Date:
To:
From:

July 11, 2013
Interested Person
Chris Beanes, Land Use Services
503-823-6979 / Chris.Beanes@portlandoregon.gov
Sylvia Cate, Land Use Services
503-823-7771 / sylvia.cate@portlandoregon.gov

NOTICE OF A TYPE II DECISION ON A PROPOSAL IN
YOUR NEIGHBORHOOD
The Bureau of Development Services has approved a proposal in your neighborhood.
The reasons for the decision are included in the version located on the BDS website
http://www.portlandonline.com/bds/index.cfm?c=46429. Click on the District Coalition then
scroll to the relevant Neighborhood, and case number. If you disagree with the decision, you
can appeal. Information on how to do so is included at the end of this decision.

CASE FILE NUMBER: LU 13-143119 DZM
GENERAL INFORMATION
Representative:

Beverly Bookin, The Bookin Group LLC
813 SW Alder St. Ste 320 / Portland OR 97205

Owner:

Rebecca Ocken, PCC Bond Project Manager
9700 SW Capitol Hwy / Portland, OR 97280-0990

Site Address:

1041 N KILLINGSWORTH ST

Legal Description:

BLOCK 5 LOT 3&4, NORTH ALBINA; BLOCK 5 LOT 5, NORTH
ALBINA; BLOCK 5 LOT 8 LAND & IMPS SEE R226134 (R610300391)
FOR BILLBOARD, NORTH ALBINA; BLOCK 5 LOT 7&9&10, NORTH
ALBINA
R610300360, R610300380, R610300390, R610300420
1N1E15CC 15000, 1N1E15CC 14600, 1N1E15CC 14500, 1N1E15CC
14200
2429
Humboldt, contact Brian Murtagh at 503-962-9194.
North-Northeast Business Assoc, contact Joice Taylor at 503-445-1321.
NE Coalition of Neighborhoods, Shoshana Cohen at 503-388-5004.
CS, Storefront Commercial
DZM, Design Review and Modifications per the adopted IMP
Type II, an administrative decision with appeal to the Design
Commission.

Tax Account No.:
State ID No.:
Quarter Section:
Neighborhood:
Business District:
District Coalition:
Zoning:
Case Type:
Procedure:

Proposal:
The applicant seeks Design Review approval for two on-site surface parking lots, identified as
P6 (East Parking Lot) and P7 (West Parking Lot), respectively. The proposal was approved in
concept in the recent Type IIX Impact Mitigation Plan (IMP) update (LU-12-137412 IM AD). The
east parking lot will include 31 parking stalls and associated hardscape and landscape
features. The west parking lot will include 20 parking stalls and associated hardscape and
landscape features. The request also includes one Design Modification as the eastern edge of
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P6 and the combined southern edges of P6 and P7 exceed 50% of the frontage on North
Michigan Avenue and North Killingsworth Street.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33 of
Portland Zoning Code. Per Chapter 33.848, the PCC Cascade Campus has an approved Impact
Mitigation Plan (IMP) adopted in 2001 that includes Design Guidelines as the approval criteria
for all design reviews. Therefore, the relevant criteria are:
PCC – Cascade IMP Design Guidelines
■ Design Modification Criteria, 33.825.040 A-B, Approval Criteria for Modifications That
Will Better Meet Design Review Requirements; and Relevant purpose statements for vehicle
area restrictions at 33.266.130.A, including:






“Provide a pedestrian access that is protected from auto traffic; and
Create an environment that is inviting to pedestrians and transit users.”
Staff Note: The PCC Cascade Campus operates under an Impact Mitigation Plan
[IMP], approved in 2001. As part of the original approval, and to satisfy all zoning
requirements, the College proposed special Design Standards and Design
Guidelines that would guide all future development on the campus over the life of
the IMP. As part of the overall IMP approval, these Design Standards and Design
Guidelines were reviewed and approved by the Design Commission via Case File
LUR 01-00751 DZ through a Type III procedure which included a public hearing.
Because the Zoning Code requires each institution seeking an IMP approval to
propose unique Design Guidelines that speak specifically to the overall architectural
quality the institution envisions for its campus and facilities as well as governing a
broader architectural integration of a campus into the immediately surrounding
neighborhood and existing urban fabric. Thus, the Cascade IMP Design Guidelines
are in lieu of the Albina Community Plan District Design Guidelines that are
applicable for projects within the District but not part of the PCC Cascade campus.
As part of the review and approval of these unique guidelines by the Design
Commission, these guidelines must support and facilitate the overarching policies
and achieve the same goals as the design guidelines governed by Title 33 and the
Albina Community Plan District.
The overall IMP approval, which governs the impacts and the mitigation for new
development was approved by the City’s Hearings Officer via Case File Case File
LUR 01-00490 IM AD through a Type III procedure which included a public hearing.
The requirements for the IMP approval and amendments to the IMP evaluate the
existing level of public services and the impacts that new development will bring to
bear. The IMP establishes requirements for PCC to upgrade public services as
needed to support the new development, such as frontage improvements and similar
public works projects, as well as ensuring that adequate on-site parking is provided
and trip generation and associated impacts are reduced through stringent
Transportation Demand Management [TDM] measures.

