Date:

April 21, 2015

To:

Interested Person

From:

Kathleen Stokes, Land Use Services
503-823-7843 / Kathleen.Stokes@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
mailed copy of this document is only a summary of the decision. The reasons for the decision,
including the written response to the approval criteria and to public comments received on this
application, 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 14-215410 DZ AD
GENERAL INFORMATION
Applicants:

Tim Hobin / The William Warren Group Inc.
940 Southcoast Dr, Suite 205 / Costa Mesa CA 92626
Brian Hornung / DCB Construction Company
909 E 62nd Ave / Denver CO 80216

Owner:

Beaverhill Associates LLC
PO Box 882 / New York NY 10108-0882

Site Address:

4322 SW BEAVERTON HILLSDALE HWY

Legal Description:

BLOCK 2 LOT 1&2 TL 10700, GLEN CULLEN; BLOCK 1 INC PT VAC
ST LOT 8&9 EXC PT IN HWY, GLEN CULLEN; BLOCK 4 LOT 1-3 TL
4800, GLEN CULLEN; BLOCK 4 INC PT VAC ST E 35' OF N 50' M/L
OF LOT 3, GLEN CULLEN; BLOCK 4 INC PT VAC ST LOT 4, GLEN
CULLEN; BLOCK 4 INC PT VAC ST LOT 5, GLEN CULLEN
R320200150, R320200130, R320200680, R320200740, R320200750,
R320200780
1S1E17BC 10700, 1S1E17BC 02800, 1S1E17BC 04800, 1S1E17BC
04900, 1S1E17BC 05000, 1S1E17BC 05100
3525

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

Hayhurst, contact Janet Hawkins at 503-988-3707.
Hillsdale Bus. & Professional, contact Mike Roach at 503-246-8311.
Southwest Neighborhoods Inc., contact Leonard Gard at 503-8234592.

Zoning:

CGc (General Commercial with an Environmental Conservation Overlay
Zone on the southern portion of the site)
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Design Review, Adjustment Review
Type II, an administrative decision with appeal to the Design
Commission.

Proposal: The applicants are proposing to construct a new 97,570 square-foot self-service
storage building on the portion of this site that abuts the south side of SW Hillsdale Court and
to remodel an existing 2,406 square-foot commercial building on the north portion of the site,
that is situated north of SW Hillsdale Court and south of SW Beaverton Hillsdale Highway.
New landscaping will be provided, in accordance with Code requirements. The natural area on
the south side of the site, in the Environmental Conservation Zone, is proposed to remain
undisturbed. Zoning Code Section 33.284.040 B. states that in the C and EX zones, all SelfService Storage uses to be located in newly constructed buildings must be approved through
Design Review.
The new building would be three-stories above grade, with a basement. The proposed design
employs an articulated wall design, with a variety of different materials and colors to address
the design guidelines. Materials include masonry “basalite,” in smooth face, “cocoa,” with
bands of ground face, “cocoa,” and, “sandstone.” Other surfaces are proposed to have metal
wall panels in, “ Kingspan Adobe, Kingspan Driftwood Mica and deep red.” Clear glazing will
also be used for windows, as well as clear anodized aluminum on the store-front face. Parapets
will be included on the roof to screen views of rooftop equipment from the street.
The one-story building on the north side of the site, which formerly was the location of a
restaurant, will be remodeled to serve as the leasing office for the self-storage facility. An old
roof-top sign will be removed and a new sign is proposed to be added to the eave fascia on this
building. The parking area will be improved to current Code standards, with new striping and
landscaping.
The plan has been clarified to indicate that six loading spaces are proposed, two on each side of
the new self-service storage building and two at the center-front of the building. The two
spaces on the west side of the building meet the Standard A loading space size requirements ,
10 feet wide by 35 feet long, with at least 13 feet of overhead clearance. The other spaces are
all designed to meet the Standard B loading space size requirements, 9 feet wide by 18 feet
long, with at least 10 feet of overhead clearance. These spaces would not have a turn-around
area and so drivers would need to either back into the spaces from the roadway or back out
onto SW Hillsdale Court (also referred to as SW Glen Cullen Way).
The standards of the Portland Zoning Code, Title 33, include a requirement that loading zones
must be designed so that vehicles enter and exit the site in a forward motion. Exceptions to
this standard are approved through Adjustment Reviews, if all of the relevant approval criteria
are met or if the criteria can be met through conditions of approval. Therefore, the applicants
are also requesting approval of an Adjustment to Zoning Code Section 33.266.310 F, to allow
the loading spaces to be designed without being able to enter and exit in a forward motion.
Relevant Approval Criteria:
To be approved, this proposal must comply with the
approval criteria of 33.284.050 A.-F., Self-Service Storage Design Guidelines and also with
33.805.040 A.-F., Adjustments, which are cited below.

