcl creatc 

¿ur ¿rttractive transiticln between the llmanuel campus and the residential areas. llnricli 
this corriclor with gateways and otl'ler amenities that announce ancl celebrate its role as an 

area o1' transition and corlnections. 

http:Corrid.or
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Obiectit¡es 
a. Supporl the developrnent of higher dcnsity l'rousing and confbrmillg colnrnercial 

uses in the corridor. 
b. Ensure that new developrnent in this dish'ict is cornplirnentary with tlie historic 

character of the adjacent Eliot Conservation District. 
d. Encourage a mixture of uses including establishrnents that are attracted by 

proxirnity to Emanuel Ilospital and the Oregon Convention Center. 
e. Encourage transit supportive development that could take advantage of liglit rail 

transit in this corridor. 

IJearings O-fficer Comments: The proposed Central Residential designation is 
directly supporlive of this Policy and its underlying Objectives. The proposed 
Central Residential designation will likely result in a higlicr density of residential 
developrnent on the Site than would currently be allowed under the existing Medium 
Density Multi-Farnily designation. Irurther, the Central Residential designation 
allows a limited alnount of commercial use on the Site. The commercial uses can 
serve the surrounding area. The Dcsign overlay zone on tl-re Site, in combination 
with the RX zoning regulations, should address thc Eliot Conservation District 
located east of the Site. While there is cur:rently no light rail transit along the N 
Williams/N Vaucouver corridor, the density of residential development under the 
proposed Central Residential designation is morc supportive of existing public transit 
selices than the existing Mediurn Density Multi-Family designation. 

GOAL 4: Housirtg 
Iinhance Portland's vitality as a comnlunity at the center of the region's housing marlcet by 
providing housing of di.//ërenl types, tcnures, density, size:s, costs, and location.s that 
rtccommodale the needs, pre.fèrences, and.financial capabilities of'current and.futurc 
hou.ceholds. 

Findings: The proposcd Central Rcsidential designation allows for a higher density of 
rcsidential developr-nent on the currently vacant sitc than is pennitted under the current 
Meclium Density Multi-Family designation, and in an area of the City where thcrc is a desire 
ftrr increased ploduction of housing. On balance, a designation which promotes greater 
residential ciensity is rnore consistcnt with Goal 4. Tlie findings below addrcss thc policies 
of'this goal that are relevalit to Applicant's proposal. 

Pol ic.y 4. I I [ousing tlvctilability 
Btrsurc that an aclequate supplyol'housing is available to nreet the needs, prcfèrenccs, and 
fìnancial capabilities ol'Poftland's houscholds now and in thc future. 

Policy 4.2 \{ainÍain Ilousing Potentiol 
Iìctain housing potential by requiring no nct loss of laltd reserved for, or cclrnmitted to, 
rcsiclcntial, or mixecl-use. When cousiclcriltg requests for ar-ucncll-ncnts tcl the Courprehensivc 
Plan Map, rcquirc that any loss ol'potential housiltg unils lrc replaced. 
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I-lcarings Qíìcer Commenls: Because tl-re change is to a higher residential designation 
than what exists on the Site currently, there will be no net loss of'potential housing that 
requires replacement. The proposed Central Residential clesignation better meets Policy 
4.1 than the existing Medium Density Multi-Family designation by increasing the 
potential number of dwelling units than can be constructed on the Site. Under the 
existing Mediurn Density Multi-Family designation, a maximum of 33 dwelling ur-rits 

could be built on the Site. The proposed Central Residential designation increases this 
housing potential to approximately I l9 dwelling units. The l-learings Offrcer ftrund the 
Central Ilesidential designation is slightly more supportive of tliis Policy than the 
existing Medium Density'MuIti-Farnily designation. 

Policy 4.3 Sustainable l{ousing 
Encourage housing that sup¡torts .çustainablc developntent patterns by promoting lhe 
e.fficienl use o.f land, consentation of'natut"ttl resources, easy access lo public lransit and 
other efficient modes o.f transporlalion, easy access lo services andparks, resource e/t'icient 
desigrt and conslruction, an.d thc use o.f'reneu,able energ.y resources. 

I'Iearings O.ffìcer Comments.' The proposed Central Residential designatiou is more 
supporlivc of this Policy by increasing the potential residential density and cornmercial 
opporlunities on the Site that is currcntly wcll served by public transit and other 
altemative modes of transit. The pmposal also places an increasecl number of dwelling 
units close to fbur elementary schools and 12 parks and publio recreational facilities that 
arc within a one-mile radius of the Site. 

Based on oomments received from City service bureaus, thc increased density can be 
served by the existing public infiastructure, ancl as such, tlie proposed Central 
Residential designation represents a morc cff'rcicnt use of these public sen¿ices. The one 
exception is thc potentially adverse impact of this increased der-rsity on the area 

trausportation network unless traffic signals are funded at the N Williarns Avenue/N 
Cook Street and N Vancouver Avenue/N Cook Street intersections. As detailed in 
rcsponse to the Zoning Map Amendment approval criteria evaluating adequacy of public 
serviccs (included later in this recornmenclation), this issue can be addressed through a 

conclition ol'approval. Tlie recornmcrlclccl condition ol'ap¡rroval will ensure that until the 
traffic signals at these two intersections arc {unded, the net increase in vehicle trips 
generatecl by development on the Sitc would bc limited to a level (25 new weekday p.m. 
peak hour trips) wherc the transpoúation network would uot adversely be impacted. 

Policy 4.6 Ilousing Qualitlt 
Iìucouragc tlie devclopment o1'housing that cxceecls minimum construction stanclards 

I'lcaring,s O.fficer Contmc.nts.- I-lousing constructiou standarcls are generally regulatcd by 
building cclcles and not comprehensive plzrn clesignations. Minirnum constr-uction 
stanciarcls should be equally nraintainccl with a Ccntral Resiclential or Mediuur Dcnsity 
M ult i-l'-anl i ly dcsignation. 
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Policy 4.7 llalanced Comntunities 
Strive lor livable mixed-inconre neighborhoods throughout Porlland that collectively reflect 
the cliversity of housing types, tenures (rental and ownership) and income levels of the 
region. 

Policy 4.10 l{ousing Diversity 
Protnote creatiort of a range of housing types, prices, and rents to 1) create culturally and 
ecouomically diverse neighborhoods; and 2) allow those whose housing needs change to 
find housing that meets their needs witl-rin their existing community. 

Policy 4.1 I I[ousing A//brdability 
Promote the development and preservation of quality housing that is affordable across the 
full spectrum of household incornes. 

Policy 4.13 I{umble ilousùtg
 
Ensure that there are opporlunities fbr development of small hornes with basic arncnities to
 
ensurc housing opportunitics for low-incorne households, members of protected classcs,
 
households with children, and households supportive of reduced resource consurn¡rtiou.
 

Policy 4. I4 Neighborhood Stability
 
Stabilize neighborhoods by prornoting: l) a variety of homeownership and rental housing
 
options; 2) security of housing tenure; and 3) opportunities for community interaction.
 

Ilearings Oíice.r (-omments.' The proposal is consistent with these policies as the 
proposed Central Residential designation will increase the potential nurnber of rnulti
dwelling units tlrat can be constructed on the Site. Maintaining an adequatc supply ol' 
housing can hclp to adclress affordability for Portland residents. Increasing thc supply of 
multi-dwelling residences also ploviclcs a ûrore economical and sustainable altemative to 
tl-re single dwelling detached holne that predorninates in the Portland arca. The l-learings 
Olficer found thc Central lìesidential designation is more supportive of these Policies 
than thc existing Medium Density Multi-Farnily designation. 

GOAL 5: Ecottotníc Developmenf 
Itosl.er cr slrong antl dit'ersc econonx.y wlticlt provides a./ull range o.f emplo.vntenl anrl 
cconomic c:hoices.for individuals and.fantilies in all parts o.f'the city. 

l'-indings: The pro¡rosccl clesignation will allow ftrr rnixecl-use cleveloplnent and thcrelore 
attract ncw business ancl eur¡rloyrnent opporlunities. On balancc, thc proposed designation is 
llorc sullllortive of this goal than tlie existing designation as cletailecl in the rcsponsc t<r 

relcvant policies, below. 

Polic.v 5.I Urban Dcvclopnte.nt and |ì,evitalizaticlt 
ìitrcourage invcstmcLlt in the clevelopment, redevelopment, r-chabilitation ancl aclaptivc reuse 
o1'urban land and builclings fìrr ernploynent and housing opportunities. 

http:Dcvclopnte.nt
http:Itosl.er
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Policy 5.2 lJusiness l)evelopmenl 
Sustain and support business development activities to retain, expand alÌd recruit busincsses. 

Itol.icy 5.4 Transportation 
Promote a multi-rnodal trar-rsporlation system that stir-nulates and supports long tenn 
economic development and business investment. 

I{earings O'íìccr Comtnents; The proposed Central Residential designation is more 
supportive of these policies by increasing the inventory of cornmercial space in an area 

that is well served by a developed rnulti-rnodal transpoúation network. The level of 
residerrtial density allowed under the proposed designation is also more transit
supporlive than that allowed under the existing Central Residential designation. Overall, 
the ¡rroposed Central Residential designation allows a higher and better use that is 

appropriate for the Site given the area's well developed public infrastructure systern and 
the increasing higlier derisity residential and comrnercial development that is occurring 
along the N Williams/N Vancouvcr corridor. Thc l-learings Officer found the Central 
Residential designation is rnore supportive of these Policies than the existing Medium 
Density Multi-Farni ly desi gnation. 

Policy 5.6 Area Character and Identity within Designated Comme,rcial Arcas 
Promote and enhance the special character and identity of Portland's designated commcrcial 
areas. 

Policy 5.7 Business lìnvironment within l)esignated Commercial Areas 
Promote a business environrnent within designated commercial areas that is conducive to the 
formation, retcr-ltion and expansion of cornmercial businesses. 

Objective [ì. E,ncourage the retention and developrnent of highcr density ancl 

rnixcd use development within comrnercial areas. 

I[earings Ol1iccr Comment,s: The proposed Central l{esidential dcsignation wrll allow a 

larger, more prol-r-ìinent mixed-use developrnent that helps anchor the southcrn encj o1'the 
N Williams/N Vancouvcl col'ìllllercial corridor. The ground floor commercial spacc 
allowed undcr the proposecl Central Iìesidential designation will hel¡r weave thc Sitc into 
the larger commercial cclrridor, and reinfòrce the area's conmercial character. 'I'his 

adclitional commercial space will further support these two ¡rolicies by encouraging ncw 
busincsscs ancl increasecl en'r¡rloyrnent op¡rortunitics. Policy 5.7 (Objcctivc Ir) 
encouragcs higher density ancl nrixed use development. Approval ol'the proposed 
Clentral Iìcsiclclltial <lesignation woulcl be more su¡rportive of these Policìes than thc 
cxisting Mccli um Density MuIti-FamiI y dcsignation. 

