Date:

September 5, 2014

To:

Interested Person

From:

Kathy Harnden, Land Use Services
503-823-7318 / Kathy.Harnden@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 14-160287 GW
GENERAL INFORMATION
Applicant:

Katherine Schultz / GBD Architects
1120 NW Couch St., Ste 300 / Portland, OR 97209

Owner:

Adrian Boly / GRES Landing Investors, LLC
710 NW 14th Ave / Portland, OR 97209

Representative:

Bob Beauchemin / BC Group, INC
1231 NW Hoyt St #b1 / Portland, OR 97209

Site Address:

4949 SW LANDING DR

Legal Description:
Tax Account No.:
State ID No.:
Quarter Section:
Neighborhood:
Business District:

LOT 1, PARTITION PLAT 2003-77
R649833050
1S1E15BA 00601
3529
South Portland NA., contact Jim Gardner at 503-227-2096.
South Portland Business Association, contact Kevin Countryman at
503-750-2984.
Southwest Neighborhoods Inc., contact Leonard Gard at 503-823-4592.
Macadam
General Commercial with the Design (d) and Greewayriver general (g)
overlays
Greenway (GW)
Type II, an administrative decision with appeal to the Hearings Officer.

District Coalition:
Plan District:
Zoning:
Case Type:
Procedure:

Proposal:
The applicant proposes to construct a 6-story building that will contain 166 apartments with a
south-facing courtyard and 142 parking stalls in the building’s partial basement. The proposal
includes a private drive along the northern edge of the property and a public pedestrian pathway
along the southern boundary that will connect SW Macadam Avenue to SW Landing Drive. (The
original application included a “private” pedestrian pathway, but the applicant has subsequently
stated that “private” was an editing error, and that the walkway was meant to be public.) The
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north and south visible portions of the basement will have gabion rock walls to screen parked cars
from view.
The site is located within the River General (g) and Design (d) overlay zones, approximately 380 feet
west of the Willamette River. A Greenway review is required to determine whether the proposed
development meets the Willamette Greenway Design Guidelines for proposals located within the
River General overlay zone.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33. The
relevant criteria are:
 33.440.350, Greenway Approval Criteria
 Willamette Greenway Design Guidelines

FACTS
Site Description: This 1.7-acre site in southwest Portland is located approximately 380 feet west
of the Willamette River and therefore has no river frontage. It is bordered by SW Landing Drive,
which is a private street, and a vacant lot to the east, SW Macadam Avenue to the west, and
private development to the north and south. The site formerly housed the Willamette Athletic Club
that included a large parking area and limited landscape trees.
Infrastructure:
•

Roads – The site has frontage on SW Macadam. SW Landing Drive is a private street.

•

Sanitary Sewer – There are three gravity sewers in the vicinity of this project: a 34-inch
monolithic public combined gravity sewer located on the east side of SW Macadam (BES project
# 22313); a 60-inch RCP public combined gravity sewer within a sewer easement granted to the
City of Portland located south of this site that runs to the east and north (BES project #
22313); and an 8-inch PVC public sanitary gravity sewer within a sewer easement granted to
the City of Portland located south of this site that runs to the east and north (BES project #
22313). This sanitary sewer runs approximately parallel to the 60-inch public combined sewer,
on the south and east side of the sewer. For questions regarding sanitary sewer connections,
please contact the Bureau of Environmental Services.

•

Storm Sewer – There are both public and private storm-only systems available to this site.
Please review comments from the Bureau of Environmental Services for more information.

Zoning: The Storefront Commercial (CS) zone is intended to preserve and enhance older
commercial areas that have a storefront character. The zone intends that new development in
these areas will be compatible with this desired character. The zone allows a full range of retail,
service and business uses with a local and regional market area. The desired character includes
areas which are predominantly built-up, with buildings close to and oriented towards the sidewalk
especially at corners. Development is intended to be pedestrian-oriented and buildings with a
storefront character are encouraged.
Land Use History: City records indicate there is a concurrent review (LU 14_177695 AD), pending
at this time, to reduce minimum setbacks and increase the maximum building length. Two
previous land use reviews, LU 04-010259 was an approved design review for additional windows at
the Athletic Club, and LU 06-146227 was an approved mixed use development, which was not
developed. There are no conditions of approval that affect this land use review proposal.
Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed July 16, 2014.
1. Agency Review: Several Bureaus and agencies have responded to this proposal. Exhibits E
contain the complete responses. The comments are addressed under the appropriate criteria for
review of the proposal.
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2. Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on July 16,
2014. Eleven written responses have been received from notified property owners and one
comment from the Oregon Department of Transportation in response to this proposal. The South
Portland Neighborhood Association initially raised concerns over public access due to the
applicant’s statement that the access on the south side of the building would be private. That
statement turned out to be an error, as the applicants intended to say that the access would be
public. Many of the comments referred to traffic impacts, parking for new residents, and the
proposed building size, height, parking, or other develop standards that are outside the scope of
this review. Please note however that the proposal is also undergoing an Adjustment Review (LU
14-177695 AD), which will analyze these impacts.

