Date:

September 1, 2015

To:

Interested Person

From:

Mark Walhood, Land Use Services
503-823-7806 / Mark.Walhood@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 15-168873 IM
GENERAL INFORMATION
Applicant:

Thomasina Gabriele
Gabriele Development Services
2424 NW Northrup St.
Portland, OR 97210

Listed Owners:

Legacy Health System/Emanuel
1919 NW Lovejoy St.
Portland, OR 97209

Owner Contact:

Larry Hill
Legacy Health
1919 NW Lovejoy St
Portland, OR 97209

Traffic Engineer:

Julia Kuhn
Kittelson & Associates
610 SW Alder, Ste. 700
Portland, OR 97205

Site Address:

Various, but main campus address is 2801 N. Gantenbein (see
attached zoning map)

Legal Description:

Legacy Emanuel Campus (see attached zoning map)

Tax Account Nos.:

R000600100,
R000600560,
R259500010,
R259500310,
R259500720,
R684300780,

R000600190,
R000600930,
R259500160,
R259500660,
R259500810,
R684300880,

Legacy Health System/Emanuel
2801 N. Gantenbein St.
Portland, OR 97227

R000600240,
R009900010,
R259500210,
R259500670,
R259500830,
R684301040,

R000600380,
R009900030,
R259500230,
R259500680,
R684300210,
R684301430,

R000600450,
R009900200,
R259500250,
R259500710,
R684300620,
R684301500,
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R684301660,
R710802230,
R710802350,
R710802450,
R710802740,
R710802960,
R710803060,

State ID Nos.:

Quarter Section:
Neighborhood:
Business District:
District Coalition:
Zoning:
Case Type:
Procedure:

1N1E27AC
1N1E27AC
1N1E27AB
1N1E27AC
1N1E27AC
1N1E27AC
1N1E27AC
1N1E27AC
1N1E27AC
1N1E27AB
1N1E27AB
1N1E27AB
1N1E27AB
1N1E27AB
1N1E27AB
1N1E27AB

R684301700,
R710802270,
R710802370,
R710802570,
R710802760,
R710802980,
R710804160,

01000,
00600,
09000,
02700,
03000,
03400,
02000,
03900,
02200,
10000,
10400,
09600,
07600,
07700,
08200,
08000,

R684301740,
R710802290,
R710802390,
R710802690,
R710802780,
R710803000,
R710804360,

1N1E27AC
1N1E27AC
1N1E27AB
1N1E27AC
1N1E27AC
1N1E27AC
1N1E27AC
1N1E27AC
1N1E27AC
1N1E27AB
1N1E27AB
1N1E27AB
1N1E27AB
1N1E27AB
1N1E27AB
1N1E27AB

00900,
00300,
10500,
02600,
03100,
03600,
01900,
03500,
01200,
10100,
09500,
09800,
07500,
08500,
07800,
08600,

R684302080,
R710802310,
R710802410,
R710802700,
R710802910,
R710803020,
R710804520

1N1E27AC
1N1E27AC
1N1E27AC
1N1E27AC
1N1E27AC
1N1E27AC
1N1E27AC
1N1E27AC
1N1E27AC
1N1E27AB
1N1E27AB
1N1E27AB
1N1E27AB
1N1E27AB
1N1E27AB
1N1E27AB

R684302440,
R710802330,
R710802430,
R710802720,
R710802940,
R710803040,

00400,
01100,
02300,
02800,
03200,
03700,
01800,
04000,
00200,
10200,
09400,
09700,
07300,
08400,
08100,
08700,

1N1E27AC
1N1E27AB
1N1E27AC
1N1E27AC
1N1E27AC
1N1E27AC
1N1E27AC
1N1E27AC
1N1E27AB
1N1E27AB
1N1E27AB
1N1E27AB
1N1E27AB
1N1E27AB
1N1E27AB
1N1E27AB

00500,
08900,
02400,
02500,
03300,
01300,
04100,
03800,
09900,
10300,
09300,
09200,
07400,
08300,
07900,
08800

2730
Eliot, contact Mike Warwick at 503-284-7010.
North-Northeast Business Assoc, contact Joice Taylor at 503-841-5032.
Northeast Coalition of Neighborhoods, contact Lokyee Au at 503-3889030.
IRd (Institutional Residential base zone with Design overlay zone)
IM (Impact Mitigation Plan Compliance/End-of-Phase Review)
Type II, an administrative decision with appeal to the Hearings Officer.