GOAL 6'Irans¡rortation 
Dev,elop a balanc:r:cl, e,quitnble., and e.l'ficienl lrctns¡:nrlation.ejslent Íhal ¡:rovides u rangc of' 
lransprtrÍalir¡n r:hoice..s; reinforces the livability o./'ncighborhoods; supports a slrong and 
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diverse economy; reduces air, noise, anrÌ vtaler pollution; and lessens reliance on thc 
aulonto l:ile u¡hile maintain.ing access ihilitlt. 

Findings: Conrprehensive Plan Map Amendments must be reviewed against relevant 
Transporlation Policies in the Cornprehensive Plan. PBOT reviewed the application for its 
potential irnpacts regarding the public right-of-way, traffrc ir.npacts and conformance with 
adopted policies, street designations, Title 33, Title l7 and for potential irnpacts upon 
transpoflation services and fìnds with one recoffullcrlded condition of approval, that the 
proposal is, on balance, equally or more supportivc of tl-re relevant policies of Goal 6, based 
on the following findings: 

Policy 6. 5 T-raf/ic Classi/ication l)escriptiorts 
Maintain a system of traffic streets that support the movement of'motor vehicles for 
regional, interregional, interdistrict, and local trips as shown. F-or each type of traffic 
classification, the rnajority of motor vehicle trips on a street sliould conform to its 
classi fi cation dcscription. 

Hcarings Oíìcer Comments: N Williarns Avenuc and N Vancouver Avenue are 

designated Neighborhood Collectors. The primary abutting street to the Site is N 
Williams Avenue. To the south, N Cook Street is clesigr-rated as a Neigliborhood 
Collector as it wraps around behind the hospital. T'o thc north, NE Fremont Street is 
designated as a Neighborhood Collector lÌ'orn the east until NE Martin Luther King, Jr. 
Boulcvard which is two blocks away. The remainder of the streets, including N Ivy 
Street that abuts the Site to the south, are Local Service l-raffìo Streets. 

Neighborhood Collectors are intended to serve as distributclrs ol'traffic frorn Major City 
Traffic Streets or District Collectol's to Local Service Tralfìc Streets and to scrve trips 
that both stañ and end within areas bounded by Major City Traflic Streets and District 
Collectors. 

l-ocal Service Streets are intcnded to provide local traffìc and emergency vchicle access, 

on-street parkir-rg and access to local resiclenoes or cornlrercial uses, and a sal'e and 
plcasanl place for peclestrians and residcnts. 

'l'hc type of uses and density of developmcnt allowe<i under the requested Central 
Rcsidcntial designation (and oorresponding IìX zone) arc cxpectcd to generate trips fiorn 
thc surrounding neighborhclod ancl largcr transportation clistrict, as opposecl to a citywidc 
or regior.r wide area. T'he level of commer-cial activity ancl the scale of the Sitc are such 
that thcy could not support a regional service clestination. As such, the proposcd Ccntral 
Iìcsiclcntial designation will prornote the ty¡re o1, ancl clcnsity of', uses that are appropliate 
for thc tral'fic classihcations and thc functions of'thc abultirrg slr'ccts. 

On balance, the ¡rroposcd Cìentral Rcsidcntial dcsignation is cqually supportiric of'this 
policy than the cument Mcdium Dcnsity Multi-Falnily dcsignation. 
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Po lic.¡t 6. 6 T'ansil. Classification I)escriptions 
Maintain a systeln of transit streets that sup¡rorts the rnovement ol'transit vchicles for 
regional, interregional, interdistrict, ancl local trips. 

I-learings Offìcer Comments: N Williams Avenue, N Vancouver Avenue, and NE 
Fremont Street are all designated as Transit Access Streets. The Site directly abuts N 
Williams Avenue and NE Fremont Street. The rernainder of the streets, including N lvy 
Street that abuts the Site to the south, are Local Service Transit Streets. 

'l-ransit Access Streets are intended for district oriented transit service. One goal along 
such streets is to encourage pedestrian activity in commercial and rnixed-use areas along 
Transit Access streets. The requested amendmcnt better provides for pedestrian oriented 
dcvelopment along a Transit Access Street. 

Local Service Streets are intended to provide transit selice to local residents and 
adjacent commercial areas. 

The type ol'uses and density of development allowed under the proposed Comprehensive 
Plan Map designation are expected to increase the number of households that could 
poter-rtially use transit directly on both a north/soutli and an east/west transit corridor. 
This is supportive of the transit corridor ancl supportive of reducing the number of 
vehicle trips generated by the development while allowing additional housing density 
close to the City center. 

On balance, the propose<J Central Residential designation is equally supportive of this 
Policy tlian tlic current Mecliun-r Density Multi-Family designation. 

Polic¡, 6.7 Ilic.ltcle Classification l)escriptìon.s
 
Maintain a systcm of bikeways to serve all bicycle users and all types of bicycletrips.
 

I'learings O.ffìcer Conmtents: N Williams Avcnuc, N Vancouver Avcnue and NE 
Frcmont Street are all designated as City Ilikcu,ays. 1'hc Site directly abuts N Williams 
Avenuc aud Nl: Fremont Street. Tlie remaincler of'the streets, inclucling N Ivy Strect that 
abuts the Site to the south, are Local Service Bikeways. 

City llikcways are intencled to serve the Ccntral City and other major destinations. l-ocal 
Scrvice Streets are intcnded to provide transit scrvicc to local residents and adjacent 
comrnercial arcas. 

Thc type ol'uscs and density o1'dcvelopnrent allowecl under the proposed Central 
Resiclential dcsignation can be expected to increase the number of households that woulcl 
use the City tsikcways that are directly acl.jacent to the Site and serve both north/south 
ancl east/wcst routc destinations. 'fhis is su¡r¡rortive ol tlie intent of the City Bikeway, 
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and suppoÍive of reducing the numbcr of vehicle trips ger.rerated by thc development 
wliile allowing for additional housing density close to the City center. 

The proposed Central Residential designation is equally supportive of tliis Policy. 

Policy 6.8 Pedestrian Classification Descriptions 
Maintain a system of pedestrianways to serve all types of pedestrian trips, parlicularly those 
with a transportation function. 

I{earinqs Oíìcer Comments: l-he Site is located in a Pedestrian District which ends at 
the norlh edge of the Site along NE Fremont Street. Nortli of NE Fremont Street, the 
pedestrian district evolves into City Walkways along N Williams and N Vancouver 
Avenues. 

Pedestrian Districts are intended to give priority to pedestrian access in areas where high 
levels of pedestrian activity exist clr arc plarured. The requested Central Residential 
designation will better provide lor pedestrian activity tlirough directly meeting Pedestrian 
District Land Use objectives including: allowing transit supportive density; providing tlie 
opportunity for commercial uses that are supporlive of the neighborhood; and 
encouraging increased pedestrian activity. 

City Walkways are intended to providc safe, convenient, and attractive pedestrian access 
to activities along rnajor streets. 'fhe requested Central Residential designation will 
better support the goal through providing additional pedestrian supportive development 
and activity along the N Vancouver/N Williams mixed-use corridor. 

Tlie proposed Central Residential is nrorc supportive of this Policy. 

Policy 6.1 I Street l)esign Classi.t'ìcation Descriptions 
Strect Design Classihcation Descri¡rtions iclentify the preferred modal emphasis ancl dcsign 
treatments for regionally signifìcant streets ar.rd sltecial design treatrnents for locally 
significant streets. 

Ilearings O_íicer Contmcnts.' 'fhe Site is acl.jacent to N Williams Avenue and ncar N 
Vancouvet-Avcuue, both of u,hich arc designatcd as Community Corridors. NB Fremont 
Strect is a C)omtnunity Corriclor cast of Ntr Martin Luther King, Jr. Boulevard. All othcr 
streets, including N Ivy Street that abuts thc Site to the south, are clesignated as Lclcal 
Strects. 

Comlnunity Corridors zrre clesigned to incluclc special amenities to balance motor vchicle 
lraffìc with public transpoftation, bicycle travcl, and pedestriatr travel. N Willianls 
Aveuuc is balancecl with public transportati<ln, bicycle travel ancl l"notor vehiclc traffrc. 
T'lie reclucstccJ Central Iìcsiclcntial designation will provide for neighborhood su¡t¡ror-tive 
oonrmcrcial activity that will better sup¡rort pedestrian aotivity. 
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Local Streets arc designed to cornplelrìent plaruled land uses and reduce dependence on 
atterials for local circulation. The Cer.rtral Residential designatiorl will have no elfect on 
this designation. 

The proposed Central Residerrtial is more suppoflive of this Policy. 

Policy 6. I B Adequac.y ol' T.ransportation lìacílities 
Ensure that amendments to the Comprehensive Plan (including goal exceptions and rnap 
amendments), zone changes, cor-rditional uses, lnaster plans, impact mitigation plans, and 
land use regulations that change allowed land uses are consistent with the identified function 
and capacity of, and adoptcd perlbnnance rneasures for, affected transporlation facilities. 

Ilearings Of-ficer Comntents: The key intersections in the area include NE Fremont/N 
Williams, NE Frernont/N Vancouver, N Williams/N Cook, and N VancouvqAJ Cook. 
Both intersections on NII Iìremont Street are signalized. Neither intersection at NE Cook 
Street is signalized. 

The city's operational standards for unsignalized intersections must be shown to operate 
at a Level of Service of E or bctter, and signalized intersections at a Level of Service of 
D or better. Applicant has provided a Traffic Impact Study (Exhibit 4.3 - hereafter the 
"TIA") prepared by an Oregon registercd traffic cnginecr whose analysis is based on a 

worst-case (the use tliat will gcnerate the rnost trips) build-out of the Site. The TIA 
demonstrates operational levels through 2035. 

The TIA demonstrates that key intersections in the area will operate at the appropriate 
Level of Service or better within the 2O-year time fi-arnc, provided the unsignalized 
iutersections discussecl arc signalized during that period. Applicant concluded that given 
the unsignalized intcrsections in their existing condition do not meet operational 
standards, installation of signals by 2035 scems likely. PBOT required additional 
assurance that these intcrsectiorrs will be signalized, ancl recornmerlded a condition of 
approval that until the needcd signals at these intersections are funded, uses on the Sitc 
uncler the proposed RX zonc bc lirnitecl to a total of 25 ncw weckday p.m. peak hour 
trips. (Tliis is addresscd in morc cletail later in this rocor.nlnerìdation in rcsponse to the 
Zoning Map Arnendment approval criteria.) 

T'he proposed Central Ilesiclerrtial designation, with a recomnleuclcd condition of 
approval, is on balance cqually supportivc of this Policy. 

I)olic.y 6. ] 9 Transit-Oriented l)cvelopntcnt 
Reinf-orce the link betwcen transit ancl lancl usc by encouraging transit-orientecl devclopmcnt 
ar-rd suppor-ting increasccl rcsiclential ancl employment densities along transit streets, at 

existingand planned light rail tr¿ursit stations, and at other niajoractivity ccnters. 
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Policy 6.2 2 Pedestrian T'ransportation 
Plan and complete a pedestrian network that increases the opportunities lòr walking to 
shoppir-rg arìd scrvices, schools and parks, omplo)4nent, alld transit. 