ZONING CODE APPROVAL CRITERIA
33.440.350 Greenway Review Approval Criteria
The approval criteria for a Greenway review have been divided by location or situation. The
divisions are not exclusive; a proposal must comply with all of the approval criteria that apply to
the site. A Greenway review application will be approved if the review body finds that the applicant
has shown that all of the approval criteria are met.
In this case, a Greenway Review is required because it meets the applicability requirements of
Ch.33.440.310 for New Development, and does not meet any of “exempt from review” situations.
However, there is only one Greenway Review Approval Criterion that is applicable to this review, as
follows.
A. For all Greenway reviews. The Willamette Greenway design guidelines must be met for all
Greenway reviews.
Findings: The Willamette Greenway Design Guidelines address the quality of the environment
along the river and require public and private developments to complement and enhance the
riverbank area. The Design Guidelines are grouped in a series of eight Issues. The findings
have been grouped where the City response is substantially similar:
Issue A. Relationship of Structures to the Greenway Setback Area: This issue “applies to all
but river-dependent and river-related industrial use applications for Greenway Approval, when
the Greenway trail is shown on the property in the Willamette Greenway Plan.” These
guidelines call for complementary design and orientation of structures so that the Greenway
setback area is enhanced.
Guidelines:
1. Structure Design. The Greenway Setback area should be complemented and enhanced by
designing, detailing, coloring, and siting structures and their entrances to support the
pedestrian circulation system, including both the Greenway Trail and access connections.
2. Structure Alignment. Where surrounding development follows an established block
pattern, alignment with the block pattern should be considered in structure placement.
Structure alignment should also take into account potential view corridors from existing
public rights-of-way or acknowledged viewpoints. The pedestrian access system should be
designed to take advantage of these alignments.
Findings: The property is not located within or near the Greenway Setback, and the Willamette
Greenway Plan does not show the Greenway Trail on the subject property. Therefore, this Issue
is not applicable.
Issue B. Public Access: This issue “applies to all but river-dependent and river-related
industrial use applications for Greenway Approval, when the Greenway trail is shown on the
property in the Willamette Greenway Plan.” These guidelines call for integration of the
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Greenway trail into new development, as well as the provision of features such as viewpoints,
plazas, or view corridors;
Guidelines:
1. Public Access. New developments should integrate public access opportunities to and along
the river into the design of the Project. This includes the Greenway trail, formal viewpoints,
access connections to the Greenway trail, and internal site pedestrian circulation.
2. Separation and Screening. The pedestrian circulation system, including Greenway trail,
viewpoints, and trail access connections, should be designed to ensure adequate separation
and screening from parking, loading, circulation routes, external storage areas, trash
dumpsters, exterior vents, mechanical devices, and other similar equipment.
3. Signage. Access connections should be clearly marked.
4. Access to Water’s Edge. Where site topography and conservation and enhancement of
natural riverbank and riparian habitat allow, safe pedestrian access to the water’s edge is
encouraged as part of the Project.
Findings: The Greenway Trail is not shown on the subject site as it is located approximately
230 feet east of the site, waterward of the railroad tracks. Therefore this Issue is not
applicable.
However, the applicant is providing an 8-foot-wide sidewalk on the south side of the proposed
structure between SW Macadam and SW Landing Drive. Because the sidewalk area has an
approximate grade of 8 percent, the sidewalk will zigzag down the slope, but will also have
handrails.
Although this sidewalk will not provide access to the existing Greenway Trail, which is located
about 200 feet east of the site, it will provide a safe and direct pedestrian route across the site
from Macadam to Landing Drive. Further, the artists’ rendering of the southeast corner of the
