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DECISION OF THE HEARINGS OFFICER
I.

GENERAL INFORMATION

File No.:

LU 13-175713 CU AD (HO 4130026)

Owner/Applicant:

Word Of Life Slavic Baptist Church
3505 NE Multnomah Street
Portland, OR 97232-1912

Applicant’s
Representative:

Hearings Officer:

Viktor Kuprikov
Vik Drafting And Design
12504 SE Mill Street
Portland, OR 97233
Kenneth D. Helm

Bureau of Development Services (BDS) Staff Representative: Sheila Frugoli
Site Address:

3505 NE Multnomah Street

Legal Description:

BLOCK 34 LOT 1-3&20&21 TL 4300, LAURELHURST; BLOCK 34
LOT 20 TL 4400, LAURELHURST; BLOCK 35 LOT 12,
LAURELHURST; BLOCK 35 LOT 13, LAURELHURST; BLOCK 35
LOT 14, LAURELHURST

Tax Account No.:

R479106140, R479106360, R479106500, R479106510, R479106520

State ID No.:

1N1E36AB 04300, 1N1E36AB 04400, 1N1E36AB 13700, 1N1E36AB
13600, 1N1E36AB 13500

Quarter Section:

2934

Neighborhood:

Laurelhurst

Business District:

None
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District Coalition:

Southeast Uplift

Plan District:

Laurelhurst

Zoning:

R5, Single-Dwelling Residential 5,000

Land Use Review:

Type III, CU, AD - Conditional Use and Adjustment Reviews

Public Hearing: The hearing was opened at 1:30 p.m. on November 20, 2013, at 1900 SW 4th
Avenue, Room 2500A, Portland, Oregon, and was closed at 3:19 p.m. The record was held open
until 4:30 p.m. on December 2, 2013 for arguments and evidence on any issue; until 4:30 p.m. on
December 9, 2013 for responsive argument only, no new evidence; and until 4:30 p.m. on
December 16, 2013 for applicant's final comment.
Testified at the Hearing:
Sheila Frugoli
Victor Kuprikov
Todd Mobley
Tony Nickles
Peter Meijer
Gary Naylor
Mark Haffner
Blake Beanelosson
Diana Hwang
Joe Mahler
Raj Sapru
Proposal: The applicant, the Word of Life Slavic Baptist Church is requesting Conditional Use
approval for an 8,000 square foot addition to the existing church. The proposed two-story addition
will be located on the south side of the building. It will provide 11 classrooms for Sunday school
classes. The expansion will also include additional office and storage room space. A new
unfinished basement, beneath the addition, will be used for storage. A portion of the unfinished
space is identified for a future kitchen to serve the church.
The proposed new classrooms will serve the current congregation. Sunday school classes are now
being held in the existing auditorium. The church offers two different services. The Sunday
morning service runs from 10:00 am to noon and a Sunday evening service runs from 5:00 pm to
7:00 pm. Approximately 650 parishioners attend the morning service and 300 attend the evening
service. The typical time for Sunday school is on Sundays 11:00 am to noon and from 6:00 pm to
7:00 pm. No other services are offered by the church during the week; however, choir practice is
occasionally held on Wednesday evenings.
Because the site is located within the R5, Single-Dwelling Residential zone, a Religious
Institutional Use (church) is allowed only if approved as a Conditional Use. This proposed
expansion requires a Conditional Use Review.
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The applicant has requested an Adjustment to waive the required interior parking lot landscaping
requirement. When making improvements, such as an addition, the Portland Zoning Code requires
upgrades to existing features of a site. The applicant is requesting to waive the interior landscaping
requirement so that the existing parking spaces, approximately 64, remain available to serve the
church. To partially address the upgrade requirements, the applicant intends to expand the
perimeter landscaping with stormwater infiltration planters adjacent to NE Imperial Avenue.
In addition to the church-owned parking lot, the church has arrangements with nearby businesses to
use a 48-space lot at the corner of NE Sandy Blvd and Imperial Avenue and a 45-space lot at NE
35th Avenue. Church volunteers monitor parking at the three lots.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33, Portland
Zoning Code. The applicable approval criteria are:



33.815.105, Conditional Use - Institutional and Other Uses in R Zones
33.805.040.A-F, Adjustments

HEARINGS OFFICER OVERVIEW
On November 20, 2013, the Hearings Officer held a public hearing on the application. The
Hearings Officer notified all present of their rights under ORS 197.763, and did not have any
ex parte contacts to report.
BDS Staff provided a PowerPoint overview of the application. The site was described and the
size and number of the proposed classrooms. The relevant approval criteria were discussed
and BDS Staff recommended approval with conditions.
The applicant provided a brief history of the church’s recent purchase of the subject property
and explained the desire for the proposed classroom space. The applicant stated that the
classrooms would be used for Sunday school classes and office and storage space. The
applicant’s transportation consultant testified and agreed to a recommended condition
requiring a Transportation Demand Management plan for church operations.
Prior to public testimony, the Hearings Officer answered several questions from the audience
about the procedures that apply to conditional use proposals. The public testimony touched on
the following issues:




The look of the flat roof and outward appearance of the proposed addition.
The architectural continuity of the design of the addition. Neighbors were concerned
that the addition would look different than the rest of the church and that the rooflines
would be incongruous.
The scale of the addition both by itself and in combination with the existing church.
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Neighbors were concerned that the new portion of the building would look abrupt from
the street and surrounding residences. Neighbors recommended that the roofline be
stepped down (effectively lowering the height) toward the adjacent street to soften the
look of the addition. Several neighbors stated that they considered the proposed scale
of the addition to be incompatible with the existing neighborhood.
The neighbors requested that the applicant’s desired adjustment be denied with respect
to landscaping in the on-site parking lot. Their position was that the lot had sufficient
space for additional landscaping both within the lot and on the periphery to
accommodate landscaping.
Concerns were raised about the existing land use designation of the church and whether
it is a nonconforming use or an acknowledged conditional use.
Many neighbors expressed doubt as to whether the church would be expanding its
membership as a result of the classroom proposal. They asserted that the proposed new
classrooms would naturally and inevitably increase the church membership. They also
asserted that all churches desire to grow their congregation, so growth would surely
happen. Neighbors wanted clear limits on membership expansion.
On street parking was perhaps the most urgent concern of neighbors. There was
abundant testimony that the available on-street parking is heavily impacted by the
church’s current Sunday services. Although the church has contracted with the owners
of two nearby lots to accommodate off-street parking (in addition to the church parking
lot), the neighbors were concerned that if those agreements expire, then the demands
for on-street parking during services will be overwhelming.
Several neighbors felt that the church had made a mistake to purchase the church when
the parking and congregational needs were so large. They felt that the church’s parking
needs had become the neighborhood’s problem through this oversight.

The applicant provided a short rebuttal noting that the church membership had been stable for
several years at its present size and that the classrooms were intended to accommodate the
children of existing members for Sunday school, not to attract new members to the church.
The applicant also noted that the existing church was designed for over 600 persons, and no
expansion of the seating of the church itself was proposed.
At the close of public testimony the applicant requested a short break to consider how to
respond to several of the neighbors’ requests for the written record to remain open. After the
recess, the applicant extended the 120-day deadline imposed by ORS 227 by 30 days to
accommodate an open record schedule. The Hearings Officer set that schedule as follows: 1)
the record was left open to take argument and evidence on any topic from any party until
December 2, 2013, 2) the record was left open for responsive argument until December 9,
2013, and 3) the applicant had until December 16, 2013 to submit a final comment.
During the open record period argument and evidence was submitted as prescribed by the
Hearings Officer. No objections to evidence were submitted. The applicant submitted a final
comment on December 11, 2013, and the record closed on December 16, 2013.
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Oral and written testimony that is relevant to the applicable approval criteria is discussed
below. Of the submissions made during the open record period, the majority of the comments
objected to the existing parking conditions related to the church’s existing services. Those
types of comments are found in Exhibits H.5, H.6, H.7, H.8, H.11, H.13, H.27, H.34, and H.35.
One other comment related to parking stated that no current parking problems exist with
respect to the church’s current operations. Exhibit H.12.
While the Hearings Officer is not unsympathetic to the neighbors’ concerns about on-street
parking in their neighborhood, it is very important to remember that the church’s current
parking impacts (related to activities that are not under review here) are not within the scope of
relevant impacts associated with what has been proposed – which are classrooms to
accommodate the existing church membership. The applicant stated both orally and in writing
that the classroom proposal is not intended to increase church membership. The applicant also
stated both orally and in writing that the current seating capacity of the church is
approximately 663 regular seats and 80 choir seats for a total of 743 existing seats. Exhibit
H.42. That evidence has not been rebutted in this record. The record also shows that the
church is an acknowledged conditional use which currently conforms to the requirements of
the City’s development code. Exhibit H.36. The Hearings Officer concludes that this
information demonstrates compliance with PCC 33.815.030 and responds to the neighbors’
concerns about the currently allowed scope of use for the existing church operation. Exhibit
H.24.
As existing conditions, the parking impacts of the church’s current operation are not part of
this application review. And, while the Hearings Officer can understand why neighbors may
be skeptical about future expansion of the church membership, assertions that the church is
inevitably going to grow (and grow as a result of building new classrooms) are not supported
by any submitted evidence. See Exhibit H.29. The Hearings Officer cannot deny the
application based on such assertions, particularly when the applicant, both orally and in
writing, provided statements that the church membership has not been growing in recent years.
Exhibit H.42.
BDS Staff correctly noted in the staff report that the current proposal is limited to adding the
requested classrooms for Sunday school, office and storage purposes. If the nature of that use
changes, or the church desires other modifications of the church to accommodate an increased
membership, a new and separate conditional use application must be sought. The BDS Staff
comment on that issue is as flows:
BDS Staff Comments: If a School (educational facility), Community Service Use or other
Institutional Use is desired at the site, the applicant must propose and receive separate
Conditional Use approval. However, the Zoning Code allows outright (without Conditional
Use Review), a daycare facility in a building which contains a Religious Institution.
Therefore, in the future, the church could establish a daycare operation in the church
building. No land use review would be required. The Zoning Code does not allow
mechanical equipment within the required setbacks. And, if outside of the required setbacks,
the equipment must meet screening requirements. (PCC 33.110.250.C and 33.110.245.C.6.).
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Finally, exterior storage is prohibited (PCC 33.110.245.C.3.).
II.