I{earinss Q[Ticer Comments: The Site is located along thc N Vancouver'/1.{ Williams 
mixed-use trar-rsit corridor, and adjacent to NE Fremont Street at a location that is 
identified by the neighborhood plan as a gateway location. Tlie Site is also located in a 

Pedestrian District which ends at the north edge of the site along NE Fremont Street. 
Noñh of NE Fremont Street, tlie pedestrian district evolves into City Walkways along N 
Williams and N Vancouver Avenucs. 

The proposed Central I{esidential designation will be more supportive of Policics ó.19 
and 6.22 by allowing cornlnercial and employ.nent opporlunities along this 
trar"rsit/pedestrian corridor. The additional density of l-rousing with mixed-use, 
neighborhood-supportive activities will provide a better transit and pedestrian oriented 
developnrent <lpportunity than the existing Mccliurn Density Multi-Family designation. 

The proposed Ccr-rtral Residential is more supportive of these Policies. 

Policy 6. 2 3 I) icycle Transporlation 
Make the bicyclc an integral parl of daily life in Poflland, 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 salèr. 

Hearings O.fficer Comments: The Site is located along the N Vancouver/N Williams 
mixed-use transit corridor, on a major north/south City Bikeway, ar"rd an impoftant 
east/west City Bikcway. The proposed Central Residential designation will better r-neet 

this goal by better allowing for more bike trips associatecl with thc additional housing 
density allowable. fhe Central Iìesidential designation will also allow f'or additional 
neighborhood-supporlive retail on a City Bikeway. J'he increasecl availability ol' 
shopping and entcrtaimrent to the commuting cyclist can be expected to reduce the 
number of vchicle trips takcn by the cyclist. 

The ¡lroposccl Ccr-rtral lìesidential is more suppofiivc o1'tl-ris Policy than the existing 
Mcciium l)cnsity Multi-Family designation. 

Polic.y 6- 24 I'uhl it: 1'ronsportation 
Develop a public transporlation syslcm that convcnicntly serves City residents ancÌ workers 
24 llours a clay, seven clays a weck and can become thc prel'erred fcrmr o1'travcl to mrtjor 
clestinations, includiug the Ccntral City, regional ancl town centeLs, maiu strccts, ancl statioli 
communities. 

Ilearings_O[fitnr Comntcnl.s: 1'he Site is located erlong the N V¿rncouvcr/1.{ Williams 
mixecl-usc transit corridor, and on botli north/south and east/wcst'l'ransit Access Strcets. 
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The proposed Central Residential designation will better meet this goal by better 
allowing 1òr more transit trips associated with the additional housing density, the newly 
allowed cornmercial ernployrnent opportunities, and shopping at the newly allowable 
neighborhood-supportive retail. The increased availability of sliopping and 

enteúainment to the transit cornmuter will reduce the nurnber of vehicle trips taken by 
the transit commuter. 

1-he proposed Central Residential is more supportive of this Policy than the existing 
Medium Der-rsity Multi-Family designation. 

Policy 6.27 O.ff-Srreet Parldng 
Regulate off-street parking to promote good urban fonn and tlie vitality of cornmercial and 
employnent areas. 

Objective A: 	Consider elirninating requirements ftrr off:street parking in 
areas of tl-re City where there is existing or planned high-quality 
transit service and good pedestrian and bicycle access. 

Objective C: Limit the developrnent of new parking spaces to achieve land 
use, lrans¡)ortation, and, and environmental objectivcs. 

Ilearings Oíicer Comments: Tlie proposed Central Residential designati<ln allows for 
increased housing density and limited cornmercial activities. Tlie increase in density and 

tlpes of allowablc uses will likely drive additional on-street parking use. 

Mitigating the anticipated on-street parking impacts would be thc Site 's close proxirnity 
to public transit. A public bus linc serving N Williams operates on 20-minute peak hour 
service. Current zoning regulations clo not require any on-sitc parking fòr development 
ol'tl-re Site because of its proximity to fì'equent transit servicc lines. BDS stalTnoted, in 
Exlrìbit H.10, City Council, on April 4,2013, tentatively voted on an amendment to the 
Zoning Code that would require parking for residential development in thc following 
amouuts: 

0-30 dwelling units: no on-silc parking required
 
3l-40 dwelling units: 0.20 parking spaces per unit
 
41-50 dwclling units: 0.25 spaccs pcr unit
 
5l or more units: 0.33 spaces lrer unit
 

Applicant's TIA ancl PBO'f's rcvicw of'this application consiclered thc proposals' impact 
on the public right-of-way ancl, evcn u,ithout Council's proposecl parking arnendments, 
found no adverse imltncts related to on-street parking. 

'['he objectìves of thc goal clcarly delineate that the goal is to promote goocl urtran form 
and vitality, and to rcduoe or clirrinate ofÊstrcet parking in areas well servecl by transit, 
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pedestrian activities, arrd bicycle access. An objective also ir-rdicates that it is the intent 
of the section to lirnit the development ol'new parking spaces. 

The requested Central Residential designation better meets tlle goal and objectives in 
that it provides additional der-rsity and types of uses in a location well served by 
pedestrian, bicycle and transit activities, and in a location that does not require additional 
parking by code. 

The proposed Central Residential is equally supportive of this Policy than the existing 
Mediurn Density Multi-Family desiguation. 

Policy 6. 3 5 Norllte.asl Transportation Dislrict 
Supporl efficient use of land in Northeast Portland by ftrcusing development and 
redevelopment where there will be a reduction in a reliance on the autornobile. 

Ilearings Oflìcer Comments: See the individual transportation classification descriptions 
above fbr an assessûrent of the applicability of tlie Northeast Transpoftation District 
designations and service goals. 

GOAL 7: Ertergy 
Promole a suslainable energy /uture by increasing energy e.fficiency in all sectors of the citlt 
by ten percent by the year 2000. 

Findings: Goal 7 policies and objectives are generally directed toward the City 
itnplernenting energy-related strategies. HoweveL, as identilhed below, there are two policies 
that fbcus on promotirlg energy effìciency through land usc regulations. The proposed 
dcsignation is supportive of these policies. 

Policy 7.4 Energy E/Jiciency through Land Use llegulations 
The City shall promotc residential, colnmercial, industrial, and transportation energy 
efficiericy and tlie use of renewable rosources. 

Objective Il: Prornote density, location, and rnix i1'lancl uses that clecrease tl-re length 
of required daily trips and encourage thc consolidation of related trips. 

Objective C: Pron-rise medrum to high density residcntial near proposccl transit 
stations ¿ind mcclium density resiclcntial dcvclopment along major 
transit uscs. 

7.6 linargy li//ìcient 7'ransportatiort 
Providc opportunities lÌrr non-auto transportation inclucling altcrnativc vehicles, buscs, light 
rail, bikeways, and walkways. 
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Ilearings Qllicer Comments: Key objcctives identified under Policy 7.4 applicable to 
Applicant's proposal include locating high-density residential zones in and adjacent to 
the downtown core; encouraging housing adjacent to employnent areas; and prornoting 
density, location, and a mix of land uses that decreasc the lcngth of required daily trips 
artd encourage the consolidation of related trips. 

fhe proposed Central Residential designation will allow tlie developrnent of a liigli
density residential use within a half mile of the Central City, and along transit corridors 
that provide direct access to and frorn the Central City. Thc proposed Central 
Residential designation will allow ftrr high density of residential developrnent 
imrnediately across tl.le street ÍÌom an EXd (ernployment) zoned area. Additior-rally, the 
proposed Central Residential designation allows for ground floor colnrnercial uses that 
can serye the needs of the sumounclinF3 area, thereby potcntially reducing the number of 
vehicular trips that area residents, enrployees and visitors must take outside the 
neighborhood. Reducing the nurnber and length of vehicular trips is also supporlive of 
Policy 7.6. 

A Boise neighborhood resident submitted written comrnents questioning the impact the 
heiglrt of development allowed under tl-re proposed desigr-ration will have on rooftop 
solar panels in the surrounding arca. While the corresponding zone of the requested 
Cornprehensive Plan Map designation will allow taller buildings than cunently allowed 
(an increase from 45 feet to 100 lèet), thereby potentially creating larger shadows on 
acljacent properties (deper-rding on thc height of the building proposed), there are no 
zoning regulations (in either the existing Rl zone or proposed RX zone) that lirnit 
developrnent based on its potential adverse irnpacts on solar energy generation. 

Tl're proposecl Central Residential is nlore supportive of thcsc Policies than tl-re existing 
Mediurn Density Multi-Family designation. 

GOAL 8: Environment 
Mainlain and improt,c the qualiry o.f'ltortland's air, water and land resources and protect 
neigltborhoods and busincss centers front rlelrintenÍal noise pollution. 

Findings: Most of the policies ancì ob.jcctivcs undcr this goal arc not relcvant to the 
rcquestecl proposal. However, the ¡rroposal will on balance bc cqually or lrore supportive of 
the rclcvant policy identificd bclow thau tl-re existing <Jesignation. 

8.4 Il.ide Sharing, Ilic.ycling, I4/alldng, und'l'ransit
 
Prclmote the use of alternative nroclcs o1'transportation such as r-idesl-rarir-rg, bicycling,
 
walkir-rg, and transit throughout the metropolitan arca.
 

I{earings Q{licer Comntents; 1'he proposed Ccntral Rcsidential clesignation will allow a 

wiclcr range of uses and grcatcr rcsidcntial density than perrlittcd uncler thc cxisting 
Mecliurn Density Multi-Family clcsignation. This increasecl clivcrsity ol'uscs ancl higher 
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residential densily will be on a Site that is scrved by several public transit bus lines as 

well as a heavily used bicycle corridor alorrg N Williams Avenue and N Vancouver 
Avenue. Locating such devclopment on a Site that is so cor-lvcnicnt to alternative rnodes 
of transpotlation has the potential to reduce the use ol'single-occupancy vchicles and 
increase the number of peo¡rle who walk, bike and take public transit. The proposed 
Central Residential is rnore sup¡rortive of this Policy than tlie existing Medium Density 
Multi-Farnily desi gn ation. 

GOAL 9: Citízen fnvolvement 
Improve the method.þr citizen involventent in the on-going land use decision-making 
process and provide opporÍuttilies./òr citizen parÍicipalion in the implementalion, review 
and amendtnent o{'the adopted Oomprehensit e Plan. 

Findings: The proposal is consistcnt with relevant policies 9.1 (Citizen lnvolvement 
Coordination) and 9.3 (Cornprehensive Plan Map Amendment), ar-rd therefore is consistent 
with Goal 9. An analysis o1'thc applicable policies is provided, below. 

Policy 9. I Citizen Int,,olt,,ement Coordination.
 
Encourage citizen involvement in land use planning projects by actively coorclinating the
 
planning process with relevant community organizations.
 

Policy 9.3 Comprehensive Plan Antendment 
Allow for the review and amendment of the adopted Cornprehensive Plar-r whicli insures 
citizen involvetnent oppoflunitics fòr the city's residents, businesses and organizations. 