site depicts an open corner with wide sidewalks and planters along both sides of the sidewalk
next to the building and the driveway to the south, creating an aesthetically pleasing, and
pedestrian friendly atmosphere.
As noted above, because the property is not located within or near the Greenway Setback, and
the Willamette Greenway Plan does not show the Greenway Trail on the subject property, this
Guideline is not applicable.
Issue C. Natural Riverbank and Riparian Habitat
Issue D. Riverbank Stabilization Treatments
Findings: Because this site does not contain river frontage, Issues C and D are not applicable.
Issue E. Landscape Treatments: This Issue “applies to all applications for Greenway Approval
which are subject to the landscape requirements of the Greenway chapter of Title 33 Planning
and Zoning of the Portland Municipal Code.” This Issue calls for landscaping treatments that
create a balance between the needs of both human and wildlife populations in the Greenway
Setback area or riverward of the Greenway Setback.
Findings: As discussed above, the site is not located in either the Greenway Setback or
riverward of the Greenway Setback. The Setback covers the first 25 landward from the top of
bank. The setback area is approximately 300 feet east of the site.
Although this project is not subject to the planting standards of the greenway setback found in
PCC 33.440.230, the applicant has proposed to use native plants as landscaping material along
the walkway. Native plants will encourage birds and other wildlife to use the area, which can
be an amenity to dwellers of the new apartments.
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In addition, Base Zone planting standards will apply at the time of Building Permit review. This
guideline is not applicable.
Issue F. Alignment of Greenway Trail: This issue “applies to all applications for Greenway
Approval with the Greenway trail shown on the property in the Willamette Greenway Plan.”
These guidelines provide direction for the proper alignment of the Greenway trail to ensure
year-round use, as well as special consideration for existing habitat protection and physical
features in the area of the proposed alignment;
Findings: The Greenway Trail is not shown on the property; therefore, this Issue is not
applicable.
However, the Greenway Trail is already developed, approximately 230 feet east of the site. The
applicants proposed 8-foot wide walkway along the south side of the proposed structure will
assist the public to access the Trail from SW Landing Drive.
Further, the proposed development was designed to take into account the amenity of the
Greenway Trail nearby. This is reflected in the siting of the building such that the uphill
portion of the structure will contain 5 stories, whereas the downhill portion will be 7 stories,
without raising the height of the building. Levels 1 and 2 will be below the level of the SW
Macadam grade.
The plans and artists’ renderings provided by the applicant demonstrate that the proposed
development has been designed and sited to complement the access to the Greenway Trail.
Issue G. Viewpoints
Issue H. View Corridors
Findings: While the proposal includes ground level amenities for residents and visitors to the
site to take advantage of the limited views of the river views from this site, there are no public
viewpoints or view corridors identified in the Willamette Greenway Plan on this site or abutting
properties that could be impacted by the proposal. These Issues do not apply.
Summary of Findings: Issues B, C, D, E, F, G, and H are not applicable to the proposal. The
applicant has provided plans and elevation drawings that demonstrate Issue A is satisfied. With a
condition that development occurs in substantial conformance with Exhibits C.1, C.7, C.8, and
C.26, this criterion is met.
Criteria:
B. River frontage lots in the River Industrial zone.
C. Development within the River Natural zone.
D. Development on land within 50 feet of the River Natural zone.
E. Development within the Greenway setback
F. Development riverward of the Greenway setback.
G. Development within the River Water Quality overlay zone setback.
H. Mitigation or remediation plans for development within the River Water Quality overlay
zone setback.
Findings: The site does not have River Industrial, River Natural, or River Water Quality
designations. The site is not within 50 feet of a River Natural designation and does not contain
river frontage. These criteria do not apply.