ANALYSIS
Site and Vicinity: The Cascade campus of Portland Community College comprises a developed
core campus area of approximately eight city blocks, with the majority of the campus occupying
an area generally bounded by Killingsworth to the south, Albina to the west, Jarrett to the
north and an alleyway parallel to N Commercial Avenue to the east. This general area is the
current core of the campus and is bounded by a mix of apartments and single dwelling houses
to the north, northeast and northwest. The Killingsworth frontage intermingles with a
commercial area that is storefront in character. The eastern most portion of the campus along
Killingsworth is directly across from the track and playing fields of Jefferson High School.
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The college received approval via an Impact Mitigation Plan [Case File Number 01-00490 IM] to
expand the campus over the next 20 years in two Phases. Phase 1 was funded by a voterapproved bond that passed in November 2000. The “Future Phase 2” is funded by another bond
measure that was approved by the voters in November 2008. The College has an approved
Impact Mitigation Boundary that defines the areas of expansion and also defines the edges of
the campus at full build out of Phase 2. In general, the College’s approved Impact Mitigation
Boundary within which the campus is allowed to expand is toward the west, along the N
Killingsworth frontage, with a northerly boundary of N Simpson Street, and a west boundary
generally following N Michigan with a block of properties between N Church and Killingsworth,
directly across from the I-5 freeway.
The area within the approved Impact Mitigation Boundary includes additional commercial
storefront development along the N Killingsworth frontage, as well as several small commercial
uses. The southeast corner of the boundary generally abuts the property developed with
Jefferson High School. The northwest corner of the boundary includes two blocks that are
currently developed with housing; it is important to note that the College has no plans for this
portion of the IMP boundary other than housing, and no primary or accessory college uses for
this area are proposed.
The specific site for the two proposed parking lots are within the aforementioned block of
properties between N Church and N Killingsworth, adjacent to I-5. The college owns most
properties on the block, however the 2 most northwest lots fronting N Missouri Avenue and 1
lot abutting immediately east with frontage on N Church Street are in private ownerships. The
first non college owned lot, abutting the north property line of Parking Lot P 7 and with
frontage along N Missouri Avenue is an apartment building built in 2004, an allowed use in the
CS zone. The next lot to the north, also with frontage along Missouri is developed with a single
family house built in 1915 and is currently configured as a duplex. The lot abutting
immediately east with frontage on N Church is vacant. Two lots with frontage along N
Killingsworth are owned by PCC and developed with the Telephone Exchange Building and
associated parking lot. The building is a multi-dwelling residential use, and is not a college use.
The entire block is within the PCC Campus overall IMP boundary, and was identified in the
2001 IMP approval as a future site for a potential structured parking garage with an active
street facing ground floor or surface parking, and future associated college uses. In 2012, the
IMP was amended to reflect additional requirements for the college associated with all
development in ‘Phase 2.’ A comprehensive Transportation Impact Analysis was included in
Case File 12-137412 IM AD, which approved the location and number of spaces of both the
East [P6] and the West [P7] parking lots. As noted in the zoning descriptions below, this entire
block is zoned CS, Storefront Commercial. The southerly half of the block carries the
Comprehensive Plan Map Designation for IRd.
Zoning: The campus lies within the Institutional Residential Zone with a Design Overlay (IRd),
the Storefront Commercial Zone with a Design Overlay Zone (CSd), and the Multi-Dwelling
Residential 1,000 Zone (R1). Portions of the site are also within the Piedmont Conservation
District. The entire campus and proposed Impact Mitigation Boundary lies within the
Killingsworth Pedestrian District. Only the zones relevant to this application are described
below:
The Institutional Residential (IR) zone is intended to foster the growth of major institutions
providing educational and medical services and employment to Portland’s residents. The IR
zone was created in recognition of the valuable role these institutions play in the community.
The new zone is intended to streamline the review process for the growth and expansion of
these institutions. However, these institutions generally are in residential areas. In residential
areas the level of public services is scaled to a less intense level of development than is needed
by these growing campuses. These campuses are often of a radically different scale and
character than the areas in which they are located. Development of a strategy for each campus
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for resolution of public service and compatibility issues is important to the health of the
institution and the City's neighborhoods. Once an institution has an approved impact
mitigation plan, a conditional use master plan is not needed and will not be required.
The Storefront Commercial (CS) zone is intended to preserve and enhance older commercial
areas that have a storefront character. The zone intends that new development in these areas
will be compatible with this desired character. The zone allows a full range of retail, service
and business uses with a local and regional market area. Industrial uses are allowed but are
limited in size to avoid adverse effects different in kind or amount than commercial uses and to
ensure that they do not dominate the character of the commercial area. The desired character
includes areas which are predominantly built-up, with buildings close to and oriented towards
the sidewalk especially at corners. Development is intended to be pedestrian-oriented and
buildings with a storefront character are encouraged.
The Design Overlay Zone promotes the conservation, enhancement, and continued vitality of
areas of the City with special scenic, architectural, or cultural value. This is achieved through
the creation of design districts and applying the Design Overlay Zone as part of community
planning projects, development of design guidelines for each district, and by requiring design
review or compliance with the Community Design Standards. In addition, design review or
compliance with the Community Design Standards ensures that certain types of infill
development will be compatible with the neighborhood and enhance the area.
The Piedmont Conservation District is intended to protect certain Portland historic resources and
preserve significant parts of Portland’s heritage. The regulations implement Portland's
Comprehensive Plan policies that address historic preservation. These policies recognize the
role historic resources have in promoting the education and enjoyment of those living in and
visiting Portland. The regulations foster pride among Portland’s citizens in their City and its
heritage. Historic preservation beautifies the City, promotes the City’s economic health, and
helps to preserve and enhance the value of historic properties.