I{earings Otlicer Contmenls.' 'l'he City provided notice of the proposed Comprehensive 
Plan Map Amendmcnt (and Z<tning Map Arnendment) to sumouncling property owners 
within 400 feet of tlie Sitc; to the Eliot, Boise, and King Neighborhood Associations; and 
to the NE Broadway Business Association and North-Nor1l-reast Busincss Associatiorr in 
<lrder to iuform them of their oppollunity to comment on thc application either in writing 
and/or at the scliccluled public hcaring. In addition, the Site was postcd with a notice 
advertising the public hearing ¡rer the requircments of the Porlland ZoningCode. 
Applicant reportecl that he r.net with thc Illiot Neighborhood Association, and modified 
the proposal in response to cornrrcnts received frorn this organization. TlTe pro¡rosed 
Central Resiclcntial is cqually supportive of this Policy when cornpared to thc cxisting 
Medium Density Multi-Family designation. 

GOAL I0: Plan Revien, and Administrqtiott 
Porll.and's Com¡treltcn.sit,e Plun u,ill undcrgo periodic revic.tu lo assurc thal i/ rentãins an 
tt¡t-lrt-dale and u,orkablc.fi'amcu,ork li¡r land use dettelol¡mcnt. 'l-he Plon vt,ill be 
int¡tlemenletd in ac:c:ot"dctncc v,itlt Slalc lau, and tlte Goals, Policies and ()ont¡trchcnsive Plan 
Ma¡:t conlained in lhe adopled C)ontltt"ehensive Plan. 

http:revic.tu
http:method.�r
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Findings: As identified below, the proposal is supportive with the relevant policies under 
tliis goal. 

Policy 10.5 Corresponding Zones and Less Inlznse Zones 
Corresponding zones are zones that best irnplement a Comprehensive Plan Map designation. 
Base zones must either be the zone corresponding to the designation, or be a zone less 

intense than the conesponding zone...When the Comprehensive Plan Map is ameuded 

tlrrougli a quasi-judicial review and the underlying base zone is rnore intensive than allowed 
by tl-re amended Plan Map, the zone rnust be changed to a conesponding zone as parl of the 
rcview. 

Ilearings O-{ficer Comments: Applicant requests a Cornprehensive Plan Map 
Amendment from Medium Der"rsity Multi-Dwelling designation to the more intensive 
Central Rcsidential designation, with aZoningMap Amendment to RX. Becausc the 
RX zone corresponds to the Central Residential Compreheusive Plan Map dcsignatior.t, 

this Policy is equally supportivc. 

Policy 10.7 Amendments to the Comprehensive Plan Map 
'fhe Plaming Comrnission must review and make recomrnendations to the City Council on 
all legislative arnendrnents to the Comprehensive Plan Map. Quasi-judicial arnendments to 
tl-re Comprehensive Plan Map will be reviewed by the l{earings Officer prior to City Council 
action, using procedures stated in the zoning code. For quasi-judicial amendnrents, thc 
burden of proof for the arnendment is on the applicant. The applicant must show that the 
requested change is: 
(l) Consistent and supportive of the appro¡rriate Comprehensive Plan Goals and Policies, 

[-Iearings O.{ficer Commenls: The preceding analysis and findings in this 
recoûìlnendation demonstratc that the proposed Comprehensive Plan Map Arncndlnent 
is, on balance, cqually or morc supportive of and consistent with tl-re relevant goals and 
policies of the Comprehensive Plan. 

(2) Cornpatible with the land usc pattern established by the Cornpreheusive Plan Map, 

Ilearings Qíicer Comntents: Much of tlie area in the vicinity of the Site was rczoned in 
1993 as part of the Albina Plan. 'l'he Albina Plan sougl-rt to make the area morc 
attractive lbr a variety of cievelopment typcs, including resider-rtial, con-uncrciAl, 

inclustrial ancJ institutional. A core beliel'included in the Plan was that iuvcstrlcnt iu onc 
of thcsc development types would stiurulatc investment in tl're others. 'fhrs goal is 

reflected in the diversity of zoning that was nrapped within the Plan bouudaries, and 

more immcdiate to thc Site and the neartry N Williams/N Var-rcouver corriclor. 'l'here are 
eight dil'fcrcnt base zones mappcd within a two-block raclius of tlle Sitc, ancl 1ìvc of thesc 
fiont thc N Willian-rs/N Vancouvcr corridor. 
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Applicant is requesting tliat the Central Residential designation bc mapped on the Site. 
Although not abutting other Central Resiclential designation properties, this same 
designation is rnapped in a threc-block area tu¡o blocks south of the Site, between the N 
Williams/N Vancouver liontagcs. The parcels already mapped with the Central 
Residential designation, in combination with the Central Residential designation 
proposed for tl-re Site, begins to fi'ame and support the higher density, rnixed-use Central 
Ernploynent desigr-ration that extends northward along this corridor. 

'Iestitnony was offered, by opponents to this apltlication, suggesting the Central 
Residential designation is not appropriate for the Site because tlie Cornprehensive Plan 
states RX zones will generally be located near the center of tlie City whcre transit is 
readily available and where commercial and ernploy.nent areas are nearby. Opposition 
comments noted the Cornprehensive Plan is typically applied in combination witli the 
Central City Plan District. These statements are not included in the Comprehensive 
Plan, but instead in the characteristic staternent for the RX zone included in Zoning Code 
Section 33. 120.030.8. As ¡rreviously mentioned, mapping the Central Residential (arrd 
corresponding RX zone) desigr-ration on the Site is corrsistent with tl-re stated intent of the 
RX zone. The Site is located within a half mile of Central City (and the Central City 
Plan District), and is located in an area that is well served by public transit, and in an 
area where cotnmercial and ernploynent opporturrities are available. This is consistent 
with the underlying reasons used to supporl placing of the Central Residential 
designation on the three-block area two blocks soutl.r of the Site. 

Opposition cotnments also suggest that since there is vacarìt land in thc vicinity, with the 
Ccntral Residential designation or Central Employment designation, there is no need to 
approve this application. Wliile there are several lots in thc surnrunding area mapped 
with thc Central Residcntial designation or Central Ernployment designation, there are 
no polices in the Cornprehensivc Plan that require a demonstration of'ccclnomic need for 
a proposed designation. Additionally, there has been a signifìcant increase ili thc amount 
ol'clevclopment occun-ir-rg in the nearby vicinity in recent years, including a fbur-story, 
72-uniT residential building cornpleted in late 2013 on an llXcl zoned sitc one block nofth 
of'the Site; the New Seasons grocery store now under construction on thc EXd zoncd site 
at the southwest oorner of NE lìremont Street ancl N Willialrs Avenuc, and a proposed 
live-st<lry, 196 unit residential building on an EXd zonecl lot at the northwest corner of N 
Williams Avenue ancl N Cook Street. l-he Hearings Officcr lìncls thc proposccl Central 
Residential designation equally supportive of this Policy. 

(3) Consistent with the Statewicle l-ancl Use Planr-ring Goals, ancl 

l-k.M:.l-hcStateoforegonI-atrdCoriservati<llrancJDeve1optrrent 
Colnr-nission ("[-CDC") has acknowleclged tlie Comprehensivc Plan ftrr the city. The 
City goals urentionecl in "I-CDC- ancl Comprehensive Plan Clonsiclerations" are 
courparable to fhe statcwicle planning goals in that City Coal I is tlie equirzalcnt of State 
Coal 2 (Land Use Planning); City Goal 2 addresses the issues of'State Go¿rl l4 
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(Urbanization); and City Goal 3 deals witli the local issues of neighborhoods. The 
lòllowing cìty and state goals are similar: City Goal 4, State Goal l0 (Ilousing); City 
Goal 5, State Goal 9 (Economic Developrnent); City Goal 6, State Goal 12 

(Transportation); City Goal7, State Goal l3 (l3nergy Conservation); City Goal 8, State 
Goals 5, 6 and 7 (Envirorrmental Impacts); and City Goal 9, State Goal I (Citizen 
Involvement). City Goal 10 addresses City plan arnendments and rezonir-rg; and City 
Goal I I is similar to State Goal I I (Public Facilities and Services). Other statewide 
goals relatc to such topics as agricultural, forestry and coastal issues, and therefore do 
not specifìcally apply to tlie Site. 

Iror quasi-judicial plan amendments, compliance with tlie City's plan goals, as discussed 
here, show compliance with applicable state goals. The analysis in this report indicates 
tlrat overall, the City goals and policies are supported by the proposed Comprehensive 
Plan Map designation, and on balance are lnore supportive of these goals and policies 
that the existing designatior-r on the Site. Consequently, the proposal is consistent with 
all applicable statewide goals. The Hearings Officer finds the proposed Central 
Rcsidential designation equally supporlive of this Policy. 

(4) Consistcnt with any adopted applicable area plans adopted as pafl of tl-re Comprchensive 
Plan. 

l-learings O.lficer Comments: As previously discussed abovc in this recommendation, 
the I-learings Off,rcer found the proposed Central Residential designation is consistent 
witli tlie adopted Albina Comtnunit_y Plan and the Eliot Neighborhood Plan. The 
I-learings Officer linds the proposed Central Residential designation equally supportive 
of this Policy. 

Polic'y I0.B Zone Changes 
Ilase zonc changes within a Comprehensive Plan Map designatiorr must be to the 
corrcsponding zone stated in the designation. When a designation has more than one 
corresponding zonc, the most appropriatc zone will be applied based on the purpose of the 
zonc and thc zoning and general land uses of surrounding lands. Zone changes must be 
granted whcn it is lbund that pulrlic services are presently capable of'supportiug the uscs 

allowed by the zone, or can be made capable prior to issuing a cerlificate of occupancy. T'l-re 

aclcquacy of services is basecl on the proposecl use and cleveloplnent. If a specific usc and 
dcvelopmer-ìt proposal is not subrnittcd, services must be able to support the range ol'uses 
and devclopmcnt allowed by the zol'rc. Iìor the purposes ol'this requircmcrtt, serviccs 
inclucle water supply, sanitary sewage <iisposal, stormwater disposal, transportation 
capabilities, and ¡rolice and fìre ¡rrotcction. 

Ilearing; 'QfrçpryÇontm.e.nls.' As iclentilìecl in Polioy 10.4, the Ccntral Rcsidential 
Coniprehensive Plan Ma¡r clesignation has only one corresponding zone the IìX zoue. 
l'hrough the Zoning Map Arnendrlent request acidrcsscd latcr in this rcoomrnenclation, 
the ¡rro¡rclsal is to the IìX zone. l'o thc extent that aplrlicatrle Zoning Map Alnenclment 
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approval criteria addresscd irr this recolrlnendation are lnet, these policies and objectives 
are also met. The l{earings Officer finds the proposed Central Residential desigriation 
cqually suppoftive of this Policy. 

GOAL I I A: Public Facilitie'^
 
Prottide a limely, orderly and e.flicienl arrangemenÍ. of'public.þcÌlities and sentices Íhat
 
sq)port existing and planned land use patterns and densities.
 

Findings: The proposal is consistent with Goal 1l and specifically Policy 11.2 as addressed
 
bclow. Agency responses to this proposal iridicate that either adequate public facilities and
 
services exist or can be made availablc as discussed under Zoning Map Amendment
 
Approval Criterion found in Zoning Code Section 33.855.050.8, below, and in Exliibits Il.l
 
through E,6. Towards ensuring tliat adequate transporlation facilities can be lnade available
 
for the density of development allowed under the proposed Central Residential designation,
 
PBOT recomrnends a condition of alrproval regarding traffic signals at two nearby
 
intersectious. This condition is addressccl in rnore detail in response to Zoning Map
 
Anrendmel'rt Approval Criterion 33.855.050 .8.2.c, below.
 