Proposal: The Emanuel Impact Mitigation Plan (IMP) was approved in 1995, providing for a 30year program of campus growth to include a total of 1,087,648 square feet of development in
six five-year phases. The IMP included a program of mitigation measures in the areas of
transportation impacts, campus design, open space, landscaping, community programs,
helicopter operations, housing, neighborhood coordination, and public utilities (sanitary,
stormwater, water services). The IMP requires periodic ‘End-of-Phase’ reviews at least every five
years, or when specific vehicle trip or square footage triggers are reached, to ensure mitigation
measures are in place.
No new development is associated with this specific application, but the applicant seeks to
document that mitigation measures are in place for Phase Four (2010-2014). However,
construction of the Children’s Hospital Tower is still underway, and the applicant is in the
process of installing additional parking lot landscaping and pedestrian walkways on the
campus, to conform to prior IMP requirements and upgrades to nonconforming development.
The most recent End-of-Phase review was approved in 2011 (LU 11-183184 IM), establishing
Emanuel as within Phase 4 (2010-2014) of campus development. This review established that
all Phase 3-related conditions of approval were met, and that the required mitigation measures
to move into Phase 4 were in place. This current End-of-Phase review is triggered by the
passage of time, and proposes to document that all relevant IMP conditions and mitigation
measures for Phase 5 (2015-2019) are in place.
During Phase 5, Legacy is planning to build a 160,000 square-foot building adjacent to the
existing Emergency Department. The new building would re-locate operating and intensive
care unit rooms, making room for reconfigured and larger patient rooms in the existing
hospital. Conceptual plans indicate a net increase of 8 new intensive care unit beds plus up to
28 additional patient beds for an as yet undefined care unit. It is anticipated that this
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proposed development would add approximately 466 daily trips. A future application will be
required for Design Review and Impact Mitigation Compliance Review when the project has
been further developed and is closer to construction. The specific project is not being reviewed
in this application, but is provided as context for the development expected in Phase 5 (20152019).
Therefore, consistent with the provisions in the Emanuel Hospital IMP, the applicant has
requested an End-of-Phase Review to move into Phase 5. Also per the current Emanuel IMP,
this review is processed using a Type II procedure.
RELEVANT APPROVAL CRITERIA: In order to be approved, this proposal must comply with the
approval criteria of Title 33. The relevant criteria are:
• 33.848.090, (Impact Mitigation Plan) Implementation; and
• LUR 94-00855 IM ZC (1995 Emanuel IMP) Summary of Key Elements (Phasing,
Benchmarks) and Mitigation Activities (Section IV).

ANALYSIS
Site and Vicinity: The Emanuel campus is characterized by a cluster of interconnected
buildings at the center of campus, medical office buildings along N. Vancouver, and a
combination of surface parking lots and undeveloped parcels at the campus perimeter. The
public streets abutting the site include N. Kerby Avenue on the west, N. Vancouver Avenue
running north-south through the campus, N. Russell St. on the south, and N. Williams Avenue
on the east. The full block Dawson Park is located across N. Vancouver Avenue east of the
campus core, and diagonally southeast of the proposed garage. Lillis-Albina Park is located
directly south of the campus across N. Russell Street.
The surrounding neighborhood to the north, east, and south is primarily residential in
character, but also includes several churches, commercial developments along N. Vancouver
and Williams, and some light industrial uses. In recent years many properties near the
campus along both Vancouver and Williams, especially around and north of the Fremont
intersection, have redeveloped with multi-story buildings containing apartments, ground floor
retail, and office space.
The campus is surrounded by the I-5 and I-405 freeway and ramps on the west, and the City of
Portland Maintenance Facility opposite the campus core on N. Kerby. Nearby and downhill to
the west is the Lower Albina District, with a predominantly industrial character and limited
commercial activity along N. Russell Street.
Zoning: The Institutional Residential (IR) base zone is a multi-use zone that provides for the
establishment and growth of large institutional campuses, as well as higher-density residential
development. Intensity and residential density are regulated by a maximum number of
dwelling units per acre and the maximum size of buildings. The IR zone allows for institutional
uses including Medical Centers through a Conditional Use, Conditional Use Master Plan, or
Impact Mitigation Plan review path. Prior to 1995, Emanuel was regulated through a series of
Conditional Use applications. Since 1995, Emanuel has been regulated through the Impact
Mitigation Plan path. The overall purpose of these reviews is to provide for the growth and
development of Emanuel, while also addressing the need for compatibility with and mitigation
of impacts upon the surrounding residential area.
The IR zone is applied only when it is accompanied by the “d” or Design overlay zone. The
Design overlay zone seeks to promote the conservation, enhancement, and continued vitality of
areas of the City with special scenic, architectural, or cultural values.
Land Use History: City records indicate the following prior land use reviews since application
for the first Impact Mitigation Plan in 1994. Land use reviews since the 1994 Impact Mitigation
Plan include the following:
 LU 04-002017 DZ; approved. Design review for addition to Ronald McDonald House.