ANALYSIS
Site and Vicinity: The site consists of two properties that are located on either side of SW
Hillsdale Court, south of Beaverton Hillsdale Highway and west of the intersection with SW
42nd Avenue. The northern property, which has an area of 8,537 square feet is located just
across the highway from the south end of SW 43rd Avenue. This part of the site has a 2,378
square-foot structure that formerly housed a restaurant and is proposed to be remodeled to
serve as the lease office for the proposed self-service storage facility. The southern property
has an area of 30,243 square feet and is currently vacant. This part of the site, which is the
proposed location for the new self-storage facility building has a fairly steep slope, particularly
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on the southern, uphill portion which extends through the Environmental Conservation zone to
also front on the south edge at Fairvale Court. There is a more gradual slope that also
contains an active drainage area at the northern, downhill edge along Hillsdale Court.
The area around the site, along the SW Beaverton Hillsdale Highway frontage and also to the
east and west on SW Hillsdale Court, consists of various commercial establishments, including
a car repair shop and several small scale retail uses. To the south, along SW Fairvale Court
there are residential properties which are predominantly single-dwelling houses that are
located in both the General Commercial zone and in the other residential zones to the south.
At the top of the slope, on the southern half of the site, and across Fairvale Court and
extending across portions of the surrounding residential lots, the Environmental Conservation
Overlay zone protects Resource Area 125 of the Fanno Creek and Tributaries Protection Plan,
which was adopted in 1994. The plan states that this resource area contains a Fanno Creek
tributary that is, “somewhat degraded by the loss of native vegetation, but this area remains
important as wildlife habitat (particularly as a corridor).” The resource area of this zone is not
proposed to be disturbed for this project. Existing trees are located on the southern and
eastern edges of this property. An inventory conducted by the applicants shows coniferous and
deciduous trees. The latter group includes approximately 62 trees (maples and alders), that
range between six and twenty-four inches in diameter.
Zoning: The site is zoned CG, General Commercial. This zone is intended to allow autoaccommodating commercial development in areas already predominantly built in this manner
and in most newer commercial areas. The zone allows a full range of retail and service
businesses with a local or regional market. Industrial uses are allowed but are limited in size
to avoid adverse effects different in kind or amount than commercial uses and to ensure that
they do not dominate the character of the commercial area. Development is expected to be
generally auto-accommodating, except where the site is adjacent to a transit street. The zone’s
development standards promote attractive development, an open and pleasant street
appearance, and compatibility with adjacent residential areas. Development is intended to be
aesthetically pleasing for motorists, transit users, pedestrians, and the businesses themselves.
The site also has a “c” or Environmental Conservation Overlay. This zoning overlay protects
environmental resources and functional values that have been identified by the City as
providing benefits to the public. The environmental regulations encourage flexibility and
innovation in site planning and provide for development that is carefully designed to be
sensitive to the site’s protected resources. Proposed development must meet the special
development standards for the “c” Overlay or be approved through Environmental Review, in
order to ensure that impacts on environmental resources are minimized.
Land Use History: City records indicate there are no prior land use reviews for this site.
Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed November 18, 2014.
The following Bureaus have responded with no issues or concerns:
•

•

Environmental Services (BES) sent an original response, in which they expressed concerns
about the proposed stormwater management plan and whether any modifications to meet
the requirements of the City’s Stormwater Management Manual might impact the outcome
of the proposed design (Exhibit E-1a). After reviewing additional information from the
applicants’ engineers, BES submitted an addendum that states that the stormwater
management plans for the project are feasible and provided comments for the applicants to
refer to in preparing the documents for permit submittal, including a requirement for
drainage reserves for the existing drainageways that are located on the site (Exhibit E-1b).
Transportation Engineering sent a response which, as summarized, indicated that there
were an adequate number of parking and loading spaces being proposed and that also
found that the Adjustment to allow the loading spaces without a turn-around area to allow
both ingress and egress in a forward motion should not cause any significant problems due
to the relatively low traffic levels of SW Canyon Court. More details from this response are
included in the findings for the requested Adjustment, below (Exhibit E-2).
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Water Bureau noted no objections and provided information on the availability of water
service for the site (Exhibit E-3).
Fire Bureau stated plans must show that Fire Code regulations will be met at the time of
permit review (Exhibit E-4).
Site Development Section of BDS noted that a geotechnical report must be submitted at the
time of permit review and that Title 10 requirements for erosion prevention and sediment
control apply to both site preparation work and development (Exhibit E-5).
Life Safety Plan Review Section of BDS noted that building permits are required and
recommended a Preliminary Life Safety Meeting be requested (Exhibit E-6).
Parks-Forestry Division provided an explanation of the requirements of the City’s Title 11
for street trees, which must be included to show the project meets Code requirements for
protection, preservation and planting of street trees in all submitted building and street
plans (Exhibit E-7).