ANALYSIS

Site and Vicinity: The subject site is comprised of five separate tax lots. Three of the lots (Lots
12-14, Block 50, Laurelhurst Subdivision) are located on the west side of NE Imperial Avenue and
are developed as a surface parking lot. The largest lot, 21,000 square feet in size (Tax Lot 4300) is
developed with a multi-story religious institution. The church’s main entrance is oriented to the
corner of NE Wasco and NE Imperial. The other entrance is oriented to NE Multnomah Street.
The remaining lot (Lot 20, Block 34, Laurelhurst Subdivision) where the addition is proposed, has
no buildings or structures. It is improved with lawn, shrubs and trees.
The existing church is a prominent building. The building stands apart in architectural style and
scale from other nearby commercial and residential structures. The building is listed on the City’s
Historic Resource Inventory (addressed as 1218 NE Imperial) as a Rank 2 resource. The building
was constructed in 1926; it is described as a Byzantine style and is significant for its architecture as
a religious building. Even though it is identified and ranked in the inventory, it is not a designated
Historic Landmark. Therefore, there are no special design/architectural standards or review
requirements that apply.
The intersection of NE Multnomah and NE Imperial is a one-lane traffic circle. Single dwelling
residences line the designated local service streets that abut the church. Commercial uses front NE
Sandy Boulevard which is located one block north of the subject site. Most of the nearby homes
reflect the architectural styles found in the early 1900s. Most of the homes range from 1.5 to 2
stories in height and have on-site parking. Many of the residential lots in the Laurelhurst
neighborhood have a narrow driveway that leads to a small detached garage.
Zoning: The site is zoned R5, Single-Dwelling Residential 5,000. The single-dwelling zones are
intended to preserve land for housing and to provide housing opportunities for individual
households. Institutional uses, such as religious institutions, schools and community centers, are
allowed as Conditional Uses in single-dwelling zones, provided they comply with the Conditional
Use approval criteria and the applicable development standards. Further, the site is within the
Laurelhurst/Eastmoreland Plan District (PCC Chapter 33.540). This plan district implements
special building setbacks from the streets.
Land Use History: City records indicate that prior land use reviews have been completed for this
site. They are:
CU 27-62: The Portland Planning Commission approved the establishment of an
accessory surface parking area to serve the church (Lot 14, on the west side of NE
Imperial).
CU 7-64: The Portland Planning Commission approved additional accessory surface
parking area adjacent to Lot 14, on Lots 12 and 13, on the west side of NE Imperial.
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Summary of Applicant’s Statement: The application includes the following reasons for the
proposed addition:
The purpose of the building addition is to accommodate the need of the congregation to serve
families with children. The original building design did not include Sunday school classes
therefore the congregation proposes to add some classrooms on the main and second levels.
The use of the new addition is designed for children’s education during Sunday’s morning
and evening services…The new unfinished basement will be primarily used for storage and
kitchen in the future.
Agency Review: A “Request for Response” was mailed October 1, 2013. Below, are the
Bureaus/Sections that have responded with information that is relevant to the code requirements
that will apply during building permit review. Regarding the Conditional Use Review and/or
Adjustment, these Bureaus/Sections have no issues or concerns:
• Site Development Section of BDS (Exhibit E.5)
• Life Safety Plan Review Section of BDS (Exhibit E.6)
• Bureau of Parks-Forestry Division (Exhibit E.8)
In response to approval criterion 33.815.105.D and building permit requirements, the following
bureaus submitted comments:
•
•
•
•
•

Portland Bureau of Transportation (Exhibit E.2)
Bureau of Environmental Services (Exhibit E.1)
Water Bureau (Exhibit E.3)
Fire Bureau (Exhibit E.4)
Police Bureau (Exhibit E.7)

Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on October 31,
2013. Prior to the public hearing, one written response was received from notified property owners
in response to the proposal (Exhibit F.1). BDS Staff responded to those comments which are
included below. The same comment was submitted to the Hearings Officer and was considered as
part of this decision. Exhibit H.14 (a and b).
ZONING CODE APPROVAL CRITERIA
33.815.010 Purpose of Conditional Uses
Certain uses are conditional uses instead of being allowed outright, although they may have
beneficial effects and serve important public interests. They are subject to the conditional use
regulations because they may, but do not necessarily, have significant adverse effects on the
environment, overburden public services, change the desired character of an area, or create major
nuisances. A review of these uses is necessary due to the potential individual or cumulative impacts
they may have on the surrounding area or neighborhood. The conditional use review provides an
opportunity to allow the use when there are minimal impacts, to allow the use but impose mitigation
measures to address identified concerns, or to deny the use if the concerns cannot be resolved.
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At least one written comment argued that the application does not meet the above purpose
statement. PCC 33.815.010 is not intended to be a criterion for approval. It is relevant to
understanding the intent of the criteria discussed below, but it is not an approval criterion itself.
33.815.105 Institutional and Other Uses in R Zones
These approval criteria apply to all conditional uses in R zones except those specifically listed in
sections below. The approval criteria allow institutions and other non-Household Living uses in a
residential zone that maintain or do not significantly conflict with the appearance and function of
residential areas. The approval criteria are:
A. Proportion of Household Living uses. The overall residential appearance and function of
the area will not be significantly lessened due to the increased proportion of uses not in the
Household Living category in the residential area. Consideration includes the proposal by
itself and in combination with other uses in the area not in the Household Living category
and is specifically based on:
1.

The number, size, and location of other uses not in the Household Living category in
the residential area; and

Findings: BDS Staff made the following findings:
The portion of the site where the church building is located is
approximately 125 feet south of commercially-zoned property that
fronts NE Sandy Boulevard. The church’s accessory parking lot
abuts a commercial site. NE Sandy Boulevard, a major
transportation and commercial corridor creates a physical barrier
and defines the northern edge of the residential area. Except for
the properties fronting NE Sandy, the site is surrounded by
residential development by more than 600 feet in all directions.
The nearest institutional use is the Laurelhurst Christian Church
at NE Cesar Chavez Blvd and Senate Street. It is located east of
the site, over 900 feet from the subject site. All other uses
within the surrounding area are Household Living uses.
A letter of opposition that was received by staff prior to the
completion of this report states that the addition will contain an
office and school and will be out of character with the residential
function of the area (Exhibit F.1). According to the applicants,
the addition is intended to improve BDS the religious experience of
the current congregation. The applicant is not requesting
Conditional Use approval to establish a School use which is defined
in the Zoning Code as a facility that “includes public and private
schools at the primary, elementary, middle, junior high, or high
school level that provide state mandated basic education” (PCC
33.920.480). Zoning Code Section 33.920.470 identifies Sunday
school facilities as accessory to religious institutions. If the
applicants wish to establish a private school to provide mandated
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basic education to children, a separate Conditional Use Review
would be required.
The applicant proposes to utilize a portion of the site that
currently serves as a landscaped outdoor area. This separate tax
lot has, according to City and County records, been associated with
the church and never developed with a residence. The addition to
the existing church, within its existing property boundaries, will
not change the proportion of non-residential uses in the area. For
these reasons the overall residential appearance and function of
the residential area will not be significantly lessened and
therefore, this criterion is met.

The Hearings Officer agrees with the BDS Staff analysis. Several neighbors commented that the
size of the existing church in combination with the proposed addition will have a “significant”
effect on the surrounding neighborhood. Exhibits H.14a, H.24 and H.29. However, that is not the
focus of this criterion. PCC 33.815.105(A) is concerned with the proportion of non-residential uses
in the vicinity and whether the new conditional use will tip that proportion in the direction of nonresidential uses. Here, the record shows that the area is overwhelmingly residential. The additional
classrooms do not represent an increased number of non-residential uses in the area – particularly
where the classrooms are associated with one of the few existing non-residential uses in the
neighborhood. This criterion is met.
2.

The intensity and scale of the proposed use and of existing Household Living uses and
other uses.