Decision Notice for LU 15-168873 IM

























Page 4

LU 04-011021 IM DZ; approved. IMP Compliance review and design review for surface
parking lot.
LU 04-000072 IM; withdrawn IMP Compliance (End-of-Phase) and IMP Amendment review.
LU 03-110857 CP ZC; approved. Comprehensive Plan and Zoning Map Amendments for
Institutional (IRd) to Industrial (IG1) zoning designations for two parcels straddling N. Kerby
Avenue at the west edge of campus, associated with the City Maintenance Yard.
LUR 01-00377 IM; withdrawn IMP Compliance (End-of-Phase) review.
LUR 99-00781 IM DZ; approved with conditions (1999). IMP Compliance review for a 5story medical office building, a 3-level parking garage, and an emergency room addition,
and design review for south and east facades of a new parking garage.
LUR 96-01051 IM; approved. IMP Amendment review to create exemptions from IMP
compliance review requirements.
LUR 96-00848 IM; approved with conditions. IMP Compliance review for an addition to
Labor & Delivery, and development of a Diagnostic & Treatment center.
LUR 96-00414 IM DZ AD; approved with conditions. IMP Compliance review with Design
Review and Adjustment to allow an increase in floor area for Ronald McDonald House, and
to alter the previously-approved exterior elevation.
LUR 96-00383 IM AD; approved. IMP Compliance review with Adjustment for alterations to
the Children’s Hospital, to remove an emergency generator, and to construct a corridor
between the Main Entry lobby and West Wing.
LUR 96-00282 IM; approved. IMP Compliance review to allow landscape upgrades to 7
surface parking lots.
LUR 96-00112 IM; approved. IMP Compliance review to allow new mechanical penthouse
on Central Building.
LUR 95-00898 IM; approved. IMP Compliance review for new loading dock and driveway, to
relocate a pedestrian path, and to add landscaping.
LUR 94-00991 DZ; approved with conditions. Design review for approval of the design
guidelines/standards to be included within the adopted IMP.
LUR 94-00859 CU AD; approved on appeal to City council. Conditional Use and
Adjustment review to permit construction of Ronald McDonald House with reduced number
of parking spaces.
LUR 94-00855 IM ZC; approved with conditions. IMP review for Emanuel campus, and
Zoning Map Amendment in compliance with the Comprehensive Plan, from RX and IG1 to
IRd zoning.
LU 08-118598 DZ IM AD; approved with conditions. Design Review for a parking garage
and site alterations along N. Vancouver, End-of-Phase Review and re-set of timeline for
future End-of-Phase Reviews, an IMP Compliance Review for a parking garage and hospital
tower, an Amendment to the IMP to update open space and superblock compliance
components, and an Adjustment to increase the height of the hospital tower.
LU 09-157452 DZM IM AD; approved with conditions. Design Review for a Central Utility
Plant to serve the hospital tower with a modification to setbacks, an Adjustment to increase
the height of the hospital tower, and an IMP Compliance Review to allow additional floor
area for the hospital tower.
LU 11-127666 DZ IM; approved. Design Review for a updated campus sign standards and
pedestrian circulation system, and IMP Amendment to modify the campus pedestrian
circulation system.
LU 11-183184 IM; approved. Impact Mitigation Plan End-of-Phase Review for Legacy
Emanuel Hospital, establishing the campus as within Phase 4 (2010-2014) of the IMP.
LU 13-118225 DZ: void/withdrawn. Design Review application to extend the use of the
“Hill Block” at the southeast corner of campus for a surface parking lot and construction
staging area.
LU 13-146707 CP ZC: approved. Comprehensive Plan and Zoning Map Amendment for one
parcel within the campus boundary on the east frontage of N. Kerby Avenue, which was
transferred from the City of Portland Maintenance Facility across the street to Emanuel in
recent years. Three small parcels on the west side of Kerby were transferred to the City of
Portland, partly in exchange for the new Emanuel parcel that was the subject of this review.

Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed June 15, 2015. The
following Bureaus have responded:

Decision Notice for LU 15-168873 IM

Page 5

The Bureau of Environmental Services (BES) has reviewed the proposal and responded with
general comments about stormwater management and sanitary connections, but no objections
or concerns regarding the requested End-of-Phase Review. The applicant is advised that future
building projects in Phase 5 will be subject to BES standards and requirements during the land
use review and building permit process. Exhibit E.1 contains staff contact and additional
information.
The Water Bureau reviewed the proposal and notes that there are numerous water connections
to the site. No objections or concerns were noted with regards to this land use review (Exhibit
E.2).
The Life Safety Section of the Bureau of Development Services provided generic Building Coderelated comments that would apply to future building and site work, but no specific concerns
or objections regarding approval of the requested land use review (Exhibit E.3).
The Development Review Section of Portland Transportation (PBOT) has reviewed the proposal
and provided detailed findings addressing the transportation-related mitigation issues and
approval criteria, included later in this decision. No objections or recommended conditions of
approval have been requested by PBOT staff. Please see Exhibit E.4 for additional details.
The following three agencies responded without concerns or specific comments:
• The Site Development Section of the Bureau of Development Services (Exhibit E.5);
• The Fire Bureau (Exhibit E.6); and
• The Urban Forestry Division of Portland Parks and Recreation (Exhibit E.7).
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on June 15,
2015. No written responses have been received from either the Neighborhood Association or
notified property owners in response to the proposal.