Neighborhood Review: A total of four written responses have been received from either the
Neighborhood Association or notified property owners in response to the proposal. These
neighbors all expressed concerns with the proposed project, as described below:
Janet Hawkins, Chair of the Hayhurst Neighborhood reported that a joint meeting had been
held with representatives of both the Hayhurst and the Bridlemile Neighborhood Associations,
on December 4, 2014, when one of the applicants’ representatives, Peter Fry, discussed the
project. On behalf of the Hayhurst Neighborhood, the following concerns were raised:
• Access to the proposed parking bays will create a constraint on already limited on-street
parking for the adjacent businesses along SW Hillsdale Court. The neighborhood
recommended that the overall building proposal be down-sized to allow space for an
onsite parking area on the west side of the building.
• The business may create detrimental impacts on neighbors who live on the slope above
the facility, along SW Fairvale Court and Cullen Boulevard. Potential impacts were
anticipated from upslope glare from lighting, noise and hours of operation.
• There is a potential for impacts on the Environmental Conservation-zoned area, with
the runoff of storm water from the site to Fanno Creek (Exhibit F-1).
Gary A. Hoselton, owner of a commercial property at 4400 SW Beaverton Hillsdale Highway
noted that his tenant is the owner of Hillside Imports, which he described as, “a high-end
automobile servicing and repair shop.” He noted that the adjacent area is congested with, not
only the customers and employees of his tenant, but also those of other adjacent businesses,
including, “Jack’s Taproom restaurant, CK Industries fabrication shop and Working Class
Acupuncture.” His concern was that drivers who were not used to handling trucks would have
difficulties backing and observing safety for pedestrians and other drivers when accessing the
west loading spaces and requested that this loading area be denied (Exhibit F-2).
Liza Burney, an adjacent residential property owner, wrote a detailed letter that described her
issues of concern:
• The 10-foot-wide loading spaces are not sufficiently wide to safely accommodate average
moving vehicles, such as “U-Haul” trailers, especially when the drivers are not
professionals who used to maneuvering such vehicles.
• Concerns about this proposed design of the loading spaces were tied, in this letter, to
the City’s process for street vacation and improvement requirements, which the writer
deemed were reasons to push for the allocation of space for drive-through loading
access.
• The letter went on to express concern regarding the number of trips that might be
generated by the facility, with more than 500 storage spaces in the 97,570 square-foot
facility. The letter based this on research that Ms Burney states that she was able to
conduct which showed a likely 260 trips per day, which she translated to 26 per hour
for a 10-hour business day. She states that the “five proposed loading spaces” are not
adequate to serve this facility.
• The letter also claims that the proposed number of parking spaces is insufficient, due to
the number of auctions that would be taking place at the facility each month.
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In closing, Ms. Burney states that the facility should be down-sized for all of the parking
and loading issues raised above and also because, “maximizing the footprint,” will deter
the ability to adequately manage storm water runoff, thereby creating negative impacts
on the environmental resource area in the “c” zone (Exhibit F-3).

Brian Sheridan and Adelia Hwang, also owners and residents of an adjacent residential
property, wrote to express the following concerns:
• These neighbors were not satisfied with the statement that the Environmental
Conservation Zone area would remain undisturbed, noting that 15-foot-wide ditch at
the rear of the building would come to within 5 feet of the “c” zone boundary. In the
letter they stated that they thought there should be a buffer between the ditch and the
environmental zone.
• The neighbors also objected to the type of business that is being proposed, stating that
it does not offer the needed small/locally-oriented business to serve the adjacent
residential area or promote the City’s concept of the “20-Minute Neighborhood.”
• The letter states that the proposal does not improve the desired character of the area
and will cause negative impacts that promote making Beaverton Hillsdale Highway
more like SW Barbur Boulevard, which is an atmosphere to which they are opposed.
• These neighbors state that the design of the proposed building does not appear to meet
the design guidelines, because they believed that there was not a sufficient amount of
landscaping proposed and that the street facades were not varied and interesting.
• The final concern raised was that use of the existing building on the Beaverton Hillsdale
Highway frontage for the office space for the facility would create additional traffic in the
turn lane which would be a hazard for the pedestrians trying to cross to access the TriMet stop on the south side of the highway (Exhibit F-4).
(Staff Note: Stormwater runoff is reviewed and managed in accordance with the City’s
Stormwater Management Manual. Preliminary discussions occurred to ensure that the proposed
design would not preclude meeting these requirements at the time of Building Permit Review.
Potential impacts from glare from lights and from noise will be subject to meeting the offsite
impacts standards of Zoning Code Chapter 33.262 and, if necessary, would also need to be
documented at the time of Building Permit Review. Regular customer parking spaces are not
required for this location, under the Code provisions for sites that are well-served by transit
(33.266.110 D). Two loading spaces are required, under Code Section 33.255.310 D, which
must meet Standard A, with dimensions of 10 feet wide, 35 feet deep and 13-foot overhead
clearance. In this case, subject to revised plans that meet additional standards for setbacks,
landscaping and pedestrian connections, two such spaces are proposed. There are also an
additional four loading spaces, which meet Standard B under the same Code Section, with
dimensions of 9 feet wide, 18 feet deep and an overhead clearance of 10 feet. No additional
loading spaces are required for auctions at self-storage facilities. The other issues raised by
these neighbors will be addressed in the findings for the approval criteria for the requested land
use reviews, below).
I.

ZONING CODE APPROVAL CRITERIA

Chapter 33.284 Self Service Storage
33.284.010 Purpose Self-Service Storage uses have some characteristics in common with
both commercial use and industrial uses. This chapter provides regulations so that SelfService Storage uses can be appropriately sited in either industrial or some commercial zones,
while maintaining the desired character and function of the specific zones. In general, SelfService Storage uses are similar to other commercial uses in that they provide a service to
residential and business uses. The character of their development is often more similar to
industrial buildings and their low activity level does not add to the vitality of a commercial
area.
Section 33.284.050 Self-Service Storage Design Guidelines
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These design guidelines are used to review new Self-Service Storage uses in the C and EX
zones. They apply in addition to any design guidelines that apply because of an overlay zone or
plan district.
Note: In this case, there is no design overlay and no plan district so there are no
additional guidelines for this proposal.
A. Building and roof design. The building and roof are designed to be compatible with
surrounding development, especially near residential uses. Considerations include design
elements that break up long, monotonous building or roof lines and elements that are
compatible with the desired character of the zone.
Findings: The applicant notes that the roof plan and building elevations for the new
building (Exhibits C-4 through C-6) are compatible with surrounding development and
nearby residential uses by use of these approaches and design elements:





Different building textures, colors and articulations are used to provide an attractive
and compatible architectural façade.
Articulation of the exterior facade along the SW Hillsdale Court street frontage
breaks up the wall plane to create architectural interest for a larger scale building
that is allowed in the mix of more intense commercial uses that characterize the
General Commercial zone.
The lines of the building façade and roof are designed to be contrary to the
prototypical undistinguished box-style of self-storage facilities. Instead, the design
includes multiple parapet heights and alternating materials that continue to wrap
the east and west sides of the building, making use of the stair tower elements to
buffer the transition to the more simplified south elevation, where the existing
natural area buffers and screens the development.

This guideline is therefore met.
B. Building materials. The materials used for buildings, roofs, fences and other structures
are compatible with the desired character of the zone and are visually pleasing, especially near
residential uses.
Findings: The applicant indicates that the materials that are proposed for the building
are compatible with the desired character of the zone and are visually pleasing, especially
near residential uses, due to the following aspects of the design. A sample board (Exhibit
C-12) was provided that shows the various materials that are proposed for the project, and
these are further described below:





At the street level, the building is predominately ground face masonry with a ground
face accent band and multi-story clear anodized storefront fenestration at each end.
At the second and third floor levels, the façade includes prefinished architectural
metal panels in earth-toned colors, representing the company brand.
These compatible materials envelop the buildings corners, culminating at the two
stairway enclosures.
The building entries are accentuated by prefinished metal canopies that also
enhance the character of the building and bring a human scale to the project.

This guideline is therefore met.
C. Street facades. The design and layout of the street side of the site provides a varied and
interesting façade. Considerations include the use of setbacks, building placement, roof design,
variations in building walls, fencing, other structural elements, and landscaping.
Findings: The applicant notes that the street side facade of the proposed building
(Exhibits C-5 through C-7) provides varied and interesting facades by use of these
elements:
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The building’s façade is articulated in both the horizontal and vertical directions.
The structure was pushed closer to the street to create a more intimate proximity
with SW Hillsdale Court.
The east and west corners feature full height storefront glazing systems that provide
views to the interior. At night, these interiors will be illuminated to provide
additional interest to the street-facing façade.
A centrally located angled canopy is proposed to stretch across the front, directing
the eye to the main entry.
The overall façade is surfaced with masonry that is broken up with the use of faux
coiling doors at the west end and street level storefront. This treatment then
transitions to decorative pre-finished insulated metal building panels with either a
½” joint pattern or a horizontal corrugated profile at its head.

This guideline is therefore met.
D. Landscaping. The landscaping on the site provides appropriate transition from public to
private spaces, separates and buffers the buildings from other uses especially abutting
residential uses, and provides visual relief from stark, linear building walls.
Findings: The applicant explains that extensive landscaping (Exhibit C-2 and C-3) is
planned for the proposed facility:






Street improvements taking place along SW Hillsdale Court create the opportunity
for a tree lined street with new sidewalks that give a transition that was previously
lacking, from the vehicle roadway to the private property. An area of ground cover
landscaping in front of the building will also offer visual relief and soften the edge as
the area that transitions from the new public sidewalk to the private space.
The vacated SW 43rd right-of-way is also proposed to have additional landscaping to
soften the edge adjacent to the façade of the small existing building on the north
portion of the site. This will also enhance views of the site from SW Beaverton
Hillsdale Highway.
In addition to the proposed landscaped areas, the natural area in the Environmental
Conservation Overlay Zone, on the southern edge of the site will remain in its
natural state, which offers substantial additional screening and buffering for the
nearby residential area.

This guideline is therefore met.
E. Fencing. Any proposed fencing is designed to be compatible with the desired character of
the area and is especially sensitive to abutting residential uses. Use of rolled razor wire is
discouraged.
Findings: No fencing is being proposed for this project.
This guideline is therefore met.
F. Security. The perimeter of the site is designed to provide adequate security for both the
site and abutting sites. Considerations include fence and wall materials and placement, type
and placement of landscaping including thorny plant material and desired visibility or privacy.
Findings: The applicant reports the following measures that are to be included to ensure
that there is adequate security for the site and abutting sites:






The facility will be monitored by interior and exterior video surveillance.
All entry points will have controlled keypad access to reduce vandalism and loitering
opportunities.
The central loading area will have an overhead security grille during off-hours.
All of the storage units will only have access from the interior of the building.
Users of storage units will have access to the basement, second and third floors via
access-controlled elevators that are centrally located at the covered
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loading/unloading area (shown on the site plan, Exhibit C-2 and the floor plans,
Exhibits C-8 through C-11). This will limit access to certain floors only to the
customers who are renting units on those floors, while stairways at each end of the
building will only be utilized for emergency egress.
This guideline is therefore met.
Summary: The applicant has shown that the proposed facility design adequately addresses
considerations of building and roof design, building materials, street facades, landscaping,
fencing and security. The Design Guidelines of 33.284, Self-service Storage Facilities are met
by this proposal.
33.805.010 Purpose of Adjustments The regulations of the zoning code are designed to
implement the goals and policies of the Comprehensive Plan. These regulations apply city-wide,
but because of the city's diversity, some sites are difficult to develop in compliance with the
regulations. The adjustment review process provides a mechanism by which the regulations in the
zoning code may be modified if the proposed development continues to meet the intended purpose
of those regulations. Adjustments may also be used when strict application of the zoning code's
regulations would preclude all use of a site. Adjustment reviews provide flexibility for unusual
situations and allow for alternative ways to meet the purposes of the code, while allowing the
zoning code to continue to provide certainty and rapid processing for land use applications.
33.805.040 Adjustment Approval Criteria
Adjustment requests will be approved if the review body finds that the applicant has shown
that approval criteria A. through F. stated below, have been met.