The Killingsworth Pedestrian District is designated through the Transportation Element of the
Comprehensive Plan. Designated pedestrian districts are intended to foster enhanced
pedestrian facilities and pedestrian-oriented development. Pedestrian Districts are areas where
frequent pedestrian use exists or is intended and where priority is given to pedestrian access
and activities in order to make walking the mode of choice for trips within the Pedestrian
District. All streets within Pedestrian Districts are equal in importance in serving pedestrian
trips. A Pedestrian District includes both sides of the streets along its boundaries. Pedestrian
Districts are characterized by dense, mixed-use development and transit-supportive residential
areas of district-wide or neighborhood importance.
Land Use History: City records indicate multiple prior land use reviews, which are
summarized at Exhibit G-2, in the record for this review. The pertinent land use reviews related
to the current request are the approved Impact Mitigation Plan for PCC Cascade Campus, Case
File LU 01-00490 IM which included a condition requiring a comprehensive Transportation
Analysis and Impact land use application prior to the start of Phase 2 construction. Case File
LU 12-137412 IM AD satisfied that condition.
Case File LU 12-137412 IM AD was approved, with conditions. The approval includes the
construction of a new academic building with underground parking, a total new development of
up to 65,000 square feet of floor area, the addition of parking lots on the PCC Cascade
Campus, as well as the use of two shared satellite parking lots to alleviate increased spill over
parking into the neighborhood from the College’s students, staff and visitors. The approval also
approved an amended TDM plan for PCC that will further reduce vehicle trips to campus yet
ensure that new development has an adequate supply of on-site parking.
This application was processed as a Type IIx which requires a notification ring to include all
property owners within 400 feet of the site. This special notification requirement, imposed as a
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condition of approval, exceeds the normal Type II notification area that the zoning code
requires. Because two of the parking lots were off campus, property owners within 400 feet of
each satellite parking lot were also notified. This review was comprehensive, and included
analysis of: pedestrian crossing conditions on Killingworth Street and Albina Avenue, an
evaluation of need for additional pedestrian crossing treatments; the operations of
intersections, and in particular at Killingsworth Street/Albina Avenue and evaluated the need
for a westbound left turn lane. The analysis included parking supply changes and parking
needs/generation for the Phase 2 development of the campus. During this review, the College
submitted data from a third party traffic engineer/consultant documenting that the spill over
parking was growing due to the unanticipated spike in student enrollment as a result of the
sour economy and subsequent crash in 2007-2008. Since then, student enrollment has
remained robust and exceeding even the long term growth estimates by the College and prior
land use reviews.
Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed May 16, 2013. The
following Bureaus have responded with no issues or concerns:
• Bureau of Environmental Services
• Water Bureau
• Fire Bureau
• Site Development Section of BDS
• Bureau of Transportation Engineering
• Portland Police Bureau responded with no issues, but recommends a maintenance program
for the monitoring cameras on campus.
Staff Note: PCC Cascade has recently increased the number of cameras on campus and
upgraded this system with higher resolution cameras for greater visual clarity. All new
construction on campus will include new high-resolution cameras and related equipment.
The Bureau of Parks-Forestry Division responded with no issues, but notes that existing street
trees must by protected and additional street trees will be required at time of building permit.
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on May 16,
2013. Thirteen written responses have been received from neighbors in response to the
proposal. While many concerns and issues are raised, three common themes emerge from the
public comments:
Neighbors in close proximity to the site highly value the open space and grassy fields of
the currently vacant lots where the parking lots will be situated. Many describe these lots as
‘our front yard’ and consider them a community park, the loss of which would significantly
impact the livability for the residents of the Telephone Exchange Building and other nearby
neighbors. Many of the letters view these grassy lots as a vital community gathering space and
request denial of the proposal so that ‘our park can be saved.’
Many traffic and transportation related concerns were raised, including traffic
congestion along Killingsworth; the difficulty for cars to safely turn left onto N Michigan to
access the parking lots; the danger for pedestrians crossing Killingworth near the site; that the
additional parking is not needed; that PCC should provide incentives for biking and public
transit [to reduce parking demand] and that these two lots will not provide enough parking to
‘solve PCC’s parking problem’ and that the College’s parking pass program is ineffective in
making students park on campus. Concerns regarding increased auto accidents and traffic
congestion backing up onto I-5 were raised.
Staff Comments: The subject site is owned by PCC Cascade. This block of the campus within
the Impact Mitigation Plan Boundary was identified as a site for development of future parking
for the college. Both the Boundary and the overarching IMP were approved in 2001.
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Many of the letters raised a broad range of traffic and transportation concerns associated with
the parking lots. Both parking lots, as well as other proposed ‘Phase 2’ development, were
reviewed and approved via Case File LU 12-137412 IM AD. The submittal included a
mandatory Transportation Impact Analysis that evaluated the full range of traffic and
transportation aspects, including trip generation, adequacy of on-site parking, functions of
intersections, crash analysis and an amended TDM Plan to be implemented by PCC. This
current review is limited to evaluating the proposed lots against the applicable Design
Guidelines, and does not include criteria evaluating transportation impacts, as that analysis
was done previously in the 2012 application and approval.
A number of letters included concerns regarding a lack of transparency and notification for the
proposed parking lots. It appears that a number of the respondents raising lack of notification
concerns are not property owners within the required Notification ring for either the 2012
review evaluating Transportation Impacts prior to Phase 2, or this Design review. The Zoning
Code requires notification to only property owners within the designated Notification ring. It is
true that because of this requirement, many neighborhood residents throughout the City do
not receive land use review Notices because they are not property owners where they live.
However, the approved IMP for PCC Cascade Campus has been an on-going zoning framework
governing the development on campus, and the IMP was approved in 2001. Case File LU 12137412 IM AD amended the IMP to reset parking ratios and related requirements prior to
building permit issuance for ‘Phase 2’ projects.