ZONING CODE APPROVAL CRITERIA
Section 33.848.090, (Impact Mitigation Plan) Implementation
After an impact mitigation plan has been approved, all development must comply with the
plan’s provisions and phased mitigation schedules as well as all other applicable provisions of
this code, unless exempted by the plan. Projects will be reviewed for compliance with the
approved impact mitigation plan through a Type II procedure unless another approval process
is identified in the IMP. The project will be approved when it is found that the impacts of the
proposed development in combination with all existing development on the campus will not
exceed the levels mitigated for in the current growth phase. Design review of the project may
also be required. A design review procedure may occur concurrently with the Type II procedure
unless another approval process is identified in the IMP.
Findings: The Legacy Emanuel Hospital and Health Center (Emanuel) Impact
Mitigation Plan was approved in 1995 (LUR 94-00855 IM ZC). Emanuel’s IMP envisions
growth of up to 1.1 million square feet over approximately 30 years with an extensive
program of mitigation in the areas of transportation, facilities design, landscape, open
space, neighborhood livability, physical services such as water supply and waste
disposal, and institutional closure. Mitigation is tied to growth through six development
phases each triggered by reaching 175,000 square feet of additional development,
generation of 2500 additional daily vehicle trips, or every five years – whichever comes
first. The achievement of these mitigation efforts is reviewed prior to each new
development phase in a Type II End-of-Phase Review. Mitigation must be in place for a
phase prior to or concurrent with new building area or trips for that phase.
Since approval of the IMP in 1995, Emanuel has developed projects with a cumulative
total of 407,552 square feet and 6,491 new additional daily trips. The applicant has
provided a summary chart of these projects in their submittal (Exhibit A.1). The most
recent End-of-Phase review was submitted in 2011 and approved in January, 2012 (LU
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11-183184 IM). In terms of both square footage and estimated total daily trips, the
campus is in the middle of Phase 3. Thus, this End-of-Phase review and mitigation
measures for Phase 5 are being triggered by the passage of time.
Legacy is planning to build a 160,000 square foot building adjacent to Emanuel’s
existing Emergency Department. The new building will relocate operating rooms and
intensive care unit rooms, making room for reconfigured and larger patient rooms in the
existing hospital. Conceptual plans anticipate a net increase of 8 new intensive care
unit beds plus up to 28 additional patient beds for an as yet undefined care unit. It is
anticipated that this proposed development would add 466 daily trips. With this
project, campus building area will total 567,552 square feet, moving the campus into
Phase 4. Daily trips will total an estimated 6,957, remaining in Phase 3. A future land
use review application will be submitted for this building at a later time.
The findings in this report are organized into the following sections:
1. Status of non-transportation mitigation measures;
2. Status of transportation-related mitigation measures;
3. Status of compliance with Phase 3-related conditions of approval from last Endof-Phase review; and
4. Status of upgrades to nonconforming development on campus.
1. Status of non-transportation mitigation measures
Table 1 on pages vix through xix of the IMP describe the non-transportation related
mitigation measures for each development phase. The status of mitigation measures
needed to support Phase 5 development are in place, as summarized topically below.
Further, specific details are included in the applicant’s narrative (Exhibit A.1).
Campus Boundary
All development has been concentrated within the original campus boundary. Three
small lots on the west edge of campus, west of N. Kerby but within the boundary, are no
longer owned by Emanuel, as they function for City of Portland Maintenance Bureau
equipment storage. Legacy purchased the lot inside the boundary on the east side of N.
Kerby that was previously owned by the City of Portland and used for Bureau of
Maintenance equipment storage. This lot was rezoned to Institutional Residential (IR) in
LU 13-146797 CP ZC, and is the site of the new building proposed in Phase 5.
Design Review in Buffer Zones
All projects in the perimeter buffer zones on the campus have been reviewed either
through the objective design standards or discretionary design guidelines, as laid out
and anticipated in the original IMP.
Campus-wide Signage Standards
The original IMP signage standards were updated through a design review case in 2011
(LU 11-127666 DZ IM). A building identification sign for the Randall Children’s Tower
was approved on appeal recently with a condition requiring the sign be reduced to no
more than 175 square feet (LU 14-165242 AD). The kite sign on the Randall Children’s
Tower has never received the benefit of a building permit, but is not being approved or
legalized through this End-of-Phase Review. Updated campus-wide signage standards
remain in place for Phase 5 sign proposals.
Open Space and Superblock Compliance
Emanuel continues to comply with the open space and superblock requirements, as
amended in conjunction with approvals for the recently-built new hospital tower
through a 2008 review (LU 08-118598 DZ IM AD). A revised Figure 8, Appendix M for
the original IMP was approved in this same 2008 land use approval.
Campus Landscaping
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Landscaping on the site has been generally provided consistent with standards in the
IMP or relevant design reviews on the perimeter of the campus. A Building Permit has
been finaled for the remaining upgrades to campus landscaping and pedestrian
walkways (11-155441 CO). Screening for the Central Utility Plant as required by
conditions of approval for this project under LU 09-157452 DZ IM AD was also installed
through this same permit. Legacy plans to submit a request for modification of
landscape and setback standards for the new building contemplated in Phase 5, but
this will occur at a later date.
Community Programs
Emanuel has continued and expanded their community programs over time, as
anticipated by the IMP. In addition to a variety of specific health services and
employment opportunities, Emanuel provides a variety of community education and
charitable activities. Training and career exposure opportunities with local schools and
non-profit organizations, charitable donations and sponsorships, volunteer programs
and collaboration with community groups have also continued and expanded over time,
as described in the applicant’s narrative (Exhibit A.1).
Helicopter Conditional Use
Helicopter operations continue to be regulated through a prior conditional use review for
such activity. Helicopter operations are discussed in the IMP, but the helicopter activity
itself is subject to conditional use regulations. Helicopter activity at Emanuel appears
to be well within the maximum allowance of 1,150 flights per year (LUR 93-00772 CU
MS), with 552 total flights between April 1, 2014 and March 31, 2015 per the
applicant’s documentation (Exhibit A.2).
Housing Collaboration
Emanuel currently provides funding to the Rent Transition Assistance program of
Human Solutions, and financially supports both the HOST Home Buying Education
Programs and the African American Home Buying Fair. Emanuel has continued
housing collaborations with the community over time.