Findings: BDS Staff made the following findings:
As noted above, the proposed addition is intended to accommodate
“Sunday School” classes. According to the applicant, the proposed
2-story addition will not increase the size of the congregation or
the regular number of attendees during the two major worship
services. Therefore, the intensity of the existing use (Religious
Institution) will not be increasing. Neighbors who oppose this
proposal contend that the size, scale and style of the proposed
addition is not compatible with the adjacent residential
development (Exhibit F.1). Staff considered this concern, but
finds that the scale of the addition is in keeping with the scale
of the church. The applicant has submitted exterior elevation
drawings of the proposed addition. The addition with a basement
and two stories, will be approximately 24 feet in height. The
addition will be approximately 10 feet lower than the portion of
the building that appears to contain the chapel/sanctuary and will
be set back 15 feet from the eastern abutting residential lot. The
institutional development standards (PCC 33.110.245) require a
building setback of 1 foot for every 2 feet of building height, but
in no case less than 15 feet. The setback standard along street
lot lines is regulated through the Laurelhurst/Eastmoreland Plan
District (Zoning Code Chapter 33.540). A setback of 20 feet is
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required along the NE Multnomah Street frontage.
complies with both setback requirements.

The proposal

Several neighbors expressed concern about the scale of the proposal – that the 8,000 square foot
addition would be much larger than the nearby single-family homes. Exhibits H.24 and H.29. At
least one other neighbor argued that the applicant must demonstrate a need for the additional
classrooms in order to justify the proposal. Exhibit H.4a. One resident connected this criterion to
traffic concerns arguing that the proposal will cause traffic bottlenecks on Multnomah Street. 1 The
Hearings Officer also considers the voiced concerns about the growth of the congregation to be
connected with this criterion.
The Hearings Officer agrees with the BDS Staff conclusions. As discussed above, the record shows
that the proposal does not seek to increase the size of the congregation or capacity of the church
itself. The opponents’ assertions to the contrary are unpersuasive and imply without proof that the
applicant intends to covertly increase the capacity of the church beyond its current capacity. The
evidence does not support than implication. The evidence in the record shows that the classrooms
themselves will have little if any impact on the numbers of individuals attending services and that
the use of those classrooms will not increase the number of church services or the hours of
operation. Therefore, the intensity of use will be about the same as present.
As to scale, the proposal will increase the size of the church building somewhat. Several neighbors
objected to the flat roof and two-story design of the addition, arguing that it will be too large for the
surrounding homes. The physical scale and compatibility of the addition is addressed by the criteria
below. What PCC 33.815.105(B) is concerned with is whether the additional square footage of a
proposed conditional use will cause a significant change in the amount non-residential uses in the
vicinity. The Hearings Officer agrees with BDS Staff that the footprint of the proposed addition not
only fits within the church property, but does so in compliance with the applicable setbacks. The
applicant has not proposed an addition that exceeds applicable height retractions or standards for lot
coverage for the zone. Again, given that the majority of uses in the area are in single-family uses
(even as measured by square footage) the proposed addition does not tip the proportion of uses
toward non-Household Living uses. This criterion is met.
B. Physical compatibility.
1.

The proposal will preserve any City-designated scenic resources; and

Findings: The Hearings Officer agrees with BDS Staff’s conclusion that there are no Citydesignated scenic resources on the site, such as scenic viewpoints or drives. Therefore, this
criterion is not applicable.
2.

1

The proposal will be compatible with adjacent residential developments based on
characteristics such as the site size, building scale and style, setbacks, and
landscaping; or

See Exhibit H.30. PCC 33.815.105(A) does not include a component to address traffic impacts.
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3.

The proposal will mitigate differences in appearance or scale through such means as
setbacks, screening, landscaping, and other design features.

Findings: BDS Staff made the following findings:
As with most churches, temples, synagogues and mosques, buildings
that house Religious Institutions, are inherently different in
building scale and style from most single-dwelling residential
development. As described on page 2 of this report, the age and
architectural style of this structure is unique. Because the
building is not a designated Historic Landmark or located within a
historic district or design district, a Design Review is not
required. However, the addition appears to be designed to match
the prominent architectural features of the building—stucco finish,
large round-headed windows, a clay tile overhang and corbelling
below the roofline. The proposal will meet the building setback
requirements.
In their letter of opposition, nearby neighbors stated that, “Any
attempt to mitigate the appearance, through landscaping or other
design features will be insufficient to offset the impact to the
street and neighboring properties”. (Exhibit F.1) Staff considered
these concerns, but finds that the existing trees and shrubs,
located in the southeast portion of the site, create an effective
visual buffer. The applicant did not submit a proposed landscaping
plan that identifies which existing trees and shrubs will be
removed and/or retained. Staff anticipates that the existing trees
will be removed to accommodate the addition. To provide comparable
screening, as well as satisfy the landscaping buffer requirements
(PCC 33.110.245.C), staff recommends a condition that requires at
least three trees be planted, spaced approximately 20 feet apart,
between the addition and NE Multnomah Street. Further, staff
recommends another condition that requires the existing row of
evergreen shrubs be retained. Or, if the applicant wishes to
remove the shrubs, new evergreen shrubs must be planted, along the
east property line and that two trees be planted within the 15 foot
setback between east wall of the addition and the east property
line.

As noted above, the neighbors’ objections to the addition as it relates to this criteria are that it is
simply too large and that the flat roof design is out of character with the surrounding single-family
residences. Exhibits H.4a, H.24. Neighbors also argue that the visual impact of the addition cannot
be mitigated.
The Hearings Officer agrees with BDS Staff that the scale of the existing church is already
established and has been a long term characteristic of the neighborhood. As a use that was
historically present, and is an allowed conditional use today, the existing church cannot reasonably
be said to be out of scale with surrounding uses. Although the neighbors argue that the addition
will be too big, it is not evident in the record that the addition is out of proportion with the existing
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church. In fact, the addition appears to be a small fraction of the existing square footage of the
existing church. For these reasons, the Hearings Officer agrees with BDS Staff that the proposal is
compatible with the surrounding neighborhood on the subject of site size and building scale.
Although neighbors dislike the idea of a flat roof to the proposed addition, stating that it will create
a tall edifice that is unappealing to look at, the Hearings Officer notes that the addition is proposed
for a side of the church that already qualifies as an edifice. The drawings provided by the applicant
amply show that the addition will mimic the design of the existing church and will match the
existing flat roof at the top story of the building. The applicant notes, and the Hearings Officer
agrees, that the proposed height of the addition not only matches the existing elevation of the
church, but is also less than the maximum height allowed in the R-5 zone. For these reasons, the
Hearings Officer agrees that the style of the proposed addition is compatible with the surrounding
area.
As BDS Staff notes, and the neighbors concede, the applicable setbacks are met. As to landscaping,
BDS Staff recommend specific landscaping to mitigate visual impacts. Neighbors argue that
replacing trees lost during construction with new smaller trees will not be sufficient. Exhibit H.24.
The Hearings Officer agrees with BDS Staff’s conclusion that what PCC 33.815.105(B)(3) requires
is for a proposal to provide comparable screening and landscaping to what presently exists. The
term “mitigate” cannot be construed to mean “eliminate.” ORS 174.010. The record shows
sufficient space to accommodate required landscaping and the opportunity to retain the existing row
of evergreens that currently provide some buffering. The proposed condition is feasible and
demonstrates that mitigation can be provided. These two criteria are met.
C. Livability. The proposal will not have significant adverse impacts on the livability of
nearby residential zoned lands due to:
1.

Noise, glare from lights, late-night operations, odors, and litter; and

2.

Privacy and safety issues.

Findings: BDS Staff made the following findings:
Concerned neighbors believe that the “proposed building lays the
groundwork for a dramatic, sustained and long term increase in
activity to the neighborhood…and that the structure will loom over”
the homes and create significant privacy issues. The neighbors
contend that these impacts will reduce property values . (Exhibit
F.1) The proposal will not increase the size of the congregation
or increase or change the activities that are currently conducted
at the site. The application states that the Sunday evening
service occurs between the hours of 5:00 to 7:00 pm and that
occasionally choir practice is held on Wednesday evenings.
Given these limited activities, the proposal will likely not create
significantly adverse impacts from noise, glare from lights and
late-night operations. Classrooms will be confined within the
building. Therefore, staff does not anticipate odor or litter
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problems being created by the Sunday school addition. A small
kitchen space should not require special venting or equipment. As
noted on page 4 of this report, the Zoning Code applies setback and
screening requirements for mechanical equipment. If proposed those
requirements must be shown to be met at building permit review.
Also given the hours the church will be conducting its services and
activities, BDS staff does not anticipate that the building
expansion will create new safety issues. The Police Bureau
recommends a condition that requires the applicants to update their
“Trespass Agreement”. This will give Police Officers authority to
enforce trespassing laws on the church site. In regards to
privacy, staff recommends conditions that require trees be planted
to provide screening between the building addition and the property
lines. With conditions that require landscape screening, this
proposal will not have significant adverse impact on the livability
of nearby residences. With such conditions, this approval
criterion will be satisfied.