ZONING CODE APPROVAL CRITERIA
Title 33.825 Design Review
Section 33.825.010, Purpose of Design Review
Design Review ensures:
 That development conserves and enhances the recognized special design values of a site or
area;
 The conservation, enhancement, and continued vitality of the identified scenic,
architectural, and cultural values of each design district;
 That certain types of infill development will be compatible with the neighborhood and
enhance the area; and
 High quality of design in public and private projects.
Section 33.825.055, Design Review Approval Criteria
A design review application will be approved if the review body finds the applicant to have
shown that the proposal complies with the design guidelines for the area.
Findings: The site is within the approved PCC Impact Mitigation Boundary and
therefore the proposal requires Design Review approval per the approved Impact
Mitigation Plan for the PCC Cascade Campus. Because of the site’s location within the
IMP boundary it is subject to the approved Impact Mitigation Plan, and since not all
Design Standards can be met by this proposal, the applicable design approval criteria
are the PCC Cascade IMP Design Guidelines. The site is within both the 50-foot
pedestrian zone and the 150-foot Transition zone of the campus as determined via Case
File 01-00490 IM AD.
Staff has addressed only those guidelines that apply to the development of these 2
parking lots.
Guidelines for 50 Foot Pedestrian Zone
Each building façade within 50 feet of a public right-of-way or pedestrian path (as shown in the
Portland Comprehensive Plan Transportation Element) within or bordering the institutional
campus must create an environment friendly to pedestrians through the:
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A. Orientation of main entrances to facilitate visibility and accessibility to pedestrians and
transit patrons;
B. Treatment of ground floor development;
C. Provision of pedestrian amenities including seating, informational directional signs and
lighting; and
D. Treatment of open spaces and other landscaped areas.
The objectives of these categories are met by the guidelines that follow.
C. Provide pedestrian amenities including seating, lighting, informational and directional
signs.
Guideline 10:
Protect the pedestrian environment from motor vehicle and bicycle movement through the use
of landscape features, street trees, street furniture and bollards.
Guideline 11:
Create an efficient, pleasant, and safe network of sidewalks and paths for pedestrians that link
destination points and nearby residential areas while visually and physically buffering
pedestrians from vehicle areas.
D. Treat open spaces and other landscaped areas to create an environment friendly to
pedestrians.
Guideline 21:
Incorporate landscaping as an integral element of design. Use landscaping to enhance the
urban environment and to transition to adjacent uses.
Guideline 22:
Enhance site and building design through appropriate placement, scale, and variety of
landscape and hardscape features.
Guideline 23:
Where practicable, preserve existing trees and incorporate them into the project design.
Findings: Guidelines A and B don’t apply because the project does not include any new
building(s). Only two of the nine guidelines under Criterion C apply, because no buildings or
signage are proposed. Similarly, only three of the six guidelines under D apply. These are
addressed below.
C. Provision of pedestrian amenities including seating, lighting, informational and directional
signs.
Guideline 10: Protect the pedestrian environment from motor vehicle and bicycle movement
through the use of landscape features, street trees, street furniture and bollards.
Finding: The two lots will be landscaped generously per the approved IMP, exceeding all
requirements in the Zoning Code. This includes perimeter plantings along all property lines
as required, 5’ to the L2 standard, as the lots lie in the Storefront Commercial (CS) zone.
This standard calls for a 3’ high continuous hedge interspersed with trees. This vegetative
barrier protects pedestrians from most of the impacts associated with parked cars,
including the shielding of lights, but without creating either a visual wall or impairing safety
and security. In addition, PCC/CC must bring the majority of the adjacent sidewalks up to
Title 17 standards. Because all street frontages on the subject block are located in the
Killingsworth Pedestrian District, this involves replacing and widening sidewalks and
improving curb returns. Sidewalk improvements are proposed on all frontages except N.
Church Street. Specifically, the sidewalks adjacent to the new parking lots will be improved
as follows: N. Killingsworth Street will be widened from 7’ to 15’; N. Michigan Avenue will be
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improved from 6’ to 12’; and N. Missouri Avenue will bewidened from 6’ to 13’-8”. As these
parking lots will be located at the extreme edge of the campus, amenities such as seating
and other pedestrian amenities are not appropriate. There is a wide east/west pedestrian
spine that runs the entire width of the campus one block to the north, which is where such
amenities are concentrated. This guideline is met.
Guideline 11: Create an efficient, pleasant, and safe network of sidewalks and paths for
pedestrians that link destination points and nearby residential areas while visually and
physically buffering pedestrians from vehicle areas.
Finding: Three of the four street frontages on the subject block have public sidewalks that
will be widened and otherwise improved as part of the required Title 17 improvements that
the applicant’s design team is negotiating with PBOT. These sidewalks connect to an
extensive bicycle/pedestrian system throughout the campus. This guideline is met.
D.