Neighborhood Coordination and Communication
An Emanuel representative attends the Eliot Neighborhood Association meetings and is
an active board member who also serves on the Dawson Park Concert Community
group. Emanuel supports the neighborhood association by sending out board meeting
packets for the monthly meetings, as well as by placing ads in the association’s
quarterly newsletter and providing rooms for meetings. The large annual meeting
between Emanuel and the two neighborhood associations (Eliot, Boise) and one
business association that are currently active in the area has occurred in October in
recent years. Emanuel has also kept both neighborhood and business associations
informed of pending applications as anticipated in the IMP.
Waste Disposal
Emanuel practices a broad, comprehensive approach to sustainability, with practices
and specific measures in terms of waste disposal, recycling, water conservation, and
other sustainability issues. Emanuel received a 2007 H2E Environmental Leadership
Award from Hospitals for a Healthy Environment (H2E). Legacy Health System in the
Portland area has also established a position for a Sustainability Coordinator, who
focuses on these issues as well as energy efficiency and other resource conservation
programs (Exhibit A.3). The most recent construction projects (new hospital tower,
parking garage, and central utility plant) have all incorporated the latest water quality
and conservation methods including using native plant materials and bioswales that
filter and reduce the flow of stormwater. The campus has added 23,000 square feet of
bioswales with these projects.
2. Status of transportation-related mitigation measures
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The Development Review Section of Portland Transportation has reviewed the
applicant’s proposal (Exhibit A.1), supplemental traffic study (Exhibit A.2), and the final
updated document (Exhibit A.4). PBOT has responded detailed written findings (Exhibit
E.4). Relevant excerpts from the Transportation response complete the remainder of this
section (#2) of findings.
Portland Transportation/Development Review (PBOT) 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.
An End of Phase (EOP) Review is triggered by either the addition of 175,000 square feet of new
building area, an increase of more than 2,500 net new daily vehicle trips, or the passage of five
years, whichever comes first. This review is triggered by the five-year time frame. Throughout
the life of the IMP, the transportation analysis is required to be updated before the start of each
new development phase. No new development is associated with this specific application. The
intent of this review is to document that all relevant IMP conditions and mitigation measures for
Phase 5 (2015-2019) are in place. As required, the applicant submitted an updated Traffic
Impact Study (TIS) prepared by Kittelson & Associates, Inc. The majority of the text below is from
the applicant’s TIS.
Introduction
During the next five years, Legacy plans to construct a 160,000 square foot building adjacent to
Emanuel’s existing Emergency Department. As part of modernization efforts to create larger
patient rooms and reconfiguration of the existing hospital building, this building will house the
relocation of operating rooms and intensive care unit rooms currently in the existing hospital and
burn center. The net result will be a minor addition to the overall number of beds on-campus as
industry trends have required hospitals to increase their room sizes to enhance the overall patient
experience by providing more privacy for families and patients. The anticipated increase in daily
trip making associated with the new building will not trigger an EOP report or any additional
analyses beyond that provided herein.
Existing Transportation Facilities
The table identifying TSP classifications (Exhibit E.4) summarizes how the impacted rights-of-way
are classified in the City’s Transportation System Plan (TSP). The existing street classifications
within the vicinity of Emanuel are consistent and compatible with the hospital and medical center
needs as well as the surrounding Eliot neighborhood.
Recent Modifications to the Surrounding Streets
Since the completion of 2011 EOP Report, the City of Portland has made significant
improvements to the bicycle and pedestrian facilities along N Williams and N Vancouver Avenues,
partially in response to recorded crash rates during the past five years. In addition to modifications
to both streets, a new traffic signal has been added at the N Williams Avenue/N Cook Street
intersection. Further, a signal is planned at the N Vancouver Avenue/N Cook Street intersection.
The signal is currently under construction. In addition, the provision of protected left-turn phasing
for the westbound approach to the N Vancouver/N Fremont intersection is included in an LID
which is currently under construction which includes signal improvements.
Transit Service
Tri-Met provides bus service along the N Vancouver Avenue and N Williams Avenue corridors via
bus routes 4, 24, and 44. Along the frontage of Emanuel, southbound bus stops are provided
along N Vancouver Avenue at N Fargo Street, N Stanton Street, N Knott Street and N Russell
Street. In the northbound direction, bus stops are provided on N Williams Avenue at N Russell
Street, N Graham Street, N Morris Street, N Cook Street and N Fremont Street. Each of these
routes provides for convenient access to Emanuel and the Eliot neighborhood. No changes are
needed or requested as part of the EOP activities.
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Bike Facilities
The N Vancouver Avenue and N Williams Avenue corridors serve as convenient bicycle
commuting routes between downtown and the northeast neighborhoods. In addition, Russell
Street provides direct access to the Broadway Bridge via N Flint Street. As such, frequent bicycle
traffic occurs along these streets. The City of Portland is continuing to make improvements to the
corridors surrounding Emanuel to improve the safety for all modes and reduce potential conflict
points. In addition, the City has recently designated bike routes on a number of streets to the east
of N Williams Avenue through the Eliot and Irvington neighborhoods and beyond. Many of these
neighborhood streets include “sharrow” designations for bicycles and vehicles to “share the road”
for east-west travel. The existing and on-going improvements to the bicycle facilities in the vicinity
of Emanuel provide for an active bicycling environment. No changes are proposed or
necessary as part of the EOP activities.
Pedestrian Facilities
All of the streets surrounding the campus include sidewalks, providing for convenient access
between Emanuel, adjacent transit stops and the surrounding neighborhoods and commercial
areas. In addition to the facilities along the adjacent city streets, Emanuel maintains a network of
pedestrian connections within the campus. The remaining connections to the pedestrian
circulation system envisioned in the IMP were installed in 2012 under Zoning Permit # 11 –
155441. As part of the Randall Children’s Hospital, separated sidewalks were added along N
Gatenbein Avenue. These improvements provide for pedestrian access within the campus as well
as to the adjacent streets. As such, no changes to the pedestrian system are proposed or
needed as part of the EOP activities.
Intersection Operations and Safety
Per previous End of Phase Reports, this EOP report includes analyses of existing (2015) and year
2020 intersection analyses during the weekday AM and PM peak hours at the following
intersections:
•