Policy I 1.2 Orderly l-and [)evelopmen.t
 
Urban dcvelopment sliould occur only where urban public facilities and services cxist ot'can
 
be lcasonably madc availablc.
 

Ilearinss Otficer Comments: The adequacy of public facilities is discussed in detail later 
in this recommerldation under the Zoning Map Amendment Approval Criterion 
33.855.050 B. To tl're cxtent those criterion are rnet, the proposal is consistent with this 
policy. Tlie Hearings OfTcer fìncls tl're proposed Central Residential designation equally 
supportive of this Policy. 

Polic.y I 1.4 Capital ffiìciency 
Maximum use of existing public facilities and serices should be supported through 
crlcouraging new developrnent to oc;cur at thc maxirnurn densities allowed by the 
Cclmprehensive Plan and througli the devclopment of vacant lancl within presently developed 
areas. 

Ilearings Qfiìcer Contntents: 'l'hc proposccl Central Resider-rtial designation better 
supports this Policy, as it will provrdc fòr a greater density of clcvclo¡rmcnt that can bc 
scrved by existing public fàcilitics ancl services. ('l-he one cxccption is an impact on the 
transpottation system, whioh rvill rcquirc additional signalization. This rnatter is 
cliscussecl iu response to Zoning Map Approval Criterion found in Zonir-rg C-ocle Scction 
33.855.050.1).2.c; this issue has bccn adcquately addressecl.) Thc proposcd clcsignation 
will thereftire maximize use o1'the existing public infì'astructure to a greatcr clcgrcc than 
u,ould bc possible under the cxisting clcsignation. 'Ihe Ilearings Ol'hcer 1'rncls thc 
pl'oposed Central Residcnti¿ll clesignation nrore supportivc ol'this Policy. 
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GOAL I2: Urbøn Deo^ign 
Enhance Porlland as a l.ittabl.e city, aÍtractitte in ils selting and dynantic in ils urban 
characler by preserving its ltislory and building a .substantial legacy o/'quality prittale 
det,e lopntenls and pul:lic im¡t rot'eme nts .lò t. ./u ture generatiotrs. 

Findings: The proposal is consistent with Goal 1 2 and its policies, which is intended to 
enhance Porlland's identity as a livable city with attractive arnenities creating a dynamic 
urban environment through quality projccts. An analysis of the applicable policies is 
provided, below. 

Policy I2.1 Portland's Character 
Enhance and extend Poftland's attractive ider-rtity. Build on design elernents, 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 largcr 
conununity. 

Policy I 2.2 llnhancing VarieÍy 
Promote the developrnent of areas of special identity and urban character. Portland is a city 
built from the aggregation of fonnerly independent settlements. l'he City's residential, 
commercial, and industrial areas should l'rave attractive identities lhat enhance tl"re urbanity 
of the City. 

I 2.4 Provide.[or Pedestrians 
Porlland is experienced most intimately by pedestrians. Reco gnize 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 Portland's neighborhoods, parks, water features, transit 
faci l iti es, commercial distri cts, ernployr.n cnt centers and attractions. 

Policy I 2.6 Preserve Neighborhood.s 
Preserve and support thc qualities ol'individual neighborhoods that l-relp to make therl 
attractive places. lìncourage neighborlioods to express their design values in neighborhood 
and cclrl-u-nunity planning projects. Scck ways to res¡rcct and strengthen neighborhoocl values 
in new clevelo¡rment projects thaf ir-n¡rlemont this Comltrehensive Plan. 

I'olic:.1, 12.7 Design Quality 
Ilnhauce Portland's appearance and character through developrnent of public and privatc 
projects that are moclels of innovation ancl lcadership ilt the design of'the built cuvironmenl. 
Iìucouragc the design of the built cnvir-onnrcnt to meet standards of excellence whilc 
lbstcring the oreativity of architects and designcrs. Ëstablisli design review in areas that arc 
it'nportant to Portland's identity, setting, history ancl t<l the cnhancement of its charactcr. 
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I{earings Otlìcer Contments: The Rlcl zone (under the Medium Density Multi-Family 
designation) and the RXd zonc (under the Central Residential designatior-r) iriclucle the 
Design overlay zone. The Design overlay zone requirements are intended to promote thc 
enhancemelrt and continued vitality of areas of the City with special architectural or 
cultural value. As stated in the purpose statement for the Design overlay zone (Zoning 
Code Section 33.420.010), the overlay specifically is intended to pronote quality, high 
density, developrnent adjacent to transit facilities. 

The required developrnent standards, under both the Central Residential and Mediurn 
Density Multi-Farnily designations, are intended to ensure that the relevant design issues 
included under this goal arc mct. The development standards regulatc where the 
building rnay be placed on the Site, rninimum and maximurn setbacks, building 
coverage, building height, required window area, location ol'main entrances, pedestrian 
circulation, landscaping and screening. Together, these standards are intended to create 
desirablc, livable areas that are aesthetically pleasing, and to ensure that development 
will be consistent with the envisionecl character of the arca. 

The addition of a limited arnour.rt of rctail space (most likely on the ground flo<lr), as 

allowed under the Central Residential designation, will create a more innovative project 
(rnixed-use) than would be allowed undcr the existing Mediurn Density Multi-Family 
designation. A rnixcd-use project, including increased residcntial clensity, would better 
utilize the N Williams/N Vancouvcr transit corridor. 

One of the Policies (Policy 12.3) included in Goal l2 focuses on historic prescrvation. 
The Site is not located within a desigrrated historic or conservation district. l{owever, 
the Eliot Conservation District abuts the Site to the east. Again, the character ol'this 
couservation district should be considered via the development standards of tlie 
corresponding IIX zone tltat apply to the Site, as well as by thc Design ovcrlay zone 
regulations that will apply to any development that occurs on this Site. 

It should be noted that tl-re ob.jcctivcs under the histor-ic prescrvation policy included in 
Goal l2 are directed at sitcs or districts that are themselves dcsignatccl as a histuric 
resource. I'he Site itsclf is r-rot dcsignated as a historic resouroe. 

'I'he llcarings Officer considcred all ol'the above comments in thc context of'thc 
probability that a tallcr structure will be allowcd on the Site with thc ¡rrop<lsccl Ccntral 
IìesicJential designation lhan woulcì be allowccl under thc existing Mecìium Dcnsity 
Multi-Farnily designation. Tlie Iìcarings OfÏcer finds it axiomatic that a taller building 
rvill trc rnore clilficult to intcgratc into the appearance and character ol'thc rcsiclcntial 
area to the east of tlic Site. On balance, thc I'lcarings Officcr fìncls the possible ncgative 
impacts of a taller building will be rnostly olßet by the dcveloplnent standarcls and 
I)csign overlay zonc rcquirclllcltts. 

http:arnour.rt
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The lJealings Officer finds the proposed Central Residential designation equally 
supporlive of these l'olicies. 

33.8I0.050 Comprehensive Plan Map A¡rproval Critcria 

A2.When the requested amcndrnent is: 

. 	 Frorn a residential Comprel-rensive Plan Map designation to a commercial, employment, 
industrial, or institutional campus Cornprehensive Plan Map designation; or 

o 	From the urban comrnercial Cornprel"rensive Plan Map designation with CM zoning to 
another commercial, employnent, industrial, or institutional campus Comprehensive 
Plan Map designation; 

the requested change will not result in a net loss of potential housing units. 

Findings: As thc proposal Comprehensive Plan Map arnendrnent is fror-n one residential 
designation to another, this criterion is not applicable. 

A3.Wlien the requested arnendrnent is fi'om an Industrial Sanctuary or Mixed Employrnent 
Comprehensive Plan Map designation, in order to prevent the displacement of industrial and 
employnent uses and preserwe land prirnarily for these uses, the criteria in Section 
33.810.050.4.3.a-g must also be met. 

Findings: As the proposal Cor.nprehensive Plan Map amendment is fi'orn one rcsidential 
designation to another, this criterion is not applicable. 

33.855.050 Approval Criteria for Base Zonc Changcs 
An ameudmerìt to the base zone designation on the Official Zoning Maps will be approved (eithcr 
quasi-judicial or legislative) if the review body fir-rds that the applicant has shown that all of the 
following a¡rproval critcria are lnet: 

A. C<lmpliance with thc Comprchcnsivc Plan Map. The zone change is to a corrcsponclìng 
zone ol'the Comprehensive Plan Map. 

1. When the Comprehensive Plan Map designatìon has more than one oorresponcling zone, 
it must be shown that tl-re lrroposed zone is the most appropriate, taking int<r 

consideration the purposes of cach zone and the zoning pattern of surrouncling land. 

IÌindings: 'l-he proposed Comprehensivc Plan Map designation is Central lìcsidcntial. 
As statcd in Cornprchcnsive Plan Policy 10.4 (12), thc Central Residential cicsignation 
lras only onc oorresponding zotle, tlie IìX zone. Applicant is requesting that thc I{X zonc 
trc n-rappccl cln the Sitc. 
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This criterion is met. 

2. Where R zoncd lands have a C, E, or I designation with a lluffer 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 prohibitecl. 

Irindirrgs: The Site does not cumently have a Comrnercial (C), Employuent (E), or 
hidustrial (I) designation, or a Buffer overlay. As such, this criterion is not applicable. 

3.	 When the zone change request is frorn a higher-density resiclential 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 n'rust be met. 

Iiindings: As the requested Zoning Map Arnendment requcst is fi'om a lower density 
residential zone to a higher density residential zone, this criterion is not applicable. 

B. Adcquatc public services. 
l. 	Adequacy of seruices applies only to the specific zone change site. 

2. Adcquacy of seruices is determinecl based on perltrrmance standards established by the 
scrvice 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 ancl proposed public seruices to accornrnodate those denand numbers, and 
the characteristics of the site and development proposal, if any. 

a. Public services for water supply, and capacity, and police and frre protection are 
capable of supporting the uscs allowed by tlie zone or will be capable by the tirne 
developmcnt is completc. 

b. Proposed sanitary waste disposal and stormwater disposal systerns are or will be 
macle acccptable to the Bureau o1'llnvironmelital Serviccs. Pcrlòrmancc standards 
must bc applied to thc specific site dcsign. Lirnitations on development level, 
nritigation measures or dischargc rcslrictitlns nlay be necessary ir-r order to assure 
these services are adequate. 

c. Public services fòr transportation systcm làcilities are capatrle ol'supporting thc uses 
allowed by the zone or will be capable by tlie tirne developrnent is corrrplete. 
1'r-ansportation capacily must be capablc of supporting thc uses allowed by thc zonc 
by thc timc clevelopmcnt is courplctc, ancl in the planning periocl cle{ined by the 
Orcgon Transpodation llule, which is 20 years fi-om the date tlie'l rans¡rollatiorr 
System Plan was adoptcd. Lirnitations on clevelopment levcl or uriligation nrc¿ìsul-cs 
tnay be neoessary in order to assurc transportation services are aclequate. 