The Hearings Officer agrees completely with the BDS Staff findings. With regard to PCC
33.815.105(C)(1) all of the adverse conditions raised by neighbors, as discussed above, are
associated with existing conditions in the neighborhood, and to the extent those ills are actually
attributable to the church, they manifest in the church’s existing operations and are not reasonably
connected to providing classroom space for the exiting membership’s children. The record does not
show that the use of the proposed classrooms will necessitate additional visits from church members
over and above those that already occur. Therefore, the noise, glare, operational impacts, odors or
litter complained of by neighbors are not properly resolved in this land use review. If neighbors are
convinced that the alleged impacts constitute a violation of any of the City’s applicable ordinances,
then a code enforcement complaint is the appropriate action.
As to privacy under PCC 33.815.105(C)(2), the Hearings Officer notes one comment from a
neighbor who is immediately adjacent and apparently in close vicinity to the proposed addition.
Exhibit H.35. The Hearings Officer acknowledges that the level of overall privacy for this
individual may be reduced from what it is today. However, the criterion above does not absolutely
protect privacy from every perceived threat. Some loss of privacy is to be reasonably expected as a
neighborhood changes. The landscape screening recommended by BDS Staff is an accommodation
that will help mitigate any loss of privacy. The Hearings Officer also finds that the limited hours in
which the proposed classrooms will be in use is a very short period of time each week, and based on
the record, the children can be expected to be participating in religious education or other organized
activities while in the classrooms which will further reduce the amount of time they might be
peeping out the windows. These criteria are met.
With the above findings in mind, the Hearings Officer recognizes and congratulates the applicant
and participating neighbors in taking steps to adopt a good neighbor agreement (“GNA”). BDS
Staff correctly notes that while a GNA is an excellent tool for understanding and communicating
about difficult impacts like traffic and parking, such agreements cannot substitute for a finding of
compliance with applicable criteria. Exhibit H.40. That is not the function of the identified GNA
in this instance. However, since the applicant seems amenable to a GNA with the neighbors, the
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recommended condition provided by BDS Staff is appropriate and the Hearings Official has added
the condition below.
D. Public services.
1.

The proposed use is in conformance with the street designations of the Transportation
Element of the Comprehensive Plan;

2.

The transportation system is capable of supporting the proposed use in addition to the
existing uses in the area. Evaluation factors include street capacity, level of service,
and other performance measures; access to arterials; connectivity; transit availability;
on-street parking impacts; access restrictions; neighborhood impacts; impacts on
pedestrian, bicycle, and transit circulation; safety for all modes; and adequate
transportation demand management strategies;

Findings: BDS Staff concurred with the PBOT findings set forth below:
The Portland Bureau of Transportation (PBOT) has submitted
findings, responding to this criterion and the letter of opposition
sent to staff. The PBOT response is as follows:
Portland Transportation/Development Review has reviewed the
application for its potential impacts regarding the public
right-of-way, traffic impacts and conformance with adopted
policies, street designations, Title 33, Title 17, and for
potential impacts upon transportation services.
PBOT has reviewed the following information provided by the
applicant’s traffic engineer, Lancaster Engineering, and
concurs with the findings that the transportation system is
capable of service the proposed church expansion in
addition to the existing uses in the area. A letter
received from an immediate neighbor has expressed concerns
about the impact to the supply of on-street parking during
Sunday services. The current proposal does not include any
increase in the number of Sunday services. In addition,
the proposed expansion is anticipated to be adequately
served by the existing on-site parking supply and the onstreet supply immediately adjacent to the church frontages.
A TDM plan has been required that identifies measures the
church must take to achieve reductions in vehicle traffic
to the site over time.
LOCATION AND PROJECT DESCRIPTION
The Word of Life Slavic Baptist Church located at 3505 NE
Multnomah Street is proposed to be expanded to include
areas to hold Sunday school. The property is situated
between NE Multnomah Street and NE Wasco Street with
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frontage along NE Imperial Avenue. The remaining perimeter
of the church shares a property line with residential lots.
The proposed addition calls for the construction of 8,000
square feet of additional space for eleven classrooms on
the southeastern portion of the property. These classrooms
will be for the current parishioners and staff and are not
expected to generate more traffic to the site. The current
Sunday school classes are held within an auditorium on the
southern side of the property.
NE Multnomah Street is classified as a Local Service
Traffic Street, a Local Service Transit Street, a Local
Service Bikeway, a Local Service Walkway, a Local Service
Truck Street, a Minor Emergency Response route, and as a
Local Street. It is a two-lane roadway with a statutory
residential 25 mph speed limit. Curbs and sidewalks are
installed on both sides of the facility and on-street
parking is available on either side. Speed humps are in
place on the street to provide traffic calming. Based on
the low speeds and traffic volumes on NE Multnomah Street,
bicycles can safely share the roadway with motorized
vehicles.
NE Imperial Avenue is classified as a Local Service Traffic
Street, a Local Service Transit Street, a Local Service
Bikeway, a Local Service Walkway, a Local Service Truck
Street, a Minor Emergency Response route, and as a Local
Street. North of Sandy Boulevard, the street becomes NE
35th Avenue. It is a two-lane roadway with a statutory
residential 25 mph speed limit. Curbs and sidewalks are
installed on both sides of the facility and on-street
parking is available on either side. Bicycles can safely
share the roadway with motorized vehicles due to the low
travel speeds along the facility.
NE Senate Street is classified as a Local Service Traffic
Street, a Local Service Transit Street, a Local Service
Bikeway, a Local Service Walkway, a Local Service Truck
Street, a Minor Emergency Response route, and as a Local
Street. It is a two-lane roadway with a statutory
residential 25 mph speed limit. Curbs and sidewalks are
installed on both sides of the facility and on-street
parking is available on either side. Based on the low
speeds and traffic volumes on Senate Street, bicycles can
safely share the roadway with motorized vehicles.
NE Wasco Street is classified as a Local Service Traffic
Street, a Local Service Transit Street, a Local Service
Bikeway, a Local Service Walkway, a Local Service Truck
Street, a Minor Emergency Response route, and as a Local
Street. It is a two-lane roadway with a statutory
residential 25 mph speed limit. Curbs and sidewalks are
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installed on both sides of the facility and on-street
parking is available on either side. Bicycles can safely
share the roadway with motorized vehicles due to the low
travel speeds along the facility.
NE Sandy Boulevard is classified as a District Collector, a
Major Transit Priority Street, a City Bikeway, a City
Walkway, a Major Truck Street, a Major Emergency Response
route, and as a Regional Main Street. It is generally a
four-lane roadway with a posted speed limit of 30 mph.
Curbs and sidewalks are provided on both sides of the
facility and on-street parking is provided in permitted
spaces. No bike facilities are currently provided along
the roadway.
The intersection of NE Sandy Boulevard at NE Imperial
Avenue/NE 35th Avenue is a four-legged intersection
controlled by a STOP sign on the Imperial Avenue/35th Avenue
approach. Both approaches on Sandy Boulevard have a share
through/left lane and a shared through/right lane. A
ladder-striped crosswalk is provided on both sides to allow
safer pedestrian crossing of Sandy Boulevard. The minor
street approaches both have a single, shared lane for all
turning movements.
The intersection of NE Wasco Street at NE Imperial Avenue
is an uncontrolled three-legged intersection. Each
approach to the intersection has a single, shared lane for
all turning movements.
The intersection of NE Wasco Street at NE Senate Street is
an uncontrolled three-legged intersection with Senate
Street meeting Wasco at an angle. Each approach to the
intersections has a single, shared lane for all turning
movements.
The intersection of NE Multnomah Street at NE Imperial
Avenue is controlled by a STOP sign on both Multnomah
Street approaches. Each approach has a single, shared lane
for all turning movements. A planted traffic circle is
installed in the middle of the intersection for traffic
calming purposes.
TRIP GENERATION & DISTRIBUTION
The Word of Life Slavic Baptist Church currently offers two
different services: Sunday morning service which runs from
10:00 AM to 12:00 PM and Sunday evening service which is in
session from 5:00 PM to 7:00 PM. Approximately 650 people
attend the Sunday morning service and approximately 300
attend the evening service. No other service is offered by
the church during the week, however, occasionally choir
practice is held on Wednesday evenings.
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The additional 8,000 square feet of space being proposed is
not expected to increase the trip generation potential of
the church. The space is being reserved for classrooms to
teach Sunday school to the current parishioners of the
church. Currently, Sunday school sessions are held within
an auditorium on the southern side of the building. The
trip generation and distribution of the facility is
projected to remain unchanged.
In the unlikely case that the Sunday school classrooms are
repurposed, a scenario was observed to estimate the trip
generation. To estimate the trips generated by the
additional 8,000 square feet of space, trip rates from the
manual TRIP GENERATION, Ninth Edition, published by the
Institute of Transportation Engineers (ITE) were used.
Land-use code 560, Church, was used with trip rates based
on the gross floor area of the building.
With the additional space, the trip generation
calculations, under this worse case, show that the subject
property would generate a net increase of 96 trips during
the Sunday church peak hour with half entering the site and
half exiting the site. Due to the available capacity
observed at the nearby intersections, the construction of
the classrooms would not be expected to alter the traffic
patterns or degrade the performance of intersections near
to the site. Detailed trip generation calculations are
included in the technical appendix of the report.
If the classrooms are repurposed, the majority of the
traffic would be expected to arrive via Sandy Boulevard.
significant amount would also be expected to arrive and
depart on Cesar E Chavez Boulevard via Wasco Street.