N Kerby Avenue / N Graham Street

•

N Kerby Avenue / N Morris Street

•

N Vancouver Avenue / N Cook Street

•

N Vancouver Avenue / N Fargo Street

•

N Vancouver Avenue / N Monroe Street

•

N Vancouver Avenue / N Stanton Street

•

N Vancouver Avenue / N Graham Street

•

N Vancouver Avenue / N Knott Street

•

N Vancouver Avenue / N Russell Street

•

I-405 Ramp–N Gantenbein Avenue/ N Cook Street

•

N Williams Avenue / N Fargo Street

•

N Williams Avenue / N Monroe Street

•

N Williams Avenue / N Stanton Street

•

N Williams Avenue / N Graham Street

•

N Williams Avenue / N Knott Street

As part of this EOP Report, Portland Bureau of Transportation (PBOT) staff also requested
analyses of the following information for planning purposes:
•

N Kerby Avenue / N Russell Street

•

N Williams Avenue / N Fremont Street
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•
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•
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The applicant’s analysis indicates that all 20 intersections meet the City of Portland’s operational
standards today and in the year 2020 with the exception of the I-405 Ramp/Gantenbein Ave/N
Cook Street intersection which currently operates over capacity. Prior to full project build-out
or as a condition of building permit approval for development within Phase six, mitigation
measures will be required to be in place to bring the I-405 Ramp/Gantenbein Ave/N Cook
Street intersection into compliance with the City’s and ODOT’s operational standards.
Intersection Safety
The applicant collected reported crash history at the study intersections from the Oregon Department
of Transportation (ODOT) for the most recent 5-year period for which data is available (January 1,
2009 through December 31, 2013). The applicant reviewed the magnitude and types of crashes that
occurred at each intersection to identify reoccurring crash patterns and potential current and future
safety issues. Based upon this analysis, the recorded crash rates are consistent with the Phase 4
EOP Report. The N Vancouver Avenue/N Cook Street intersection continues to have a higher crash
rate than other intersections. The City is in the process of signalizing this intersection and crash
patterns should continue to be monitored after signal installation. Accordingly, the crash data did
not reveal any additional safety-mitigation measures needed to support Phase 5. Emanuel
should continue to work with the PBOT on an ongoing basis to maintain landscaping,
signage, and any above-ground utilities at each site-access driveway and private street
intersection within the campus to ensure adequate sight distance is provided.
Parking Conditions
Per previous End of Phase Reports, hourly parking utilization was measured on-campus during a
“typical” weekday in January 2015 from 8 AM to 5 PM. During the 2011 EOP report, data was
collected only from 9 AM to 3 PM, given that these are historically the highest hours of utilization
on-campus and because the Randall Children’s Hospital was under construction. Given that
campus activities have returned to normal, the parking analyses summarized below includes
measurements from 8 AM to 5 PM.
Legacy recently made significant changes to the manner in which parking spaces are designated
on-campus to improve wayfinding, reduce confusion, and to enhance the overall patient
experience. As a result, the majority of the spaces on campus are categorized, signed, and colorcoded into the categories shown below. The following list also shows the number of parking
spaces recorded by category on-campus in January 2015 (including within campus garages,
surface parking lots, and on-street locations within campus). Additional parking is provided in the
southeast part of campus for construction activities; this was not included in the analysis as it is
fenced off.