A. Granting the adjustment will equally or better meet the purpose of the regulation to be
modified; and

Findings: Adjustment to zoning Code Section 33.266.310 F to allow the loading spaces to
be designed without being able to enter and exit in a forward motion. The purpose for this
regulation is included in Zoning Code Section 33.266.310 Loading Standards:
A. Purpose. A minimum number of loading spaces are required to ensure adequate areas
for loading for larger uses and developments. These regulations ensure that the
appearance of loading areas will be consistent with that of parking areas. The regulations
ensure that access to and from loading facilities will not have a negative effect on the traffic
safety or other transportation functions of the abutting right-of-way.
Portland Transportation (PBOT) reviewed the number of loading spaces that are proposed
for this facility and the Adjustment request to allow the spaces without a turn-around area
to allow vehicles to enter and exit in a forward motion. PBOT’s analysis follows:
The applicant has submitted a technical memorandum prepared by a licensed transportation
engineer that includes information that is relative to the above referenced approval criterion. The
proposed development on the subject site is categorized as a land use “type” (miniwarehouse/category #151) in the Institute of Transportation Engineers Trip Generation and
Parking Generation manuals. Accordingly, the applicant’s traffic consultant utilized the data from
each respective manual to estimate expected trip and parking generation associated with the
proposed self-storage facility. The trip generation analysis indicates that there are 15 expected
trips during the PM peak period of operation (4 PM - 6 PM) associated with the proposed selfstorage facility. Additionally, the proposed self-storage facility is expected to result in a peak
(hour) parking demand of 11 spaces. These two analytical calculations provide PBOT staff with
information directly relative to the previously identified and pertinent loading purpose statement.
The equivalent number of trips would be 0.125 trip/minute during the 2 hour peak period. The
calculated expected increase in trip generation associated with the proposed self-storage facility
represents a diminimous impact to the nearby intersections.
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With regard to the proposed use’s expected parking generation, there are 5 proposed parking
spaces on the office portion (north side) of the site and there are 6 proposed loading spaces on
the self-storage facility portion (south side) of the site; the site is bisected by SW Hillsdale Ct with
the associated office function of the proposed development located on the north side of the street
and the actual self-storage units located on the south side of the street. It should be noted that
there are 2 required on-site loading spaces pursuant to Zoning Code Chapter 33.266. The site’s
proposed number of on-site spaces should accommodate the use’s peak parking demand without
adversely impacting on-street parking along SW Hillsdale Ct. PBOT acknowledges written
testimony in relation to the proposed project that has been submitted by nearby property owners
in the area. Some of the written testimony expressed concerns to the existing on-street parking
conditions along SW Hillsdale Ct. It must be noted that as a result of the lack of curbs along SW
Hillsdale Ct, it is clear that vehicles have been parked along the street in a “head in” fashion. This
type of parking along a street can result in more parked vehicles as compared with parallel
parking. In relation to the proposed development on the subject site, the applicant will be
constructing standard r.o.w. improvements along the site’s frontages (including along the north
and south sides of SW Hillsdale Ct). The standard r.o.w. improvements will include new curbs
and sidewalk corridors along the site’s frontages on SW Hillsdale Ct. The construction of
conventional curbs will no longer allow vehicles to be parked in a “head in” fashion. Given the
length of the subject site along the south side of SW Hillsdale Ct, even with the multiple curb cuts
for the numerous loading spaces, there will be ample room for approx 11 vehicles to be parked
on the street (based on the submitted Public Works engineered plans, there will be approx 265-ft
of un-interrupted curb length along the south side of SW Hillsdale Ct). On-street parking along
the frontages of the abutting sites will be unaffected by the subject public r.o.w. improvements.
The applicant’s proposal includes 6 on-site loading spaces, which is four more than required by
the Zoning Code. The provision of these loading spaces along with the number of on-site parking
spaces (serving the office functions on the north side of the street), “will not have a negative
effect on the traffic safety or other transportation functions of the abutting right-of-way”. Further,
the required r.o.w. improvements along both sides of SW Hillsdale Ct will help to regulate the
current unfettered parking occurring along the street. With regard to the subject Adjustment
request (to eliminate the requirement for forward motion ingress/egress) in association with the
proposed loading spaces, the required r.o.w. improvements will also result in better defining the
roadway (for vehicle travel) and the subject site’s multiple access points (via new curb
cuts/driveways), including proposed loading spaces. In its current conditions, SW Hillsdale Ct is
improved with dilapidated asphalt with no curbs or sidewalks. With cars parked in a head-in
manner on both sides of the street, the effective “roadway width” is only 23-24 ft (based on aerial
measurements). The r.o.w. improvements will result in a distinctive 32-ft wide roadway along the
site’s frontages that will accommodate (parallel) parking along both sides of the street. This
alerted awareness to the vehicular roadway and distinct loading spaces “will not have a negative
effect on the traffic safety or other transportation functions of the abutting right-of-way”.
The improved conditions of SW Hillsdale Ct will accommodate either backing in or backing out
maneuvers associated with future loading vehicles on the site. The orientation of the proposed