A

APPROVAL CRITERIA
The City of Portland’s Title 33, Planning and Zoning
defines several criteria in Section 33.815.105.D.2. to
ensure the transportation system can safely support the
proposed development. These evaluation factors include:
street capacity, level-of-service, and other performance
measures; access to arterials; connectivity; transit
availability; on-street parking impacts; access
restrictions; neighborhood impacts; impacts on pedestrian,
bicycle, and transit circulation; safety for all modes; and
adequate transportation demand management strategies.
Street Capacity, Level of Service, and Other Performance
Measures
The proposed construction of the classrooms will not result
in any net increase in vehicular trips or trips by other
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modes to the church. As such, the street network in the
vicinity of the school is not expected to be impacted by
the addition of 8,000 square feet.
A site visit was performed during the Sunday morning
service to observe the church traffic and its effect on the
surrounding street system. Although the church typically
has no weekday use, another site visit was performed during
a weekday evening peak hour to observe typical peak
conditions in the area.
The intersection of NE Sandy Boulevard at NE Imperial
Avenue operates at level of service C or better during both
the Sunday church period and the evening weekday peak hour.
During the observations of arrivals and departures for the
Sunday morning service, Sandy Boulevard had low traffic
volumes making traffic movements through the intersection
experience little to no delay. During the evening peak
hour observation on a weekday, the traffic on Imperial
Avenue experienced an average of approximately 20 seconds
of delay to make a left turn or through movement. Leftturns from Sandy Boulevard onto the minor streets suffered
little delay due to the platooning of vehicles from signals
along the corridor.
All other intersections in the site vicinity – including NE
Wasco Street at NE Imperial Avenue, NE Wasco Street at NE
Senate Street, and NE Multnomah Street at NE Imperial
Avenue – operated with very little delay during both site
observations.
Street capacity and level of service are sufficient for the
proposed new use of the property in addition to the
existing uses in the site vicinity.
Access to Arterials and Connectivity
Sandy Boulevard is located one block north of the church
property and is accessible via Imperial Avenue. This
street is a major connector between the downtown of
Portland and the eastern outskirts of the city running in
the northeast and southwest directions.
Wasco Street, which serves as the church property’s north
boundary, provides a connection to Cesar E Chavez
Boulevard/NE 39th Avenue east of the property. Multnomah
Street, which serves as the church property’s southern
boundary, provides a connection to both Cesar E Chavez
Boulevard and NE 33rd Avenue. Both Cesar E Chavez Boulevard
and NE 33rd Avenue serve as collectors and provide
north/south connectivity.
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Interstate 84 runs east/west just north of the property and
can easily be accessed via NE Sandy Boulevard, NE 33rd
Avenue, or Cesar Chavez Boulevard.
Access to arterials and connectivity is sufficient for the
proposed new use of the property in addition to the
existing uses in the site vicinity.
Transit Availability
TriMet Bus Route 12, Barbur/Sandy Blvd, serves stops at the
intersection of NE Sandy Boulevard at NE Imperial Avenue/NE
35th Avenue on its route between Parkrose/Sumner Transit
Center and Tigard Transit Center. The bus operates
weekdays from 5:30 AM to 1:30 AM with typical headways
between ten and 20 minutes, depending on time of day. On
Saturdays and Sundays, the bus operates from 5:30 AM to
1:30 AM with headways between 20 and 40 minutes.
TriMet Bus Route 75, Cesar Chavez/Lombard, serves stops at
the intersection of NE Wasco Street/NE Multnomah Street at
Cesar E Chavez Boulevard on its route between St. Johns and
Milwaukie. The bus operates weekdays from 5:30 AM to 1:00
AM with typical headways of approximately 10 to 20 minutes.
On Saturdays and Sundays, the bus operates from 6:30 AM to
1:00 AM with headways between 20 and 30 minutes.
Hollywood Transit Center is also located roughly 0.5 mile
away and provides more bus connections as well as MAX Blue,
Red, and Green line connections.
Access to transit is sufficient for the proposed new use of
the property in addition to the existing uses in the site
vicinity.
On-Street Parking Impacts
Since the additional 8,000 square feet of classrooms is not
expected to increase the trip generation of the property,
the parking demand is also expected to remain unchanged.
An inventory of the available parking supply and the demand
incurred by the church were observed on the site visit
during Sunday morning service. The church currently has a
parking lot located across Imperial Avenue that can
accommodate 64 vehicles. There is also an arrangement with
local businesses to allow the usage of a parking area on
the southeast corner of Sandy Boulevard and Imperial Avenue
that can hold approximately 48 vehicles as well as a lot at
the end of NE 35 Avenue that can accommodate approximately
45 vehicles. Vehicles arriving at the church are directed
to the nearest open parking lot by one of three parking
attendants that monitor arriving parishioners.
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On-street parking is available adjacent on each of the
streets surrounding the church. On Imperial Avenue, a
total of approximately 17 on-street spaces are available in
front of the church, including seven of which being
restricted to two hour limits. On Wasco, six on-street
parking spots are available on the frontage of the church.
The parking spaces adjacent to the church are reportedly
reserved for the elderly members of the church or anyone
with impairment to mobility. Outside of the frontage of
the church, approximately 147 additional on-street parking
spaces are available within a one block radius. This
calculation includes 61 spaces along Multnomah Street
between NE 33rd Avenue and NE 37th Avenue, 13 spaces along
Imperial Avenue between Multnomah Street and NE Hassalo
Street, 18 spaces along NE 37th Avenue between Multnomah
Street and Wasco Street, 33 spaces along Wasco Street
between Senate Street and NE 37th Avenue, and 32 spaces on
Senate Street between Wasco and NE 37th Avenue.
The parking demand was observed an hour before church
service was to start (9:00 AM), thirty minutes after church
service began (10:30 AM), and an hour after church service
had ended (1:00 PM). Parking observations during these
periods are summarized in the following table.

Parking Analysis Summary
Area
Parking Lots
9:00 AM
10:30 AM
1:00 PM
On‐Street Parking
9:00 AM
10:30 AM
1:00 PM

Total
Supply
156

Demand

%
Occupied

0
128
0

0%
82%
0%

53
157
49

29%
87%
27%

180

Attendants were available to direct vehicles to the nearest
available parking space available in the lots. When a
parking lot would become full, a barrier was raised to
prevent other people from entering the parking lot and new
arrivals would be directed to the next parking lot. At
10:30 AM, the parking lot adjacent to the church and the
borrowed lot on the southeast corner of Sandy and Imperial
Avenue were full and blocked off. The parking area north
of Sandy Boulevard on the corner of Halsey Street and NE
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35th Avenue had 17 vehicles parked in it and was less than
half-full.
Parking availability is sufficient for the proposed new use
of the property in addition to the existing uses in the
site vicinity.
Access Restrictions
The parking lot for the Word of Life Slavic Baptist Church
has a designated entrance and exit noted by painted arrows
at the throat of the entrance or exit. There are currently
no other access restrictions on the streets in the
immediate vicinity of the Word of Life Slavic Baptist
Church, nor are any new restrictions called for as part of
the planned construction of additional classroom space.
This proposal will have no effect on access restrictions in
the church’s vicinity.
Neighborhood Impacts
The impacts on the neighborhood are limited to the time of
the church’s services and immediately before and after as
people arrive and depart.
People started arriving at the Word of Life Slavic Baptist
Church at approximately 8:50 AM and activities lasted until
approximately 12:50 PM. During the period before church
service, curb-side drop-offs occurred at the intersection
of Multnomah Street at Imperial Avenue and Wasco Street at
Imperial Avenue. People who were parking filed into the
parking lot under the guidance of a lot attendant and then
crossed the street to the church.
After church service had ended, people socialized in the
church lobby and out in the common area outside in front of
the church until about 12:50 PM. People who were finished
socializing filtered to their vehicles and departed the
neighborhood. No issues were observed between the church
parishioners and the local neighborhood.
The proposed addition of classrooms creates no additional
impacts on the neighborhood.
Impacts on Pedestrian, Bicycle, and Transit Circulation
The proposed addition of classrooms to the Word of Life
Slavic Baptist Church will not require changes to the
existing pedestrian, bicycle, and transit circulation in
the site vicinity. The existing facilities are adequate to
serve the needs of the proposed use in addition to the
existing uses in the site vicinity.
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Safety for All Modes
Traffic volumes on existing residential streets within the
immediate site vicinity are very low with travel speeds
limited by the statutory residential speed limit of 25 mph
as well as speed humps along NE Multnomah Street. Cyclists
can safely share the roadway with motorized vehicles in the
site vicinity.
Existing sidewalks are in place on both sides along NE
Multnomah Street, NE Wasco Street, and NE Imperial Avenue.
Sidewalks are also provided along streets outside the area
such as NE Sandy Boulevard.
The existing pedestrian facilities in the site vicinity are
adequate to safely serve the needs of the proposed
development in addition to the existing uses in the site
vicinity.
Based on the detailed analysis, the existing streets and
infrastructure in the site vicinity are sufficient to
provide safe access for all travel modes.
Transportation Demand Management Strategies
The Word of Life Slavic Baptist Church currently utilizes
parking attendants to assist in vehicle flow around the
site and direction for nearest available parking space.
These attendants wear bright safety vests and stand out in
front of the church’s main parking area. After the parking
area is full, a barrier is raised to prevent other vehicles
from entering the lot and the attendants direct traffic
into the next closest parking area.
Church parishioners are encouraged to park in the lots when
arriving at the church. Parking spaces along the church
frontage are reserved for persons with impaired mobility,
such as the elderly. People with impaired mobility are
also dropped off at the corner of the intersection of
Multnomah Street at Imperial Avenue and Wasco Street at
Imperial Avenue before the vehicles seek a parking spot.
To promote the reduction of the number of single occupancy
vehicles, it is recommended that the church continue to
direct traffic and parking for the sake of efficiency. It
is also recommended that the church promote car sharing or
carpooling to parishioners as well as the possible use of
public transit to attend the church service.
The Portland Bureau of Transportation has a number of
programs in our Transportation Options section to assist
with reducing vehicle demand and promoting alternative
means of getting around. PBOT will be recommending a
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condition of approval that requires the church to contact
Transportation Options and work with them to create a
detailed TDM plan that is tailored to the site and
congregation with the goal of reducing the number of
vehicles coming to the site. The TDM plan must include
specific goals, measurements, and reporting requirements
that document the success of those efforts. The TDM plan
can be modified with the approval of Portland
Transportation Options that allows the flexibility of
implementing changes to better achieve the desired results.
The initial TDM plan must be finalized in a separate
document prior to building permit approval.
The impact to the existing infrastructure created by the
trips generated as a result of the proposed improvements to
the Word of Life Slavic Baptist Church are minimal, as the
expected attendance is not expected to change from current
levels and the proposed addition includes no new uses that
do not already take place within the church.
Transportation System Development Charges (Chapter 17.15)
System Development Charges (SDCs) may be assessed for this
development. The applicant can receive an estimate of the
SDC amount prior to submission of building permits by
contacting Rich Eisenhauer at 503-823-6108.
Street Improvements (Chapter 17.88)
No dedications or street improvement other than repairing
any damaged sidewalk sections and installing street trees
along the church frontage shall be required.
Driveways and Curb Cuts (Section 17.28)
Curb cuts and driveway construction must meet the
requirements in Title 17. The Title 17 driveway
requirements will be enforced during the review of building
permits.
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RECOMMENDATION
No objection to approval subject to the following
condition:


The applicant must contact Transportation Options
and work with them to create a detailed TDM plan
that is tailored to the site and congregation with
the goal of reducing the number of vehicles coming
to the site. The TDM plan must include specific
annual goals, measurements, and reporting
requirements that document the results of those
efforts. The TDM plan may be modified with the
approval of Portland Transportation Options that
allows the flexibility of implementing changes to
better achieve the desired results. The initial TDM
plan must be finalized in a separate document prior
to building permit approval. (Exhibit E.2)

In summary, the PBOT recommends a condition of approval that
requires a TDM Plan be submitted at time of building permit
review. Through compliance with the recommended condition, PBOT
finds that Criterion D.1 and D.2 will be met.

The Hearings Officer concurs with the findings set forth above. Although not determinative to this
application, it is the Hearings Officer’s opinion that the PBOT analysis is far in excess of what is
required for this application in terms of the scope of anticipated traffic impacts and required
analysis of the surrounding on-street parking situation. The reason for that opinion is that the
proposal does not increase the seating capacity of the church or increase the number of services or
hours of operation. Both PBOT’s and BDS Staff’s consideration of a “worst case” scenario is more
of an accommodation to the neighborhoods’ concerns than a required analysis necessary to support
an approval.
In addition to the PBOT analysis, the applicant’s transportation consultant provided a supplemental
on-street parking study. Exhibit H.37. PBOT reviewed the study and concurred with the findings.
Exhibits H.41 and H.42. The study found that there are approximately 337 on-street parking spaces
within a two-block radius of the church. The study found that on the Sunday morning service that
was observed, only about 58 percent of those on-street spaces were occupied. The study concluded
that even if there is an increased parking demand associated with the proposed classrooms there is
sufficient on street parking to meet the demand. Exhibit H.37. The Hearings Officer agrees that
this additional evidence shows compliance with PCC 33.815.105(D).
The only remaining issue that requires discussion is the concern raised by neighbors that the two
leased lots that the church currently has secured for off-street parking could be eliminated by
changes in the future. Exhibits H.4, H.14a, H.24, H.29 and H.30. Although it is true that those
agreements could be terminated, the lots in question serve the existing church use, and are not
necessary to support the proposed classrooms. As explained above, the proposed classrooms do not
equate into additional seating or capacity for the church itself, and therefore, the existence of the
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lots and the theoretical potential that the lots may become unavailable in the future is not
determinative in this instance. This criterion is met.
3.

Public services for water supply, police and fire protection are capable of serving the
proposed use, and proposed sanitary waste disposal and stormwater disposal systems
are acceptable to the Bureau of Environmental Services.

Findings: BDS Staff provided the following findings from the Water Bureau and BES in response
to this criterion:
The Water Bureau identified two existing services that provide
water to the subject site. The response states, “The Water Bureau
has no issues with the requested Conditional Use Review and
Adjustment”.(Exhibit E.3) The Fire Bureau response raises no
issues or concerns but notes that Fire Code requirements will apply
at building permit review (Exhibit E.4).
Regarding public safety and security , the Police Bureau requests a
condition be imposed that requires the applicants to update the
Police Bureau’s “Trespass Agreement”. This agreement grants Police
Officers authorization to enforce trespass laws. Also, the Police
Bureau recommends a condition that would require the trimming of
the perimeter parking lot landscape materials. Because the
Portland Zoning Code already requires on-going maintenance of
required landscaping (PCC 33.248.040.B), such a condition is not
necessary and is not included in this report. The Police Bureau
suggests the applicant contact the City of Portland Office of
Neighborhood Involvement (ONI) to conduct a Crime Prevention
Through Environmental Design (CPTED) review of the site (Exhibit
E.7). This information has been transmitted to the applicant.
The Bureau of Environmental Services response includes the
following information:
A.

SANITARY SERVICE
1. Existing Sanitary Infrastructure:
a. There is an 8-inch vitrified clay public combined gravity
sewer located in NE Multnomah Street (BES project # 20959). City plumbing records indicate this site has a
sewer connection located 53 feet east of the manhole
located at NE Imperial Avenue and NE Multnomah Street.
b. There is also a 12-inch vitrified clay public combined
gravity sewer located in NE Wasco Street (BES project #20959).
c. These combined sewers both have significant capacity
issues. Stormwater runoff from development of this site
must be managed onsite to the maximum extent feasible.
d. Combined Sewer: The combined sewer system currently
surcharges under certain conditions. BES will allow
sanitary connections, but stormwater discharges will be
restricted. The public combined sewer system available to
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this site is capable of serving the sanitary waste disposal
needs of this project. See the Stormwater Management
section, below, for a discussion of the impact this may
have on the development’s stormwater management plan.
B. STORMWATER MANAGEMENT
1. Existing Stormwater Infrastructure:
a. There is no public storm-only sewer available to this
property.
2. General Stormwater Management Requirements: All development
and redevelopment proposals are subject to the requirements
of the City of Portland Stormwater Management Manual (SWMM).
The SWMM is periodically updated; projects must comply with
the version that is adopted when permit applications are
submitted. The 2008 SWMM may be obtained at the City of
Portland Development Services Center (1900 SW 4th Ave) and
from the BES website (www.portlandonline.com/bes/2008SWMM).
Development projects are evaluated using the criteria
described in Section 1.3 of the SWMM. The Stormwater
Hierarchy guides the applicant in determining where
stormwater runoff should be conveyed (i.e. infiltrated onsite or discharged off-site). The highest technically
feasible category must be used. Regardless of the discharge
point, vegetated surface facilities are required to the
maximum extent feasible to meet SWMM pollution reduction and
flow control requirements.
3. On-Site Stormwater Management Comments: BES reviews stormwater
management facilities on private property for the feasibility
of infiltration, pollution reduction, flow control, and offsite discharges. The Site Development Section of BDS
determines if stormwater infiltration on private property is
feasible when slopes on or near the site present landside or
erosion related concerns, or where proximity to buildings
might cause structural problems.
a. BES has reviewed the stormwater report from ZTec Engineers
dated June 10, 2013. The report includes infiltration
testing provided by Rapid Soil Solutions with results of 3
inches per hour at a depth of 4 feet and 24 inches per
hour at a depth of 20 feet. The applicant proposes onsite infiltration by means of a drywell for the proposed
addition to the existing church and vegetated infiltration
planters for the parking area. BDS Site Development has
reviewed the infiltration facility due to the presence of
steep slopes or other landslide hazards and has no
objections; see Site Development’s Land Use Response for
more information. BES has no objections to the proposed
stormwater management approach for the purposes of land
use review. NOTE FOR BUILDING PERMIT REVIEW: The
stormwater report provided by ZTec Engineers dated June
10, 2013 indicates “an overflow will be included for
extraordinary events connected to the public catch basin
in NE Imperial Ave.” Be aware that an escape route for
the parking lot cannot be hard-piped to a catch basin in
the public right-of-way. Instead, stormwater would need
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b.

c.

to flow overland to the right-of-way in a large storm
event.
The applicant has adequately demonstrated that stormwater
runoff from proposed development of this site will managed
onsite and there will be no discharges directed to the
public combined sewer system. Therefore, the capacity of
the public combined sewer system for additional stormwater
flows was not necessary and BES’ adequacy of public
services approval criteria for Conditional Use reviews
have been met.
The applicant is requesting an adjustment to the interior
parking lot landscaping requirements for a parking lot.
BES has no specific approval criteria related to
Adjustment reviews. However, BES provides information to
assist with BDS’s review. BES does not typically support
waiving landscaping requirements. For this specific
project, BES will accept the proposal to mitigate for the
required interior parking lot landscaping by providing
landscaping in two vegetated infiltration planters (624
square foot and a 496 square foot), as approved by BES.
(Exhibit E.1)

With conditions that address public safety and stormwater
management for the surface parking lot, City services are available
and capable of serving this proposal. Therefore, this criterion is
met.