DEVELOPMENT STANDARDS
Development standards that are not relevant to the greenway or adjustment reviews, have not
been addressed in the review, but will have to be met at the time that each of the proposed lots
is developed. Among the various development standards that will be applicable to this lot, the
applicant should take note of:
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Community Design Standards – The Community Design Standards provide an alternative
process to design review by offering developers the opportunity to comply with specific
objective standards. Adjustments to the Community Design Standards are prohibited.



Macadam Plan District Standards – The Macadam Plan District contains special setbacks
and height limits specific to the plan district.

CONCLUSIONS
The project site is a 1.7-acre lot without river frontage and without any connection to the
Greenway Trail or the Willamette River. The applicant proposes to construct a new 5 to 7-story
residential apartment building with a public access sidewalk along the south side. The new
concrete walkway will zigzag downhill from SW Macadam Avenue to SW Landing Drive, a
private street. Stormwater planters will be placed between the zigs and zags of the sidewalk
which will provide landscaping in addition to the proposed landscaping using native plant
materials. Additional landscaping plants will be provided around the perimeter of the building.

ADMINISTRATIVE DECISION
Approval of Greenway Review for construction of the following:
 One 5 to 7-story multi-dwelling residential building, with below ground parking;
 Associated site improvements (walkways, landscaping, etc.)
within the Greenway overlay zone, and in substantial conformance with Exhibits C.2.a, C.2.b,
C.3.a and C.4, as, signed, and dated by the City of Portland Bureau of Development Services on
August 25, 2014. Approval is subject to the following conditions:
A. All permits: As part of the (building, grading, site development, etc.) permit application
submittals, 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.33.
The sheets on which this information appears must be labeled, "Proposal and design as
approved in Case File # LU 14-160287 GW. Any field changes shall be in substantial
conformance with approved Exhibits C.2.a, C.2.b, C.3.a and C.4.”
Note: In addition to the requirements of the Zoning Code, all uses and development must
comply with other applicable City, regional, state and federal regulations.
This decision applies to only the City's environmental regulations. Activities which the City
regulates through PCC 33.430 may also be regulated by other agencies. In cases of overlapping
City, Special District, Regional, State, or Federal regulations, the more stringent regulations
will control. City approval does not imply approval by other agencies.
Staff Planner: Kathy Harnden
Decision rendered by: ________________________________ on September 2, 2014
By authority of the Director of the Bureau of Development Services

Decision filed September 3, 2014

Decision mailed September 5, 2014

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 May 22,
2014, and was determined to be complete on July 14, 2014.
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
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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 May 22, 2014.
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 requested that
the 120-day review period be extended for three weeks. Unless further extended by the
applicant, the 120 days will expire on: November 10, 2014.
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
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 Hearings Officer, who will hold
a public hearing. Appeals must be filed by 4:30 PM on September 19, 2014 at 1900 SW
Fourth Ave. Appeals can be filed at the Development Services Center Monday through
Wednesday and Fridays between 8:00 am to 3:00 pm and on Thursdays between 8:00 am to
2:00 pm. After 3:00 pm Monday through Wednesday and Fridays, and after 2:00 pm on
Thursdays, appeals must be submitted at the reception desk on the 5th 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.
Appeal fee waivers. Multnomah County may cover the appeal fees for their recognized
associations. An appeal filed by a recognized association must be submitted to the City with
either the appropriate fee or the attached form signed by the County. Contact Multnomah
County at 503-988-3043, 1600 SE 190th, Portland, OR 97233.
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 Hearings Officer 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
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775 Summer St NE, Suite 330, Salem, Oregon 97301-1283, 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 %Appeal Body% 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 September 22, 2014 (the
first business day following the last day to appeal).
• 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.
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 Statement
1. Proposal Description
2. Original Narrative
B. Zoning Map (attached)
C. Plans/Drawings:
1. Existing Conditions Site Plan
2.a. Conceptual Development Plan (attached)
2.b. Proposed Development (attached)
2.c. South and West Proposed Elevations
2.d. North and East Proposed Elevations
3.a. Construction Management Plan (attached)
3.b. Paving and Grading Plan
3.c. Stormwater Management Plan
4. Mitigation Plan (attached)
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Bureau of Environmental Services
2. Fire Bureau
3. General Life/Safety
F. Correspondence:
1. James Gardner, July 19, 2014: SW Macadam entrance needed to make structure more
pedestrian friendly; sidewalk should be public, not private
2. Sallie M. Aldape, July 31, 2014: parking lot ventilation, setback issues/adjustments,
traffic impacts on SW Landing Drive
3. Sallie M. Aldape, August 2, 2014: opposition to building size and proposed adjustments
4. Sallie M. Aldape, August 5, 2014: over-building lot; Macadam Overlay District aesthetics
will be lost
5. Rhea Sleeman, August 6, 2014: public safety on SW Landing Drive; not enough visitor
parking; building size
6. James Gardner, August 6, 2014: public access
7. Oregon Department of Transportation, August 7, 2014: planting height and site
distance requirements
8. Connie Stephens August 6, 2014: visitor parking spaces; hazardous pedestrian and
vehicle access; intersection adequacy; SW Landing Drive inadequate for additional
vehicles; size and bulk of proposed building
9. Edwin Collier, August 1, 2014: Scale of structure too large; density increase too large;
increased impacts to traffic, safety, and vegetation; habitat loss
10. Dodie Tombleson, August 6, 2014: addresses Adjustment proposal issues
11. Donna Rocco, August 6, 2014: Requests a public hearing; concerned about hazardous
materials; view corridor impacts; removal of vegetation and related health impacts;
mitigation plans; amount of excavation and grading impacts to greenway and
surrounding structures;
G. Other:
1. Original LU Application
2. Incomplete Letter to Katherine Schultz, GBD Architects
3. Request to extend 120-Day Review period for 3 additional weeks.
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).