loading spaces in relation to the self-storage building will allow for drivers of exiting vehicles from
the site (either in a forward or backward motion) to see vehicle traffic traveling along SW Hillsdale
Ct. Exiting speeds from the self-storage facility are expected to be low enough that if on-coming
traffic is approaching the exiting vehicles, there will be sufficient driveway length and sidewalk
corridor depth for the exiting vehicles to come to a comfortable stop (prior to entering the
roadway). What has yet to be mentioned is that SW Hillsdale Ct serves only 2-3 other uses along
the street. It functions somewhat as a frontage street for the abutting SW Beaverton-Hillsdale
Hwy. Accordingly, the number of vehicles expected to utilize SW Hillsdale Ct are directly related
to the few number of additional uses along the street. Volumes along this street are therefore
comparatively low, even factoring in the new number of trips expected to be generated by the
proposed self-storage use. All of these factors support the previous findings that the lack of
forward ingress/egress onto/from the proposed self-storage use “will not have a negative effect
on the traffic safety or other transportation functions of the abutting right-of-way”. Given the
findings herein, PBOT is supportive of the applicant’s Adjustment request.
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BDS staff often depends on the expertise of PBOT analysis when making decisions that are
related to traffic safety and the safety of pedestrians who may be interacting with
maneuvering vehicles. It is therefore reassuring that PBOT considers this proposal to be
meeting the purpose of the regulation that considers traffic safety and other functions of
the abutting right-of-way. However, in this case, BDS staff is requiring that the applicant
go further to provide some mitigation and extra caution. A condition of approval will
require that signs are to be prominently posted on–site, at the entrance to the loading
spaces, which direct customers to always back into the loading spaces, so that exiting back
onto the right-of-way will always be in a forward motion. This direction must also be
included in any information provided to customers, whether digitally, orally or on paper.
Facility staff who are monitoring the operation must watch to see that this direction is
being followed by the customers.
With this condition, this criterion can be 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 site is comprised of two parcels. The smaller northern parcel, where the
office space is proposed to be located, is situated between SW Beaverton Hillsdale Highway
and SW Hillsdale Court. The larger southern parcel, where the storage facility is proposed
to be located, is situated between SW Hillsdale Court and SW Fairdale Court. The City’s
Transportation System Plan classifies Southwest Beaverton Hillsdale Highway as a Major
City Traffic Street, a Major Transit Priority Street, a City Walkway, a City Bikeway, a Major
Emergency Response Street, A Main Truck Street for freight, and a Regional Corridor for
street design. Southwest Hillsdale Court and Southwest Fairdale Court are classified as
Local Service Streets for all transportation modes.
Major City Traffic Streets are intended to serve as the principal routes for traffic that has at
least one trip end within a transportation district. Auto-oriented development is expected
to be located along these streets, but should orient to pedestrians along streets also
classified as Transit Streets.
Transit Streets are intended for high-quality transit service that connects to the Central
City or other regional centers on the Major Transit Priority Streets and for district-oriented
transit service along Transit Access Streets. Auto-oriented development is discouraged,
except on Major City Traffic Streets. An enhanced environment for transit users, with
covered shelters, trash receptacles, benches, and route information is expected, regardless
of the traffic classification. Pedestrian-oriented development is expected along Transit
Access Streets, with safe and convenient pedestrian and bicycle access to transfer points
and transit stops. Community Transit Streets are intended to serve neighborhoods and
industrial areas and connect to citywide transit service.
City Bikeways are intended to provide safe and convenient access for bicyclists on City
Streets. Streets with this classification are intended to provide access to the Central City,
regional and town centers, station communities, and other employment, commercial, and
institutional destinations.
City Walkways are intended to provide safe, convenient, and attractive pedestrian access to
activities along major streets and to recreation and institutions; provide connections
between neighborhoods, and provide access to transit.
Truck Streets are intended to provide convenient access for freight movement on City
streets. Major Truck Streets are intended to serve truck trips with one or both trip ends in
a Transportation District (ie. Southeast Portland). Minor Truck Streets are intended to
serve truck trips with both trip ends within the same transportation district.
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Emergency Response Streets are intended to provide access for fire, police and ambulance
services. The Major Emergency Response Streets are intended to serve primarily the
longer, most direct legs of emergency response trips. The Minor Emergency Response
Streets are intended to serve primarily the shorter legs of emergency response trips.
Regional Main Streets are designed to accommodate motor vehicle traffic, with features that
facilitate public transportation, bicycles, and pedestrians. Development is expected to
include a mix of uses that are oriented toward the street.
Local Streets are designed to complement planned land uses and reduce dependence on
arterials for local circulation. They are multi-modal, but are not intended for trucks, other
than local deliveries.
The site is zoned CG, General Commercial, a zone that is intended to allow autoaccommodating commercial development in areas already predominantly built in this
manner and in most newer commercial areas. The zone allows a full range of retail and