Reconrrnendation of the Ilearings Officer 
r-u 13-r0930s cP zc (Ho 4130007) 
Page 49 

Irindings: Based on the findings frorn the affècted service bureaus, below, services 
are detennined to be adequate with the implernentation of one reconrurended 
condition fi'om PBOT regarding traffic signals. 

Water Suppl)¡ and Capacit)¡ 
The Water Bureau reviewed the application in this case and detemrined the water 
supply and capacity arc adequate to support the pro¡rosed designation (Exliibit E.l ). 
The Water Bureau noted that there is one existing 5/8-incli metered service (Seriai 
l+20243733, Account #2960312000) to the Site, at the properly addressed as l9 N Ivy 
Strect, wl-rich is providecl water fi-orn thc existing six-inch water main in N Ivy Street. 
This service lnay potentially be used witl-r thc future development. There is also 
water available to the Site t"om the existing l2-inch water main in NE Frelnor-rt 

Street, and the existing eight-incl"r water rnain in N Williarns Avenue. The estirnated 

static water pressur e range for tliis location is 65 psi to 8 I psi at the existing scrvice 
elevation of 174 fèet. 

Police Protection 
The Police Bureau responded with comments that the bureau is capable of serving 
tl-re proposed change (Exhibit 8.2). 

Fire Protection 
The Fire Bureau responded with "no conccrns" regarding the requested Zonirrg Map 
Amendment (Exhibit E.3). The F-ire llureau noted that at the time of building pennit 
application, the proposed development will be reviewed for conformance with all 
Fire Code requirements. 

Sanitar)¡ Waste and Storrnwater Disposal 
BES responded with no objections to the requestcd Zoning Ma¡r Ametrdnrent 
(ì3xhibit 8.4). BES notes that tlre proposed cleveloprnent will be subject to IIES 
standards and requirements durir-rg the building pennit review proccss. I(ey 
inl'ol'mation included in BES' response inclucles the ltrllowing: 
. 'l'herc is an existing 39-inch brick llublic combinecl gravity sewer located in NE 

lìremont Street (llES Project # 0010). 
. There is an existing 12-inch vitrilied clay public courbined grarrity sewer located 

in NE lvy Street (BES Project # 2-0255). 
. 	 There is no public stonn-only sewcr availablc to the Site. l'he combined sewer 

systcm currently surchargcs under certain conclitions. BES will allow sanitary 
connections, but stormwater discharges rvill trc restricted. 

. 	 All development and redevelopment pro¡rosals are subject to thc requircrnents ol' 
the City of Porllancl Stonnwater Management Manual. Applicant proviclccl a 

Prcsumptive stormwater rcport ancl utility plan showing a conoeptual stormwater 
n-ìan¿ìgcnlent plan for developing thc Sitc. BIIS reviewed thc stonnwater rcport 
liom l(PIrF, dated October 19,2012. l'hc I(PFI. re¡rort doculnented Presunr¡rtive 
Approach infiltration test rcsults, as estimzìtecl ir-r a gcotechnical report prcparcd 
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by GeoDesign, clated March 23,2005. The KPFF reporl estirnates an infiltration 
rate of 10 inches per hour is possible in the silty layer of soil encountered five 
fect below the existing surface. Applicant proposed on-site inf,iltration by mcans 
of drywells for a conceptual structure and couftyard, parking and access drive 
areas. Applicant demonstrated that vegetated stomwater facilities could be 
installed for managing stonnwater runoff fì'orn the couÍyard, parking and aocess 

drive areas prior to disposal to a drywell systern and that no stormwater runofl' 
frorn development of the Sitc will need to be discharged offsite to tlie public 
combined sewer systern. BES expressed no objections to tlie proposed 
stonnwater managcment approach for the purposes of land use review. BES 
lound tlie approval criterion for aclequacy of stormwater managernent has been 
met. 

As noted above, BES found that the sanitary waste disposal needs of potential 
developmcnt under the proposed RX designation can be accornmodated by the 
existing sanitary sewer. IIDS Site Developrnent noted that if any on-site sewage 
disposal systems (i.e. ccsspools) are located on the Site, such systenrs will be 
required to be decomrnissioned in the event the Site is developed). 

Transportation Svsteln lracilities 
PBOT reviewed the Applioant's TIA for l9 NE lvy Street Zonc Changc, prcpared by 
Lancaster Engineering. PBO'I'provided a response to the TiA in the context of this 
approval criterion and the Oregon Transportation Planning Rule (Exhibit 8.6). hi 
sutnnìary, PBOT concluded that with a recorìmended condition l'elated to needed 

traffrc signals at the N Williarns Avenue/N Cook Street and N Vancouver Avenue,{\tr 
Cook Street intcrsections, this criterion is met. The Hearings Officer quotes, from 
Exhibit I-{.6, belclw (quoted matcrial includcs all sectior-rs below that are indcnted and 
italicized on pages 50-53 of this recomrìendation): 

"'l'he anal.y.si.c in the 7'lA prepttret{ b.y Lancaster examines condílions in tlte 
year 2035, or 23 years.front llte exisl.irtg conditions. The curre.nl Ciry o/ 
Porlland T.ransportation Systctn Plan ('lSP) update was adopte.d in 20 Ì L 

As dentonslraled itt Ílte'l-lA, the na.l increase in lrips gcneraled by the 

¡:ol.t:ntial t{evelopment allou,ed us u result of the change in zoning o/-the 
snbj ect properly u¡ill nr¡t signifìc:antl.), intpact the.functionalit.y of th<t cristing 
truns¡torlaliott sy.sÍent as.sum.in¡¡ tha inslallation o.[tral/i.c signals al lhc 
inlersectic¡n.s oJ Vancouver/Cook, I4/illictms/Cook and a minor signul tintiltg 
modificaÍion al. tlte interscclion of'l/attcouvcr/F-remonl. T.he analyzctl 
inlersccÍìr¡ns v,ill.funcl.ion al l.hr: sunte. le.vel regcu"dless of'whetlter or nr¡l llte. 

det,,elopntenl allowe-¿l willt lltc zone c;hangc occurs. A condition of'up¡trot,ttl 
limiÍing sile gcrterul.ed velticle lrips I.o lhe omount alloyted under llte c:urrenl 
ILl zoning (32 multi-dvtcllin! units) until.fLtndirtg.[or rra.//i.c .signal.s ut 

l/e¡1ç6vvt¿v/Cçolc I4/illionts/Cooli i,s a¡tprutved ensures lrünsporldtion.fìtc:ilitics 

http:gcrterul.ed
http:as.sum.in
http:curre.nl
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will be adequate lo serve lhe siÍe in addition to existirtg uses ín the area. 

[7-hese tri¡: caps arc identi.fied in Table I, belout.J lt'unding has been 

approt,ed./itr the signal at Williants/Cook and the City is in the proccss of' 

.faci li ta ting cr s ource o.t'' funding .þ r the Vancoutter/Coolc in ters ect io n. 

T'altle I. V[/eekday PM Peak llour Trip Ratesfor Trip Cap Conrparíson 

Weekda¡t PM Peak 
Land Use Bttíldirtg ITE Tri¡t Ifour Net Nev, Trip 
Catesorv ITE Code Size I?.ate Rate* 

Daycare 565 
1,000 sq.-fr. 

GFA 
t 2.46 I 2.46 trips/ l,000 sq. .fi. 

O//ìce 7r0 
t,000 sq..fl. 

GT;A 
r.49 1.49 rrips/1,000 sq. /i. 

Specialty retail 814 
1,000 sq. .li. 

GLA 
2.71 2. 7l rrip/1,()00 sq..fi 

Ilardware/paint 
store 

Bt6 
1,000 sq. .lt. 

GI;A 
4.84 4.84 rrips/ Ì,000 sq. /i 

Nursery/garde.n 
cente.r 

817 
I,000 sq..li 

GIIA 
3.80 3.80 trips/1,000 sq. /i. 

Multi-Dv,elling ¿ z.) NA 0.44 
0.44 trips/Per Dwe lling 

Unit. 

Drit¡e-in bank 9t2 1,000 sq..ft 
G]IA 

2 5.82 2 5.82 trips/ 1,000sq. .fi. 

Itigh-turnover sit
dov,n restauranl 

932 
1,000 sq.rt 

GFA 
I 1.15 I I.l5 trips/1,000 sq. /i. 

Fast.food 
reslaurant witlt 
drive-throush 

934 
1,000 sq..l¡ 

G]IA 
33.84 33.84 trips/1,000 sq. /t. 

¡t (ìeneration,9" Editir¡n, publi.shed b.y t¡n ¡rt,trule of Transportation llngineers (17-E)Ilaç¡'rl on 7'rin (]r'nprnlir¡n 9" Fdition ntthliched Tra ns n ortat io n Ìl ns in e e rs 

G LA :- Gross Leasa b I c Are.a 
GI;A: (iro.ss I;lor¡r Area 

7.n¿ N s po r¡I-ATI o N P r,A N N r NG Il tt t,t¡ 

'l'he I'ransportation Planning llulc: (7'l)R.) is a slateyt¡íde regulation th.at is in 

¡tlace. lo cnsure thttl the lrctns¡:orlotiott syslem is ca¡table of supporling 
¡to.ssible inc:reases in tra//ic inÍotsil.y Íhal could re,sult.fì'om changes Io 
adopted plcuts and land usc rcgulalions. 'l'hc a¡tplicable elements o./ the.7'PIl 
arr; cach quoled direcÍl.y belov,, tt,ilh a re,spotlsc directl.y /òllov¡ittg. 
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660-0 r2-0060 

(l) L/ an amendmenl to afunctional ¡tlan, an acknowledged contprehcnsit,e 
plan, or a land use regulaÍion (including a zoning map) v,ould 
signiJicantly a/Jèct an existittp¡ or planned trans¡:orlalion.facility, thcn fhe 
local got,er"nment must put in place measures as provided in seclion (2) of 
lhis rule, unless the amendntent is allowed under section (3), (9) or (10) o.f 
this rule. A plan or land use regulaÍion amendment significantly ctflëcts a 
transporlal ion facil i ty if it would : 

(a) Change theJìtnctional classifìcation of'an existirry! or planned 
transportation.fàcilit.y (exclusive of correction of map c,n'ors in an 
adopted plan); 

(b) Change sÍandards implementing a.functiona[ classificalion systenx; or 

(c) Result in any of the elfects listed in paragra¡tlts (A) through (C) o/ this 
subsection based on projected conditions measured at the end o.f lhe 
planning period identified in the adopt.ed TSP. As part of'evaluating 
projected conditions, the antouttt o/'tra.//ìc projected to be generated 
within the area o.f the amendment may be reduced i.f'the amendntent 
include.s an enJorceable, ongoing requirement that would demonstrably 
limft fraf/ìc generation, including, but noÍ limited to, lransportation 
demand manügement. This reduction may diminish or completcly 
eliminate the signí/ìcanî e.ffect of the amendment. 