Treat open spaces and other landscaped areas to create an environment friendly to
pedestrians.
Finding: There are many purposes for parking lot landscaping including buffering the
impacts of vehicle parking from surrounding properties and public sidewalks; providing for
shading of impervious surfaces; aiding in stormwater collection and treatment; and
improving air and water quality. The proposed landscaping at maturity will exceed that
which is currently there, thus, leading to overall improvement in the pedestrian
environment. In addition, as documented in the approved IMP, all of the campus parking
lots are subject to enhanced landscaping via the Design Guidelines and Standards
approved by the Design Commission per LUR 01-00751 IMP DZ. These requirements
ensure that the perimeter of parking lots abutting public sidewalks have enhanced
landscaping to contribute further to the pedestrian environment. This guideline is met.
Guideline 21: Incorporate landscaping as an integral element of design. Use landscaping to
enhance the urban environment and to transition to adjacent uses.
Finding: The proposed lots will exceed the minimum requirements for perimeter and
interior parking lot landscaping contained in Chapters 33.266, Parking and Loading, and
33.248, Landscaping and Screening. These standards ensure that there will be adequate
landscaping to enhance the urban environment and provide a transition to adjacent uses.
By virtue of exceeding theses code-required landscaping requirements, this guideline is
met.
Guideline 22: Enhance site and building design through appropriate placement, scale, and
variety of landscape and hardscape features.
Finding: See the findings for Guideline 21 above. This guideline is met.
Guideline 23: Where practicable, preserve existing trees and incorporate them into the project
design.
Finding: As noted in Figure II-7, Tree Preservation Plan, the construction of P6 will result
in the loss of 23 existing trees, including 20 on-site and three street trees on N. Michigan
Avenue. The remaining trees will be protected as required by the city’s development code
and dictated by industrial standard. These include three trees on the western boundary
close to N. Church Street and all of the existing street trees on N. Church and N.
Killingsworth Streets. As illustrated in Figure II-6A, all of these removed trees will be
replaced, including 19 trees on site and four street trees. As documented in Figure II-8, the
parking lot will be irrigated fully to insure the survival of the new trees and other required
plantings. This guideline is met.
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Guidelines for 150 Foot Transition Zone. As governed by the PCC Cascade Campus IMP, the
following Design Guidelines for this zone apply to these parking lots.
All development located, all or in part, within 150 feet of a campus boundary abutting a residential
or commercial zone must also be designed to smooth the transition between more intense, largerscale institutional development and nearby residential and commercial areas through the:
A. Treatment of campus gateways including their location, design and landscaping;
B. Building design including proportions, building massing, type and color of exterior building
materials; window treatment including number, size, location, and degree of transparency;
building setbacks and landscaping, and masking of roof-mounted mechanical equipment,
loading docks and trash collection areas; and
C. Design, landscaping, and location of surface and structured parking.
Finding: Guidelines A and B don’t apply here because the project does not involve alterations
to a gateway location or construction of a new building.
C.