service businesses with a local or regional market. Development in the CG zone is expected
to be generally auto-accommodating, except where the site is adjacent to a transit street.
The zone’s development standards are intended to promote attractive development, an open
and pleasant street appearance, and compatibility with adjacent residential areas.
Development is also intended to be aesthetically pleasing for motorists, transit users,
pedestrians, and the businesses themselves.
Self-service storage is a use that is allowed by right in the zone, but the development for the
use sometimes requires approval through Design Review. In fact, the CG zone is one of
only two commercial zones in the City that allows this use, the other being Central
Commercial or CX. The CG zone is expected to have larger, more intensive commercial
uses and that is why the designation is placed on sites that are located near highways and
major arterials. The preferences expressed by some of the neighbors, to see a smaller
scale, neighborhood-oriented business in this location would be better ensured by zoning
that was tailored specifically to invite such enterprises, such as The Neighborhood
Commercial zones (CN1 and CN2) or the Storefront Commercial zone (CS). The code
specifically indicates that this use is suitable for and in character with this zone.
Since the use is consistent with the zone, the concern here is whether the development as
proposed, is consistent with the character of the adjacent street classifications, in light of
the request for an exception to the development standard for the ingress and egress from
the loading spaces. This ingress and egress would only be to and from SW Hillsdale Court,
so there are no impacts from this Adjustment request for SW Beaverton Hillsdale Highway,
which is a street that has one of the highest level traffic classifications. The remainder of
this project is being built in accordance with City Code requirements and so pedestrians
who are crossing the highway, either in a legal crosswalk or not, are not considered to be
impacted by this Adjustment to a standard for loading spaces on the south side of SW
Hillsdale Court. As noted in the analysis by Portland Transportation, there are an adequate
number of loading spaces for the facility and the required street improvements will result in
a better organized traffic situation on SW Hillsdale Court. (There is no vehicular access to
SW Fairdale Court, so that street is not part of the consideration here). As discussed in the
findings for Criterion A, above, BDS staff wishes to go further in this case to serve the idea
of caution and so will include a condition that requires notification of customers who use
the loading spaces to back into the spaces, allowing egress in a forward motion. The
condition also requires the establishment to monitor the situation to ensure compliance.
With this condition, this criterion can be met.
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: Only one adjustment is being requested. Therefore, this criterion does not apply.
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D. City-designated scenic resources and historic resources are preserved; and
Findings: City-designated scenic resources are shown on the City’s zoning maps by an “s”
or Scenic Overlay Zone. City-designated historic resources are shown on the City’s zoning
maps, either as an adopted landmark, or as a site that is located within the boundaries of a
Historic Conservation or Historic Design District. There are no City-designated scenic or
historic resources on the site. Therefore, this criterion does not apply.
E. Any impacts resulting from the adjustment are mitigated to the extent practical.
Findings: No potential impacts from approval of the requested Adjustment have been
identified by staff. However, in an effort to ensure that this is the case, a condition of
approval will require the establishment to alert customers to back into the loading spaces.
This will be enforced with on-site signs that say back-in only, the distribution of this
information to customers and the monitoring and enforcement by the staff of the facility.
With this condition, adequate mitigation is provided and this criterion is 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: Environmental zones are designated with either a lower case “c,” for the
Environmental Conservation Overlay, or “p,” for the Environmental Protection Overlay. The
site is partially located in an Environmental Conservation Overlay zone. A portion of the
site has an Environmental Conservation Overlay, in order to protect Resource Site 125 of
the Fanno Creek and Tributaries Conservation Plan, which was adopted by the City of
Portland on January 19, 1994. The analysis for the resource site in this adopted plan
determined which areas would require protection through the placement of environmental
zoning and which areas were not of significant value to afford protection from conflicting
uses. The environmental zones are structured such that a “c” zone has a 25-foot transition
area, measured from the zone line inward, toward the resource area. This transition area is
designed to buffer the resource area, so no buffering is required adjacent to the zone and
outside of the environmental zone boundary. Proposed development for this project is not
within the resource area or the transition area. The ditch that was mentioned in one of the
neighbors’ letters is an existing drainageway that is located within the transition area. The
information for this review that was provided by the Bureau of Environmental Services
(Exhibit E-1.b.) indicates that, at the time of permit review, all on-site drainageways and
associated drainage reserves or tracts must be indicated on the submitted plans. These
requirements provide an additional layer of protection for these drainageways. If
maneuvering area were to be provided to allow vehicles to either drive through or turn
around, this would likely push the development into the transition area, which the current
plan manages to avoid. Therefore, no detrimental impacts are expected on the resource or
the resource values of this environmentally zoned area as a result of approval of the
requested Adjustment and this criterion is met.