There was at least one comment from opponents that requested that the adjustment to the interior
parking lot requirements be denied. Exhibit H.29. However, no site-specific reason for that request
was offered, nor was any evidence provided indicating that the applicant could not meet the City’s
stormwater management requirements. The proposed adjustment is addressed below. The letter in
opposition provides no factual basis upon which to deny the application.
E.

Area plans. The proposal is consistent with any area plans adopted by the City Council as
part of the Comprehensive Plan, such as neighborhood or community plans.

Findings: BDS Staff found, and the Hearings Officer concurs that there are no adopted area,
neighborhood or community plans that are applicable to the Laurelhurst neighborhood which
includes this site. Nearby neighbors cite the Hollywood Sandy Plan (adopted in 2000). However,
the site is not located with the “study area” identified in this plan. A copy of the study area map
from the plan is identified as Exhibit G.4. Therefore, this criterion is not applicable.
Adjustments
33.805.040 Approval Criteria
Adjustment requests will be approved if the review body finds that the applicant has shown that
approval criteria A. through F., below, have been met.
A.
Granting the adjustment
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Findings: BDS Staff made the following findings:
The purpose of the development standards requested for
Adjustment are:
1. Parking Lot Landscaping Standards – Interior Landscaping
The intent for the parking lot perimeter landscaping, as
stated in Section 33.266.130.A (Purpose) of the Zoning Code,
is as follows:
The parking area layout standards are intended to
promote safe circulation within the parking area,
provide for the effective management of stormwater
runoff from vehicle areas, and provide for convenient
entry and exit of vehicles. The setback and landscaping
standards:








Improve and soften the appearance of parking areas;
Reduce the visual impact of parking areas from
sidewalks, streets, and especially from adjacent
residential zones;
Direct traffic in parking areas;
Shade and cool parking areas;
Reduce the amount and rate of stormwater runoff from
vehicle areas;
Reduce pollution and temperature of stormwater runoff
from vehicle areas; and
Decrease airborne and waterborne pollution.

The intent of the P1 interior parking lot landscaping
standard in Section 33.248.020.I.1 is:
The P1 standard is a landscape treatment which uses a
combination of trees, shrubs, and ground cover to provide
shade, stormwater management, aesthetic benefits, and
screening to soften the impacts of large expanses of pavement
and vehicle movement. It is applied to landscaped areas
within parking lots and associated vehicle areas.
The requested Adjustment is to waive the required interior parking
lot landscaping in the approximately 23,000 square foot surface
parking lot. The landscaping is required as an upgrade to the
nonconforming development. For this 64 space parking lot, the
current interior landscaping standard requires between 16 to 32
trees, depending upon their size. At least 43 shrubs and
groundcover would also be required. The Adjustments to the
landscape standard is being requested in order to retain the same
number of off-street parking spaces. The applicant is proposing
landscaping/stormwater management improvements in the form of two
infiltration planters on either side of the existing stairs. The

Decision of the Hearings Officer
LU 13-175713 CU AD (HO 4130026)
Page 29

stairs provide a pedestrian connection from the public sidewalk to
the slightly elevated parking lot area.
A tall hedge provides visual screening from NE Imperial. The
commercial building that houses a car sales business screens the
parking from NE Sandy Boulevard. The homes on NE Multnomah that
abut the southern edge of the parking area are elevated above
the lot. Retaining walls and tall wooden fences provide
separation between the two uses. The parking area has served
the church facility for over 40 years. A reduction in interior
landscaping likely will not be noticed as a visual impact.
However, an increase, in on-street parking will likely be
noticed by the nearby residents. The nearby neighbors who
submitted a letter, wrote, “It is in the neighborhood’s best
interest to allow the existing lot as is, retaining as many
parking spaces as possible.” In response to the stormwater
management benefits which include air and water pollution and
temperature reduction, the Bureau of Environmental Services
response to this request is:
The applicant is requesting an adjustment to the interior
parking lot landscaping requirements for a parking lot. BES has
no specific approval criteria related to Adjustment reviews.
However, BES provides information to assist with BDS’s review.
BES does not typically support waiving landscaping requirements.
For this specific project, BES will accept the proposal to
mitigate for the required interior parking lot landscaping by
providing landscaping in two vegetated infiltration planters
(624 square foot and a 496 square foot), as approved by BES.
(Exhibit E.1)

BDS Staff found, and the Hearings Officer agrees, that the purpose of the landscaping
requirement can be met even though the adjustment is approved. The existing vegetative
screening is sufficient to provide buffering for the adjacent neighborhood. The applicant’s
desire to retain the maximum number of off-street parking spaces can be accommodated
while achieving the purposes of the parking area landscaping provisions. This criterion is
met.
B. If in a residential zone, the proposal will not significantly detract from the livability or
appearance of the residential area, or if in an OS, C, E, or I zone, the proposal will be
consistent with the classifications of the adjacent streets and the desired character of the
area; and
Findings: The Hearings Officer agrees with the BDS Staff findings as follows: The
church’s parking lot is also located in the R5, Single-Dwelling Residential zone. As stated
above, staff finds that a reduction in on-site parking space could create livability impacts
while a reduction in interior parking lot landscaping would likely not noticeably improve the
appearance of the lot. There is sufficient visual screening along the edges of the lot. This
criterion is met.
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C. If more than one adjustment is being requested, the cumulative effect of the adjustments
results in a project which is still consistent with the overall purpose of the zone; and
Findings: The Hearings Officer agrees with BDS Staff that this criterion does not apply.
D. City-designated scenic resources and historic resources are preserved; and
Findings: The Hearings Officer agrees with the BDS Staff findings as follows: City designated
resources are shown on the zoning map by the ‘s’ overlay; historic resources are designated by a
large dot. There are no such resources present on the surface parking lot. Therefore, this
criterion is not applicable.
E. Any impacts resulting from the adjustment are mitigated to the extent practical; and
Findings: As noted above, one neighbor requested that the adjustment be denied, but no
evidence was submitted showing that the City’s stormwater management requirements could
not be met. Exhibit H.29. The Hearings Officer agrees with the BDS Staff findings as follows:
The proposed two new infiltration planters will mitigate for the stormwater management
functions that additional interior landscape areas would provide. To ensure that the planters are
installed while other construction at the church is occurring, staff recommends a condition that
requires the parking lot improvements be completed prior to the final occupancy of the addition.
Through compliance with the condition, this criterion will be met.
F. If in an environmental zone, the proposal has as few significant detrimental environmental
impacts on the resource and resource values as is practicable;
Findings: The site is not within an environmental zone, which is designated on the zoning map
by either a “c” or “p” overlay. Therefore, this criterion is not applicable.
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.
III.

CONCLUSION

The Hearings Officer concludes that the application can be approved with conditions.

IV.