Design, landscaping, and location of surface and structured parking.
Guideline 13: Place parking access, loading and other active outdoor areas at locations which
reduce impacts on neighboring residential areas. Separate neighboring residential
development from motor vehicle parking and maneuvering areas with landscape or other
attractive features developed as part of the project.
Finding: The driveway to P6 will be located on N. Michigan Avenue across from P5 and the
driveway to P7 will be located on N. Missouri Avenue, which fronts the I-5 freeway. Thus,
the proposed parking lots will have no adverse impacts on nearby residential areas. The
block on the north side of N. Church Street is devoted to residential uses. The northern
boundary of P6 abuts the south side of the street but the preservation of existing street
trees and addition of perimeter landscaping will provide an adequate vegetative buffer. This
guideline is met.
Guideline 14: Integrate parking in a manner that complements the site and respects the
campus orientation. Develop design, landscaping and location of surface parking to be
compatible with surrounding sites.
Finding: The proposed parking lots are on the far western edge of the PCC/CC campus
with the potential for redevelopment in a future phase of development. This leaves the
internal portion of the campus for college uses, outdoor/landscaped space and generous
pedestrian amenities. In a related issue, in its Phase 2 development plan, PCC is in the
process of placing the surface parking in P4 into an underground garage beneath two new
buildings, Academic Center and Student Center. This guideline is met.
Guideline 16: Screen parking areas with landscaping, fences, or walls.
Finding: As noted above, the two lots will be fully landscaped in keeping with the zoning
requirements for perimeter and interior landscaping. The proposed landscaping provides a
vegetative buffer between abutting properties and public rights-of-way without creating
safety and security problems. This guideline is met.
Guideline 17: Landscape parking lot interior strips with shrubs and trees to visually diminish
large surface parking areas.
Finding: This is accomplished by meeting the landscaping requirements for interior
landscaping. This guideline is met.
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Guideline 18: Provide clear pedestrian paths to connect parking areas with destination
points.
Finding: The two parking lots are fully integrated with the public sidewalk system on each
street frontages of the subject block. As noted above, these public pedestrian facilities will
be updated in compliance with Title 17. This guideline is met.
33.825.040 Modifications That Will Better Meet Design Review Requirements
The review body may consider modification of site-related development standards, including the
sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the design review
process. These modifications are done as part of design review and are not required to go through
the adjustment process. The review body will approve requested modifications if it finds that the
applicant has shown that the following approval criteria are met:
A. Better meets design guidelines. The resulting development will better meet the applicable
design guidelines; and
B. Purpose of the standard. On balance, the proposal will be consistent with the purpose of the
standard for which a modification is requested.
Findings: The eastern frontage of P6 on the west side of N. Michigan occupies the entire
200’ street frontage and, therefore exceeds the standard in Section 33.266.120(C)(b)(2) that
limits surface parking lots to 50% of a public street frontage. The southern edges of both
lots along N. Killingsworth Street collectively occupy 150’ (60%) of the 250’ street frontage,
also exceeding the maximum standard of 50%. Section 33.266.130(C)(B)(2) applies in this
case because the block upon which the two parking lots is located within the Killingsworth
Pedestrian District. Therefore, these two situations trigger the need for a Design
Modification as governed by Section 33.825.040, which is addressed below.
The relevant purpose statements for this vehicle area restriction, as stated 33.266.130.A,
are as follows:


Provide a pedestrian access that is protected from auto traffic.



Create an environment that is inviting to pedestrians and transit users.

There are two aspects of the proposed parking lots that better meet the design guidelines
per Criterion A (Better meets the design guidelines):
The proposed landscaping will exceed that required by the Portland Zoning Code and
significantly improve the intensity and richness of natural environment. This is especially
true for the southern portion of the proposed P6 and proposed P7, the latter currently is
vacant and planted in grass. The northern half of P6 will require the removal of several
trees, an equal number of which will be replanted. This landscaping includes a perimeter
vegetative buffer to the L2 standard, which at maturity requires a 3’ evergreen hedge
interspersed with trees. This provides a visual and physical barrier between the parking lot
and public streets, including the shielding of car lights, but without impairing safety and
security.
The entire block on which the proposed parking lots are located lies within the
Killingsworth Pedestrian District. The proposed redevelopment of portions of the block
triggers compliance with Title 17, including upgrading the existing sidewalks with the
required improved sidewalks along half of the street frontage on N. Missouri Avenue; 60% of
the street frontage on N. Killingsworth Street; 100% of the frontage on N. Michigan Avenue;
and 40% of the street frontage on N. Church Street. In addition, enhanced curb returns will
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be constructed on the southwest, southeast and northeast corners of the block. These
improvements are illustrated in Figures II-12A-D, Exhibit A-1.
These improvements – enhanced landscaping and public sidewalk improvements – meet
both of the purposes of the regulation to: 1) protect pedestrians from auto traffic; and 2)
create an inviting environment for pedestrians and transit riders as required by Criterion B,
by installing enhanced landscaping and greenery along the sidewalks. On balance, the
layout of the proposed lots and related site improvements result in a better design and
landscaping treatment than strict application of the design standard in Section 33.266.120
C)(b)(2), in addition to providing much needed additional parking to serve the needs of
PCC’s patrons and minimize impacts on surrounding properties.
In addition, when the Design Commission adopted the Design Standards and Design
Guidelines for the Cascade Campus, particular attention was paid to the Guidelines that
would be applicable to parking lots because the campus is within the Killingsworth
Pedestrian District. The approved IMP included an Adjustment to allow parking lots
proposed at that time to exceed the 50% frontage limitation. The findings for this
Adjustment are contained in the final decision LUR 01-00490 IM AD. However, it is
important to note that the Hearings Officer made the following findings in regard to the 50%
frontage limitation and the Design Guidelines:
There are minor impacts resulting from this adjustment request, which are mitigated by
the measures proposed by the applicant, and include specific design standards for
landscaping and pedestrian pathways along these frontages, as well as public pedestrian
easements granted when and if the college acquires property that would result in parking
lot development that exceed this standard.
The Design Guidelines and Standards adopted under LUR 01-00751 provide for and
require this mitigation. In addition, Portland Transportation is requiring conditions of
approval that will ensure that adequate pedestrian pathways are installed and easements
are granted at the appropriate times.
The Design Modification is consistent with the approved PCC Cascade Campus IMP. The
proposed parking lots meet all of the applicable Design Guidelines. This criterion is met.

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

CONCLUSIONS
The applicant has proposed two additional parking lots for the PCC Cascade Campus,
consistent with the approval for these lots via LU 12-137412 IM AD. The project includes
substantial interior and perimeter landscaping, to help buffer the parking and provide an
enhanced pedestrian experience for passerby. The relevant PCC Cascade Design Guidelines
and modification criteria are met.

ADMINISTRATIVE DECISION
Approval of Design Review for two new on-campus parking lots, P6 and P7, resulting in an
additional 51 on-site parking stalls, and
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Approval of a Modification through Design Review to allow both parking lots to include
100% of the site frontage on N Missouri and N Michigan to be improved with vehicle areas
(33.266.130.C.3.b).
The above approvals are granted based on the approved site plans and details, Exhibits C.1
through C.4, each exhibit being signed and dated July 9, 2013, and subject to the following
condition:
A. As part of the building permit application submittal, each of the 4 required site plans and
any additional drawings must reflect the information and design approved by this land use
review as indicated in Exhibits C.1-C.4. The sheets on which this information appears
must be labeled, "Proposal and design as approved in Case File # LU 13-143119 DZM . No
field changes allowed.”
Staff Planner: Chris Beanes
Decision rendered by: ____________________________________________ on July 9, 2013
By authority of the Director of the Bureau of Development Services