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

CONCLUSIONS
The proposed design for this Self-Service Storage development, as indicated in the approved
plans, drawings and material samples (Exhibits C-1 through C-12) meets all of the Design
Guidelines of Zoning Code Section 33.284, taking into consideration the elements of building
and roof design, building materials, the presentation of the street façade, landscaping, fencing
and security measures.
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The requested Adjustment to Code Section 33.266.310 also can meet all of the relevant
approval criteria for the exception to allow the on-site loading spaces without the ability for
drivers to have ingress and egress in a forward motion. This approval is dependent on a
condition that requires the site to be posted with signs that direct drivers to back into the
loading spaces, in order to ensure that the exit from the site will be in a forward motion. This
direction must also be distributed to customers from the facility in methods that include
digital, oral and paper communications.
With the above described condition, the proposal can receive approval for the proposed plans.

ADMINISTRATIVE DECISION
Approval of Design Review, in compliance with Zoning Code Section 33.284.040 B, for the
development for a new Self-Service Storage use in the CG zone, in the Hayhurst Neighborhood,
and also
Approval of an Adjustment to Zoning Code Section 33.266.310 F, to allow the on-site loading
spaces to be provided, without being able to enter and exit in a forward motion.
Approvals are subject to compliance with the approved plans, drawings and material samples,
Exhibits C-1 through C-12, signed and dated April 17, 2015, and are also subject to the
following conditions:
A. As part of the building permit application submittal, the following development-related
conditions (B) must be noted on each of the 4 required site plans or included as a sheet in
the numbered set of plans. The sheet on which this information appears must be labeled
"ZONING COMPLIANCE PAGE - Case File LU 14-215410 DZ AD." All requirements must be
graphically represented on the site plan, landscape, or other required plan and must be
labeled "REQUIRED” and noted, “no field changes allowed."
B. Signs are required to be prominently posted on–site, at the entrances to the loading spaces,
that direct customers to always back into the loading spaces, so that exiting back onto the
right-of-way will be in a forward motion. This direction must also be included in any
information provided to customers, whether digitally, orally or on paper. Staff who are
monitoring the facility must watch to see that this direction is being followed by the
customers.
Staff Planner: Kathleen Stokes
Decision rendered by: ____________________________________________ on April 17, 2015
By authority of the Director of the Bureau of Development Services

Decision mailed: April 21, 2015
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
September 19, 2014, and was determined to be complete on November 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
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 September 19, 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
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the 120-day review period be extended four times, as stated with Exhibits A-3, A-5, A-8 and A11.) Unless further extended by the applicant, the 120 days will expire on: June 5, 2015.
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 Design Commission, which will
hold a public hearing. Appeals must be filed by 4:30 PM on May 5, 2015 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 12:00 pm. After
3:00 pm Monday through Wednesday and Fridays, and after 12:00 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.
The file and all evidence on this case are available for your review by appointment only. Please
call the Request Line at our office, 1900 SW Fourth Avenue, Suite 5000, phone 503-823-7617,
to schedule an appointment. I can provide some information over the phone. Copies of all
information in the file can be obtained for a fee equal to the cost of services. Additional
information about the City of Portland, city bureaus, and a digital copy of the Portland Zoning
Code is available on the internet at www.portlandonline.com.
Attending the hearing. If this decision is appealed, a hearing will be scheduled, and you will
be notified of the date and time of the hearing. The decision of the Design Commission is final;
any further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within 21
days of the date of mailing the decision, pursuant to ORS 197.620 and 197.830. Contact
LUBA at 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 Design
Commission an opportunity to respond to it, that also may preclude an appeal to LUBA on that
issue.
Recording the final decision.

Decision Notice for LU 14-215410 DZ AD (StorQuest Self Storage)

Page 15

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 May 6, 2015– (the 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 (To be finished, cleaned up when all here)
1. Original application, narrative, plans and drawings
2. Supplemental information - revised drawings and Narrative, received October 21, 2014
3. First extension to 120 days, received October 24, 2014
4. Supplemental information Addition of Adjustment Review, received November 6, 2014
5. Second extension to 120 days, dated December 8, 2014, received January 12, 2015
6. Bus schedule information for parking exception, received January 12, 2015
7 Revised Adjustment Review narrative
8. Third extension to 120 days, dated February 18, 2015
9. Copy of memo from Clemo Associates LLC to Peter Finley Fry, updating Transportation
Impact Analysis, dated March 2, 2015
10. Copy of second memo from Clemo Associates LLC to Peter Finley Fry, updating
Transportation Impact Analysis, dated March 13, 2015
11. Fourth extension to 120 days, dated March 16, 2015
12. Revised narrative for Adjustment request, received March 18, 2015
13. Final revised set of plans and drawings, received March 16, 2015
B. Zoning Map (attached)
C. Plans/Drawings:
1. Site Plan (attached)
2. Landscape Plan (attached)
3. Legend for Landscape Plan (attached)
4. Roof Plan (attached)
5. Building Elevation Drawings (attached)
6. Building Elevations, enlarged and details (attached)
7. Perspective Views (attached)
8. Floor Plan, Basement (attached)
9. Floor Plan, 1st floor (attached)
10. Floor Plan, 2nd floor (attached)
11. Floor Plan, 3rd floor (attached)
12. Materials sample
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1a. Bureau of Environmental Services
1b. Addendum from Bureau of Environmental Services
2. Bureau of Transportation Engineering and Development Review
3. Water Bureau
4. Fire Bureau
5. Site Development Review Section of BDS
6. Life Safety Plan Review Section of BDS
7. Bureau of Parks, Forestry Division
8. Summary sheet of responses from City service agencies
F. Correspondence:
1. Janet Hawkins, Chair, Hayhurst Neighborhood Association
2. Gary A. Hoselton
3. Liza Burney
4. Brian Sheridan and Adelia Hwang
G. Other: (also to be cleaned up)
1. Letter from Kathleen Stokes to Brian Hornung, October 3, 2014
2. Second letter from Kathleen Stokes to Brian Hornung, November 21, 2014
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).