DECISION
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Approval of a Conditional Use Review for an 8,000 square foot, 2-story addition to the Word of
Life Slavic Baptist Church a Religious Institution; as illustrated on the site plan and exterior
building elevations (Exhibits C.1-C.6), and
Approval of an Adjustment to waive the required interior parking lot landscaping (PCC
33.266.130.G.3) on the required accessory parking area, located on Tax Lots 12-14, Block 35,
Laurelhurst Subdivision, as illustrated on the site plan and parking area storm drain plan, Exhibits
C.1 and C.9, per the following conditions:
A. As part of the building permit application submittal, the following development-related
conditions (B through E) must be noted on each of the 4 required site plans and included as a
sheet in the numbered set of plans. The sheet on which this information appears must be labeled
"ZONING COMPLIANCE PAGE - Case File LU 13-175713 CU AD." All requirements must
be graphically represented on the site plan, landscape, or other required plans and must be
labeled "REQUIRED."
B. At least three trees must be installed between the southern property line and the building
addition. The selected trees must be listed as “medium” or “large” trees from the Bureau of
Development Services Tree and Landscaping Manual and spaced approximately 20 feet apart.
Existing trees, if preserved, may count towards meeting this requirement.
C. Along the eastern property line, a row of evergreen shrubs must be installed. The new shrubs
must consist of species that are expected to achieve a height of at least 6 feet within 3 years
from date of planting. And at least two new trees, listed as “medium” or “large” trees from the
Bureau of Development Services Tree and Landscaping Manual, must be installed between the
addition and the east property line. If retained, the existing row of shrubs can fulfill the shrub
requirement.
D. Prior to the issuance of occupancy permits for the addition, the applicant must construct two
infiltration planters in the accessory parking area, per the approved storm drain plan (Exhibit
C.9). The infiltration planters must be constructed per requirements of an approved building
permit.
E. The applicant must seek assistance from the Portland Bureau of Transportation Options staff to
create a detailed Transportation Demand Management (TDM) Plan that is tailored to the site
and congregation, with the goal of reducing the number of vehicles coming to the site. The
TDM plan must include specific annual goals, measurements, and reporting requirements that
document the results of those efforts. The TDM plan may be modified with the approval of
Portland Transportation Options staff, which allows the flexibility of implementing change to
better achieve the desired results. Prior to building permit approval, the initial TDM plan must
be finalized as a separate document and included as part of the building permit application.
F. The applicant must update its “Trespass Enforcement Agreement” with the Portland Police
Bureau.
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G. Prior to obtaining final occupancy approval from the Bureau of Development Services for the
classroom addition, the applicant must develop with the Laurelhurst Neighborhood Association
(LNA) a Good Neighbor Agreement (GNA) or meet in good faith with the association for the
purpose of reaching agreement on a GNA:
1.

If a GNA is signed by the applicant and LNA, the GNA must be submitted to the
Bureau of Development Services within 30 days of execution.

____________________________________

Kenneth D. Helm, Hearings Officer
December 31, 2013
___________________________________
Date
Application Determined Complete:
September 26, 2013
Report to Hearings Officer:
November 8, 2013
Decision Mailed:
January 2, 2014
Last Date to Appeal:
4:30 p.m., January 16, 2014
Effective Date (if no appeal):
January 17, 2014 Decision may be recorded on this date.
Conditions of Approval. This project may be subject to a number of specific conditions, listed
above. Compliance with the applicable conditions of approval must be documented in all related
permit applications. Plans and drawings submitted during the permitting process must illustrate
how applicable conditions of approval are met. Any project elements that are specifically required
by conditions of approval must be shown on the plans, and labeled as such.
These conditions of approval run with the land, unless modified by future land use reviews. As
used in the conditions, the term “applicant” includes the applicant for this land use review, any
person undertaking development pursuant to this land use review, the proprietor of the use or
development approved by this land use review, and the current owner and future owners of the
property subject to this land use review.
Appeal of the decision. ANY APPEAL OF THE HEARINGS OFFICER’S DECISION MUST BE
FILED AT 1900 SW 4TH AVENUE, PORTLAND, OR 97201 (503-823-7526). Until 3:00 p.m.,
Tuesday through Friday, file the appeal at the Development Services Center on the first floor.
Between 3:00 p.m. and 4:30 p.m., and on Mondays, the appeal must be submitted at the Reception
Desk on the 5th Floor. An appeal fee of $3,000 will be charged (one-half of the application fee
for this case, up to a maximum of $5,000). Information and assistance in filing an appeal can be
obtained from the Bureau of Development Services at the Development Services Center.
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Who can appeal: You may appeal the decision only if you wrote a letter which is received before
the close of the record on hearing or if you testified at the hearing, or if you are the property owner
or applicant. If you or anyone else appeals the decision of the Hearings Officer, only evidence
previously presented to the Hearings Officer will be considered by the City Council.
Appeal Fee Waivers: Neighborhood associations recognized by the Office of Neighborhood
Involvement may qualify for a waiver of the appeal fee provided that the association has standing to
appeal. The appeal must contain the signature of the Chairperson or other person authorized by the
association, confirming the vote to appeal was done in accordance with the organization’s bylaws.
Neighborhood associations, who wish to qualify for a fee waiver, must complete the Type III
Appeal Fee Waiver Request for Organizations Form and submit it prior to the appeal deadline. The
Type III Appeal Fee Waiver Request for Organizations Form contains instructions on how to apply
for a fee waiver, including the required vote to appeal.
Recording the final decision.
If this Land Use Review is approved the final decision 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.
 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.
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.

Decision of the Hearings Officer
LU 13-175713 CU AD (HO 4130026)
Page 34

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.
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EXHIBITS
NOT ATTACHED UNLESS INDICATED
A. Applicant’s Submittal
1. Project Statement and Response to Conditional Use Approval Criteria
2. Response to Adjustment Approval Criteria
3. Transportation Analysis Report, Prepared by Lancaster Engineering
4. Transportation Demand Management Plan
5. Geotechnical Report With Infiltration Testing, Prepared by Rapid Soils Solutions
6. Stormwater Management Report, Prepared by ZTec Engineers
B. Zoning Map (attached)
C. Plans and Drawings
1. Site Plan (attached)
2. Proposed Addition, Exterior Elevations with Height Measurements, Submitted Nov. 4,
2013 (attached)
3. Proposed Addition, South Elevation
4. Proposed Addition, South - West Elevation
5. Proposed Addition, West Elevation
6. Proposed Addition, South – East Elevation
7. Proposed Addition, Floor Plans
8. Proposed Addition, Preliminary Storm Plan (Large Plan)
9. Parking Area, Preliminary Storm Drain Plan (Large Plan)
D. Notification information
1. Request for Response
2. Posting letter sent to applicant
3. Notice to be posted
4. Applicant’s statement certifying posting
5 Mailing List
6. Mailed Notice
E. Agency Responses
1. Bureau of Environmental Services
2. Portland Bureau of Transportation
3. Water Bureau
4. Fire Bureau
5. Site Development Review Section of Bureau of Development Services
6. Life Safety Plan Review Section of Bureau of Development Services
7. Police Bureau
8. Bureau of Parks, Forestry Division
F. Letters
1. Timothy and Tabytha Halloran, Sent Oct. 31, 2013, Letter of Opposition to the Proposal
G. Other
1. Original LUR Application
2. Site History Research
3. Incomplete Application Letter from Staff to Applicant
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4. Hollywood Sandy Plan Study Area Map
5. Pre-Application Conference Summary Report
H. Received in the Hearings Office
1. Hearing Notice - Frugoli, Sheila
2. Staff Report - Frugoli, Sheila
3. 11/9/13 Letter - Morrison, James and Mary
4. Letter with attachment - Nickles, Tony
a. Recommended Conditions of Approval - Nickles, Tony
5. 11/18/13 E-mail from James Stamm - Frugoli, Sheila
6. Letter - Bridge, Kay
7. Email from the Giordanos - Frugoli, Sheila
8. Faxed Letter - Mahler, Joseph
9. 11/20/13 Memo - Frugoli, Sheila
10. 11/19/13 E-mail from Rico and Colleen Giordano - Frugoli, Sheila
11. 11/19/13 E-mail from Vernon Jones and Carl Hitt - Frugoli, Sheila
12. 11/19/13 E-mail from Patrick and Christine Willey - Frugoli, Sheila
13. 11/20/13 E-mail from Tanya Baikow-Smith - Frugoli, Sheila
14. 11/19/13 letter with attachments - Halloran, Timothy and Tabytha
a. Letter - Halloran, Timothy and Tabytha
b. Addendum #1 - Halloran, Timothy and Tabytha
c. Site Plan - Halloran, Timothy and Tabytha
d. Photo - Halloran, Timothy and Tabytha
15. Address - Mobley, Todd
16. Address - Baikow-Smith, Tanya
17. Address - Angus, Jane
18. Address - Peterson, Richard L.
19. Address - Segu, J.K.
20. Address - Weidig, Carol
21. Address - Morrison, James
22. Address - Kenny, John
23. Approximate setbacks from sidewalk - Haffner, Mark
24. 11/18/13 letter on behalf of Laurelhurst NA - Naylor, Gary
25. CD - Wong, Dianna
26. Petition - Wong, Dianna
27. Letter from Carol Weidig - Wong, Dianna
28. Petition - Wong, Dianna
29. Binder - Mahler, Joseph
30. Letter - Sapru, Raj
31. Address - DeBarro, John
32. Record Closing Information - Hearings Office
33. PowerPoint presentation printout - Frugoli, Sheila
34. Faxed letter - Farris Rochelle, Steve and Shari
35. Letter from Chrissy and Brian Clark - Frugoli, Sheila
36. 11/27/13 Memo - Frugoli, Sheila
37. 11/27/13 Memo - Mobley, Todd
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38. 11/27/13 Letter - Kuprikov, Viktor
39. 12/2/13 Proposed Good Neighbor Agreement - Kuprikov, Viktor
40. 12/5/13 Memo - Frugoli, Sheila
41. 12/9/13 Response Memo - Haley, Robert
42. 12/9/13 Letter - Kuprikov, Viktor
43. Technical Memo - Mobley, Todd
44. 12/16/13 Memo - Kuprikov, Viktor