Decision mailed: July 11, 2013
About this Decision. This land use decision is not a permit for development. Permits may be
required prior to any work. Contact the Development Services Center at 503-823-7310 for
information about permits.
Procedural Information. The application for this land use review was submitted on April 24,
2013, and was determined to be complete on May 9, 2013.
Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under
the regulations in effect at the time the application was submitted, provided that the
application is complete at the time of submittal, or complete within 180 days. Therefore this
application was reviewed against the Zoning Code in effect on April 24, 2013.
ORS 227.178 states the City must issue a final decision on Land Use Review applications
within 120-days of the application being deemed complete. The 120-day review period may be
waived or extended at the request of the applicant. In this case, the applicant did not waive or
extend the 120-day review period. Unless further extended by the applicant, the 120 days
will expire on: September 6, 2013.
Some of the information contained in this report was provided by the applicant.
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the
applicant to show that the approval criteria are met. The Bureau of Development Services has
independently reviewed the information submitted by the applicant and has included this
information only where the Bureau of Development Services has determined the information
satisfactorily demonstrates compliance with the applicable approval criteria. This report is the
decision of the Bureau of Development Services with input from other City and public agencies.
Conditions of Approval. If approved, this project may be subject to a number of specific
conditions, listed above. Compliance with the applicable conditions of approval must be
documented in all related permit applications. Plans and drawings submitted during the
permitting process must illustrate how applicable conditions of approval are met. Any project
elements that are specifically required by conditions of approval must be shown on the plans,
and labeled as such.
These conditions of approval run with the land, unless modified by future land use reviews.
As used in the conditions, the term “applicant” includes the applicant for this land use review,
any person undertaking development pursuant to this land use review, the proprietor of the
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use or development approved by this land use review, and the current owner and future
owners of the property subject to this land use review.
Appealing this decision. This decision may be appealed to the Design Commission, which will
hold a public hearing. Appeals must be filed by 4:30 PM on July 25, 2013 at 1900 SW
Fourth Ave. Appeals can be filed Tuesday through Friday on the first floor of the Development
Services Center until 3 p.m. After 3 p.m. and Mondays, appeals must be submitted to the
receptionist at the front desk on the fifth floor. An appeal fee of $250 will be charged. The
appeal fee will be refunded if the appellant prevails. There is no fee for ONI recognized
organizations appealing a land use decision for property within the organization’s boundaries.
The vote to appeal must be in accordance with the organization’s bylaws. Assistance in filing
the appeal and information on fee waivers is available from BDS in the Development Services
Center. Please see the appeal form for additional information. The appeal must be submitted on
forms provided by the Director of BDS. All information requested on the form must be
submitted in order for the appeal form to be accepted. The appeal must include a statement of
which sections of the Zoning Code or which approval criteria the decision violates.
The file and all evidence on this case are available for your review by appointment only. Please
call the Request Line at our office, 1900 SW Fourth Avenue, Suite 5000, phone 503-823-7617,
to schedule an appointment. I can provide some information over the phone. Copies of all
information in the file can be obtained for a fee equal to the cost of services. Additional
information about the City of Portland, city bureaus, and a digital copy of the Portland Zoning
Code is available on the internet at www.portlandonline.com.
Attending the hearing. If this decision is appealed, a hearing will be scheduled, and you will
be notified of the date and time of the hearing. The decision of the Design Commission is final;
any further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within 21
days of the date of mailing the decision, pursuant to ORS 197.620 and 197.830. Contact LUBA
at 550 Capitol St. NE, Suite 235, Salem, Oregon 97301, or phone 1-503-373-1265 for further
information.
Failure to raise an issue by the close of the record at or following the final hearing on this case,
in person or by letter, may preclude an appeal to the Land Use Board of Appeals (LUBA) on that
issue. Also, if you do not raise an issue with enough specificity to give the Design Commission
an opportunity to respond to it, that also may preclude an appeal to LUBA on that issue.
Recording the final decision.
If this Land Use Review is approved the final decision must be recorded with the Multnomah
County Recorder. A few days prior to the last day to appeal, the City will mail instructions to
the applicant for recording the documents associated with their final land use decision.
 Unless appealed, The final decision may be recorded on or after July 26, 2013.
 A building or zoning permit 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 mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to:
Multnomah County Recorder, P.O. Box 5007, Portland OR 97208. The recording fee is
identified on the recording sheet. Please include a self-addressed, stamped envelope.
 In Person: Bring the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to the
County Recorder’s office located at 501 SE Hawthorne Boulevard, #158, Portland OR
97214. The recording fee is identified on the recording sheet.
For further information on recording, please call the County Recorder at 503-988-3034
For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503-823-0625.
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Expiration of this approval. An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.
Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.
Applying for your permits. A building permit, occupancy permit, or development permit may
be required before carrying out an approved project. At the time they apply for a permit,
permittees must demonstrate compliance with:
 All conditions imposed herein;
 All applicable development standards, unless specifically exempted as part of this land use
review;
 All requirements of the building code; and
 All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.
EXHIBITS
NOT ATTACHED UNLESS INDICATED
A. Applicant’s Statement
B. Zoning Map (attached)
C. Plans/Drawings:
1. Site Plan (attached)
2. Tree protection plan
3. Landscaping plan
4. Overall landscaping and irrigation plan
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Bureau of Environmental Services
2. Bureau of Transportation Engineering and Development Review
3. Water Bureau
4. Fire Bureau
5. Police Bureau
6. Site Development Review Section of BDS
7. Bureau of Parks, Forestry Division
F. Correspondence:
1. A. Stephens, email, June 6, 2013, in opposition.
2. E. Sigler, email, June 6, 2013, in opposition.
3. A. Rokoff, email, June 6, 2013, in opposition.
4. D. Lee, email, June 6, 2013, in opposition.
5. M. Miller, email, June 6, 2013, in opposition.
6. E. Lee, email, June 6, 2013, in opposition.
7. C. Wright, email, June 6, 2013, in opposition.
8. C. Morgan, email, June 7, 2013, in opposition.
9. A. Picard, email, June 7, 2013, in opposition.
10. T. Vickers, email, June 8, 2013, in opposition.
11. A. Stephens, email, June 11, 2013, process inquiry.
12. S. Pederson, letter, no date, in opposition.
13. M. Salmond, letter, no date, in opposition.
G. Other:
1. Original LU Application
2. Site History Research

Decision Notice for LU 13-143119 DZM

Page 15

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