(A) 	 Types or levels o/ lravel or access thal are inconsislent utiLh the 

/unc t io na l c la.s s ifi ca t io n o.f^ an ex is t ing o r p lanne d tr ans ¡t o r t a l io n 

./acilir.y; 

0]) 	 Degrade t.he pet;forntance o.f'an existing or planned transpnrtation 

/àcility such that it tttould not. meet the performctnce standard,s 
identified in Íhc 'I-SP or comprehen,sit,e plan; or 

((:) 	 Degrade the per/òrmance of'an exi.sling or planned transportaÍion 

facility ÍhaÍ is othr:.rwise ¡tro.jecled lo nol meet t,he perfòrmancc 
standnrds identi.fied in Íhc 7-SP or contpr<:hensive plnn. 

I?indíng: Ìn thi.:; c(tse,.\'Ltbse,cl.iotts (a) and (b) nre not lriggc.rcd, since tlte 

¡;roposed zone chan.ge and sub.sequcttl develol¡t'ttt:tt.t is nol expec:led lo irn¡tac:l 
nor alter thc.funclional classi,{ìcalion o.f'an.¡, existing or plannetl .fàc:ilit.), ctnd 
the ¡troposal doe,s nol inc:lude a changc lo an.y_fnnctional clas.sifìc,cttion 
.yl.nnd.ctrds. 

http:adopt.ed
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T-he capaci\¡ analysis in the 7'lA docuntenls llxal the transportation syslem will 
operüle v,ilhin lhe acc:eplable peflormance sÍandards bolh v,ilh and willtout l.he 

proposed zone cltange in placc. As such, st¿bseclion (c) is also not triggered and 
tltere is no "signdìcant affect" as de.fined by thc 7.P]1. v,il.h îhe installation o.f' 

lrafiic signals at the intersections of'Vancout,e.r/Coolc and Williams/Coolc and a 

minor signal timing nroddication at Williants/l;-rentont. A condiîion o.[approval 
limiting sile generaled vehicle trips to the amount allowed under the existing RI 
zoning (3 2 multi-dwelling units) until.funding ./or tra.ffic signals at 
Vancouver/Coolc Williams/Coolc is approved ensures l ransportation facilities wil l 
be adequale lo sente the sile in addÌtion lo exislÌng uses in lhe area." 

Summary¡
 
With the recomlnended condition fi'om PBOT, the relevant City service bureaus find that
 
publìc services are adequate.
 

This criterion is met. 

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

F'indings: As the requested Zoning Map Amendment does not involve [R zoning, this 
criterion is not applicable. 

C. Whcn the requested zonc is IR, Institutional Residcntial. In addition to the criteria listed 
in subsections A. and B. of this Section, a site beir-rg rezonecl to lR, Institutional Residential 
rnust be unclcr the control of an institution that is a participant in an approved irnpact 
mitigation ¡rlan or conditional use master plan that inoludes the site. A site will bc 
considered under an institution's control when it is owned by the institution or when the 

institution holcls a lease for usc of the site that covcrs the next 20 years or rnore. 

Findings: As tlie requested Zoning Map Amendment does not involve [R zoning, this 
oriterion is not applicablc. 

D. l-ocation. J'he site urust bc within the City's bounclary ol- ir-rcorporation. Scc Section 
3 3. fì5-5.0tì0 

Finclings: The Site is within the City of Poúland. 'fliis critcrion is net. 

III. SUN,{MARY OTì T-IIE IIEARINGS OIìFICIIR'S IîINDINGS 

'l'he sole approval cntcrion lor thc comlxehensive plan ma¡r dcsignation changc requcst is {buncl in 
PCC 33.810.050.4.1. This section of the PCC requires the dccision maker to answer the lbllowing 
question: 
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Is the requested cornprehensive plan map designation (Central Residential), on balance, 
equally or Ínore supportive of the Comlrrehensive Plan that the current plan rnap designation 
(Mediurn Density Multi-Farnily)? 

BDS staff and tlie Iìearings Officer identified mole than 75 Corn¡rrehensive Plan policies that were 
relevant to this application. Some of the policies are highly relevant and others less relevant. The 
IJearings Olïcer providecl comments/analysis of each of the relevant policies and offèred a 

conclusioti as to whether the requested plan map designatiorl was equally or more supporlive of tl-re 

policy. Tlie Ilearings Off,rcer appreciates that rcasonable minds rnay reach different conclusions as 

to whether the requested plan rnap designation is equally or ulore supporlive. 

The l-learings Officerprovided (pagcs 7 through 9 of this rcconlmendation) suggestions as to how to 
approach the "ou balance" requirement of PCC 33.8 10.050.4. 1 . The bottorn line, in the opinion of 
the Ilearings Officer, is tl-rat City Council is grantcd broad cliscretion in detennining tlie weight to be 
given to each policy in the overall balancing proccss. The Iiearings Ofhcer suggests, however, that 
City Council address each relevant policy and cliscuss its rationale for giving that policy somc, lots 
or a little weight in the lìnal analysis. The I-Iearings Officer, in attached table, (attached as llxhibit 
H. I 5) provided a column (General Relevancy of Scction to Applicant's Request) indicating the 
weight the I-ìearings OfTcer believed to be approltriate f'or each policy. 

The IJcarirrgs Offìcer found the requested plan urap dcsignation (Central lì.esidential) was less 
supportive of a relevant policy in only two instances (Goal 2: Urban Development, Policy 2. 10 and 
Policy 2.16). The l-learings Offrcer found the requested plan rnap designation (Central Residential) 
was equally or lnore supllorlive of the remaining policies as compared to tl-re current plan rnap 
designation (Medium Density Multi-Farnily). Based upon the I-Iearings Officer's analysis, it 
appears clear that PCC 33.810.050.4.1 is satisfiecl. 

'Ihe relevatrt approval criteria for the requestecl zone change liorn Rld to RXd are found in PCC 
33.855.050. 'l'lie l-Icarings Officer found that the primary focus of PCC 33.855.050, in this case, is 
whethcr or not adequate public services exist to scrve a RXd zoncd Site. PBOT, in its review of'the 
transportatiou issues, rccomlnendecl a condition of approval lirniting the number of allowable trips 
that would be allowed by potential uses on the Site until traflìc signals, at identilìecl intersections 
are fundccl. Applicant indicated it concurred with thc PBOT'rccolllmended trip cap cor-rdition of 
approval. Ilvidencc is in thc recorcl to supporl a lìncling that all public scrvices are adequate t<t 

support the IlXd zone. 

The I'lcarings Oflìcer^recoll.ìuìcnds City C'ouncil approvc thc rcqucsted Central Residential 
comprchcusive ¡rlan ma¡r clesignation for tlic Sitc. -fltc llcarings Offrcer lecommencls the City 
Council approvc the requestecl RXcl zorìe lrap anlenc'lment. 

tv. IIIICON{N,ITINDATION 

A¡r¡rroval of'a Comprchensive Plan Map Amcndrncnt lì-om Mcdium Density Multi-Dwelling to 
Central lìesiclelltial ; ancl 
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Approval of a Zoning Map Arnendment from Multi-Dwelling Residential 1,000 (R I ) with a Design 
overlay zone to Central Residential (RX) with a Desigr-r overlay zone', 

for property legally described as Lots ll,12 and 13, Albina llomestead Adclition, in tlie City of 
Portland, County of Multnornah and State of Oregorl, excepting thercfi'om any portion of said Lot 
13 lying within the limits of N Williams Avenue; Lots 4 and 5, Block 6, Williams Avenue Adclition, 
in the City ol'Porlland, County of Multnomah and State of'Oregon; and Lot 3, Block 6, Williams 
Avenue Addition, in thc City of Portland, County of Multnomah and State of Oregon; 

all subject to the following conditions: 

A. As part of the building pennit application subrnittal, the following development-related 
condition (B) must be noted on each of the four required site plans or included as a sheet in the 
numbered set of plans. The sheet on which this inlònnation appears must be labeled "ZONING 
COMPT.IANCE PAGE - Case File LU 13-109305 CP ZC." All requirements must be 
graphically represented on the site plan, landscape, or other required plan and must be labeled 
"REQUIRED." 

B. Until funding has been approved to install traffic sigr-rals at the intersections of N Williarns 
Avenue/N Cook Street and N Vancouver Avenue/N Cook Street, uses on the site under the RX 
zone aÍe lirnited to a total of 25 new weckday p.m. peak hour trips. Square footage 
cquivalencies are to be applied per Table I below. The applicant must subrnit a written 
verification at time of building permit review that dernonstrates per Table l, below, that all uses 

on the site, both existing and proposed, do not exoeed a maximum net new weekday p.rn. pcak 
lrour trip generation rate of 25 trips. Upon approved funding of the traffic signals at both these 

intersections, thc cap on nraxirnum trip gencration shall no longer apply to development <lf the 
subject site. 

Wcekday PM Peak 
Land Use Iìuilding I'I-B Tri¡r I{our Net New Ï.rip 
Catcgory IT'B Codc Sizc Iì.atc Ratc* 

1,000 sq. f1
Daycare 565 t2.46 12.46 trips/I,000 sq. ft.

GFA 
1,000 sq. ft. 

Ollìoe 710 1.49 1.49 trips/1,000 sq. ft. 
GF'A 

1,000 sq. ft. 
Specialty rctail 814 2.11 2.71 ttipsl1,000 sq. 11.

GI-A
 
Iìardware/¡'raint 1,000 sq. lÌ.


816 4.84 4.84 trips/1,000 sq. ft. 
store GFA
 

Nursery/gardcn 1,000 sc1. f1.
 
817 380 

certtcr GIìA 
0.44 trips/Per Dwclling

Multi-Drvelling 223 NA 0.44 
tJnit. 

Drivc-in bank 912 1.000 so. ft. 25 82 25.82 trips/l,000 sq. lì 
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Weckday PM Peak 
Land Use Building ITE Tri¡r Ilour Net Ncw Tri¡r 
Catcson' I'fB Codc Sizc Ratc Rate *-

GFA
 
High-turnover sit- 1,000 sq. ft.


932 I 1.15 11.15 trips/I,000 sq. ft.down restaurant GF'A
 
Fast food
 

1,000 sq.ft.
restaurant with 934 33.84 33.84 trips/I,000 sq. ft.

GIìA
drive-through 

llaserl on 1i"ir¡ Gen¡'r¡tt F 'iriorr, published by the Institute of Transportation Engineers (l'I'E). 

GLA:Gross Leasable Arca 
GFA: Gross Floor Area 

\\ 
4*"4" !-

Gregory J. F I-learings Officer 

îî:- lt f l . 

Date -. 

Application Determincd Complete: February 14,2013 
Report to Hearings Officer: March 22,2013 
Recommendation Mailed : May 1 6,2013 

Conditions of Approval. This project rnay be subject to a nurnber ol'specifìc conditions, listecl 
above. Cor-npliar-rce with the applicable conclitìons of approvâl must be documented in all rclated 
permit applications. Plans and drawings subrnittecl cluring the permitting process must illustrate 
how applicable conditions of approval are met. Any project olernents that are specifically requircd 
by conditions of approval must be shown on the plans, and labeled as such. 
These conditions clf ap¡rroval run with the lancì, unlcss modifìecl by future lancl use revicws. As 
used in tl-re cclnditious, the term "applicant" includes the applicant fìrr this land use rcvicw, any 
person undertaking developmcnt pursuant to this land usc revicw, thc proprietor of thc usc or 
developurent approvecl by this lancl use revieu,, and thc current owlÌer ancl future owners of thc 
property subject to this lancl usc review. 

City Council llcaring. 'l-hc City Cocle requires the City Council to ltold a public hearing on this 
case and you u,ill havc thc opportunity to testily. Tl-rc hcaring will trc schedr"rled by the City Auditor 
upon roccipt of'tl-re lìearings Officer's Recornmendatiorr. You will bc notified of'thc tinc and date 
of the hcaring befbrc C-ity Council. lf you wish to spcal< at the Council hearing, you ¿rrr: encouragecl 
to submit written matcrials upon which your tcstinrony will be basecl, fo the City Auditor. 
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If you have any quostions colltact the IJureau of Developmerlt Services representative listed in this 
lìeconrnrendation (823 -7 7 00). 

flhc dccision of City Council, and any conditions of approval associated with it, is final. The
 
decision mày be appealcd to the Oregon Land Use Board of Appeals (LUBA), as specifled in the
 
Oregon Revised Statute (ORS) 197.830. Arnong other tl-rings, ORS 197.830 requires tliat:
 

an appellant before LUBA must have presented testimony (orally or in writing) as part of tl-re 

local hearings process before the l{earings Officer and/or City Council; and 

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

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

Rccording the final dccision. 
If this Land Use Review is approved the f,rnal decision rnust be recorded witl'r the Multnomah 
County Recorder. A few days prior to the last day to appeal, the City will rnail instructions to the 
applicant for recording thc documents associated with their frnal land use decision. A building or 
zoning pennit will be issued only after the final decision is recorded. 

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

. 	 By Mail: Send the two recording sheets (sent in separate rnailing) and the final Land Use 
Review decision with a check made payable to the Multnornah County Recorder to: Multnornah 
County Recorder, P.O. Box 5007, Portland OR 97208. Thc rccording fee is identified on thc 
recording sheet. Please include a selÊaddressed, stamped envelope. 

. 	 In Person: Bring the two recording sheets (sent in separate rnailirig) and the firral Land Usc 
Review decision with a check made payable to the Multnomah County Recorder to the County 
Recorder's ofÏce located at 501 SII Hawthorne lloulevard, #158, Porlland OR 91214. The 
recording fee is identifìeci or-r the recorcling sheet. 

For furlher infomration on recording, pleasc call the County Recorder at 503-988-3034 
Iror further information on your recorclir-rg documents please call the Bureau of Developn-rent 
Services Land Use Services Division at 503-823-0625. 

Expiration of a¡rpr<lval. Zoning Ma¡l Amcndment ancl Comprehensivc Plan Map Amendment 
a¡rprovals do not cxpirc. 

Applying for your ¡rcrmits. A builcling pennit, occupancy pemrit, clr developmcnt pennit may be 
requiled before carrying out ¿ur a1;¡rroved project. At the tir-ne they apply fòr a pennit, permittccs 
must clcrnonstratc compliancc with: 

. 	 AII conditions ir-nposecl herein, 



llecommendation of the Ilearings Ol'ficer 
l.u l3-10930s ct> 'zc (HO 4130007) 
Pagc 5[ì 

. 	 All a¡lplicable developrnent standards, unless specifically exempted as pañ of this land use 
revicw; 

. 	 All requirernents 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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BXHIBIT'S
 
NOT ATTACI{I]D UNLESS INDICATED
 

A. Applicant's Statenrent 
I . Written Response to Approval Criteria, received February 5,2013 
2. Site Plan (including ROW dedications)
3. Traffic hnpact Study, prepared by Lancaster Engineering, dated October 3,2012 
4. Stonnwater Drainage Memoranduln, prepared by KPFF, dated October 19,2012 
5. Example Stomwater Utility Plan 
6. Geotechnical Reporl, prepared by GeoDesign, dated August 18, 2005. 

B. ZoningMaps(attached)
l. Iixisting Z<tning
2. Proposed Zoning

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

D. NotificationInf-onnation 
l. Request for Response
2. Posting Letter Sent to Applicant 
3. Notice to be Posted 
4. Applicant's Statement Certifying Posting

5 Mailing List
 
6. Mailcd Nolicc 

E. Agency Responses
l. Water Burcau 
2. Police Bureau 
3. Fire Burcau 
4. Bureau of Environmental Selices 
5. Bureau ol'Developmenl Services Site Development Ileview Section 
6. Poftland Bureau of Transportation 
7 . Bureau ol'Developrnent Services Life Safety Plans Examiner 
8. Portlancl Parks & Reoreatìon/Urban Forestry Division 

F. Letters 
l. E-rnail lì'oni Mike, Warwick, tìliot Neighborhoocl Association, received February 19,2013 
2. E-r-nail receivod from Forrest Parsons, receivcd March 13,2013 

G. Othcr 
1. Original LUII Application
2. Pre-Applicatioll Conlèrellcc Sumntary Notes 

II. 	Reoeived in tlie l-learings Of fice 
Ilearing Noticc - I-larcly, I)ouglas

2. Staff Report - I'larcly, Douglas 
3. 4/2/13 Lettcr - I-auerman, Noah and Anne 
4. 4/2/13 E-n"rail Ii'orn Ted Maceiko w/ attachrncnts - Iìarc1y, I)ouglas 

a. 10/20105l1-mail - llardy, Douglas
b. Appeal o1'LIJ 0-5-139802 DZM AD - I-lardy, Douglas 

l 
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c. 413/13 Meeting - I-larcly, Douglas
5. 4/3/13 Letter - van Orden, Paul 
6. 412113 Letter from Erin llowcll - van Orden, Paul 
7 . Copy of faxed letter fi'orn Lauermans - van Orden, Paul 
8. Record Closing Information - l{earings Office 
9. 4/1/13 Letter frorn Gillard and Best - Gillard, Kelly 

a. (Oversize) Williams Avenue - East Elevation - Gillard, Kelly
b. (Oversize) Williams Avenue - West Elevation - Gillard, Kelly 

10.4/10/13 Memo - I{ardy, Douglas 
I l. Undated Letter - McGrath, Audra 
12. Undated Letter - Taggard, Nate 
13. E-rnails - I{earings Office 
14. 4/16/13 Letter - F-erdun, Destin 
15. Table - Hearings Olficer (attachcd) 
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This Site Lies Within The: 
Scale l" inch 30Q feet _Albina Community Plan DistrictPROPÜSËD = 1N1E27AA 2400State."_ld 

Õ [.-xhibit 8.2 (Jan 2u.2013) 
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Section 

'fitle 1: I{ousing and
 
Employrnent
 
Accornmodation
 
Title 3: Water Quality and 
lìlood Managernenl 
Title 7: I'Iousins Chorce 
Title B: Compliance 
Procedures 
l'itle l2: Protection of 
lìesidcntial Nei ghborlioods 
'l-itle l3: Nature in 
Neighborhoods 

Policy 2.1 : Population 
Growth 
Policy 2.2: Urban 
Diversity 
Policy 2.9: Residential 
Neigirborhoocls 
Policy 2. 1 0: Dowr-rtown 
Portland 
Policy 2.12: Transit 
Corridors 
Policy 2.15: Living Closer 
to Work 
Policy 2.16: Strip 
Dc'velo1¡llcnl 
Policy 2.1 B: Sup¡roftive 
Density 
Policy 2.19: In{ìll ancl 

Iìedcvclopnicnt 
Policy 2.20: Utilízation of 
Vacaut Land 
Pcrlicy 2.22. Mixcd Use 

Policy 2.23. Iìullcling 
Policy 2.26: Albina 
Clonrmunitv Plalr 

Goal,3:,', NeigliborÌÍiri.tl 
Lfv<ilv,enrônt 
Policy 3.5: Ncighborhood 
Involve lne nt 

Gencral Relevancy of
 
Section to
 

Applicant's Requestl
 

Iligh 
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Moderate 
Moderate 

Moderate 

Low 

Moderate 

I{iglr 

I{igh 

Moderate 

I{igh 

Moderate 

I{iglr 

Moderate 

I-Iigh 

IIigh 

lligh
 
I-ow
 

See Albina Community 
Plan relèrences below 

Moderate 

ls thc Requested Dcsignation 
Less, Equal, or Morc
 

Supportivc of thc
 
Cornprehensivc Plan?
 

More Supporlivc 

Equal 

E0ual 
Equal 

Equal 

Equal 

More Supporlive 

More Supportivc 

lìqual 

Less Supportive 

More Supp<lrtivc 

More Supportivc 

L,ess Supporlivc 

More Supportivc 

More Supportivc 

More Sup¡rortivc 

Morc Sunnortivc 
Equal 

I3qual 

Ilcarings Offìcer 
findings/cotnments 
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CITY OF PORTLAND 
HEARINGS OFFICE 
Exhib¡t #H-15 
Case # 4130007 
Bureau Case # 13-109305 Cp ZC 
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Scction 

Policy 3.6: Neighborhood 
Plans 

Albina Commirnity Plan 

Policy l.A: General l-and 
Use 

Policy 1.ll: Livable 
Neighborhoods 

Policy l.D: Economic 
Development
 

Policy l.ll: Transit
 
Supporlive Land Use
 

Policy 2: Transportatrou 

Policy 3.8: Business 
Growth and Develoþment 
Policy 5: I-Iousing 

Policy Il: Neighborhood 
Identity 
Policy 2: Neighborhood 
Development 
Policy 3: l{ousing 

l'olicy 4:'fransportation 

Policy 5: Iìrnployment 

Policy 6: Business and 
llconornic f)evelopment 
Polrcy I 0:ì.Jorthern Eliot 
Policy 13: 

Willialns/Vancouver 
(--orridor 

Gò'ãl4r:..'flö.üTlilii 

Policy 4.1 : lìousing 
Availabilitv 
I)olicy 4.2: Maintain 
I lou-sirrg Polcrrlid 
Policy 4.3: Sustainable 

!1or19111g
Ì)olicy 4.ó: llousing 

-Qlitl4v :-
t;nl'ov qÎ url-C¿,l 
Clomlrunitics 

General lìelcvanc5, sf 
Scction to 

A¡r¡rlicant's lì.cquestl 

I-Iiglr 
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Higli
 

lliglr
 

lligh
 

IÌigh
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lligh
 

High
 

Iìigh 

Moderatc 
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.l{igh 

l-t:glr
I{igh 

I'liglr 

Moclcr¿ttc 
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--ao* 

- - lllch 

Is thc lìequested Designation
 
Less, Bqual, or Morc
 

Su¡rportivc of the
 
Com¡rrchcnsivc Plan?
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Equal 

More Supportive 

More Supporlive 

More Supportive 

More Supportive 

More Supportive 

Equal 

More Supportive 

More Suppofiive 

More Supportive 

More Supportive 

More Supportive 

__. More Suppo(ive 
More Supportive 

Morc Supporlivc 

More Supportlve 

Morc Suppõrtru. 
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-
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