Patient/visitor – 1,493 spaces



Physician/staff – 991 spaces



Accessible (ADA) – 91 spaces



Carpool/Commuting – 19 spaces



Electric Vehicle – 3 spaces



Valet – 61 spaces



Red Cross (not associated with Legacy and not included in the analysis but provided for

reference only) – 86 spaces
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Not including Red Cross-designated spaces, Emanuel currently supplies 2,658 vehicular parking
spaces for campus activities.
As shown in Chart 1 below, the vehicular parking demand measured at all of Emanuel’s parking
facilities (on-street, structured and surface lots) in January 2015. As shown, parking utilization
remains between 85 and 90 percent between 10 AM and 3 PM. These findings are consistent
with previous EOP reports. No new vehicular parking is anticipated as part of this EOP
report.

In addition to the overall campus utilization, data was also collected for each of the categories of
parking provided. As expected, the physician/staff and patient/visitor spaces are the highest
utilized on-campus and reflect the same trends shown in Chart 1. As required by LU 08-118598,
Emanuel should increase car pool parking as needed so that weekday peak hour occupancy is no
more than 85%. As noted above, there are 19 designated spaces for carpooling. Chart 2
illustrates the measured utilization in January 2015.
As shown in Chart 2, the carpool spaces are 70 – 80 percent occupied during the peak utilization
times on-campus (mid-morning to mid-afternoon). These utilization levels provide enough
additional supply to support additional Emanuel employees to commute to work via carpooling.
Finally, the carpool spaces are primarily located in the parking garages along N Gatenbein,
providing carpoolers with convenient access to their place of work. Emanuel should continue to
provide convenient spaces and monitor the need to provide additional spaces to meet the
changing demand.
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In addition to carpooling spaces, Emanuel also provides for 5 electric vehicle parking spaces in
the garages along N Gatenbein. In January, the utilization of these spaces was low but over time
the demand is anticipated to increase as more drivers purchase electric vehicles.
In addition to vehicular parking demand, bicycle parking demand was also recorded at Emanuel in
January 2015. Chart 3 illustrates the utilization of the bike parking by time of day. The overall
bicycle parking supply can be difficult to measure as many of the racks are “ribbon-style” without
clear designation of actual supply. This difficulty in measuring supply was highlighted in the City’s
LU 11-183184 decision. Using the same methodology as the city, the supply was estimated at 87
spaces.

Emanuel should continue to monitor the bicycle parking demand and determine when new
supply is needed. As shown in Chart 3, the existing supply is sufficient to serve the
current demands.
Transportation Demand Management (TDM)
Like in the previous EOP reports, Emanuel continues to implement a series of measures aimed at
reducing single occupancy vehicle trips to the campus. No significant changes from 2011
operations have occurred so the findings of the 2010 – 2014 EOP remain valid. Since the last
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EOP, TriMet has performed two additional measurements of auto trip rates on-campus associated
with employees. A summary of the results of the Employee Commute Options Survey results are
presented in Table 5.
As shown in Table 1 (see Exhibit E.4), Emanuel is slightly above the 80 percent auto target trip
rate and should continue to look for opportunities to reduce single occupancy vehicle commuting
to campus. The breakdown of employee travel, by mode, per the TriMet survey is shown in Table
2 (see Exhibit E.4).
Mitigation Plan Compliance
The applicable IMP standards by phase are reflected in Table 3 (see Exhibit E.4).
A comparison of the Phase 5 IMP maximums shown in Table 7 to those anticipated at the end of
Phase 5 is discussed below.

Building Area: Per the approved EOP Report from January 2011 (LU 11-183184), Emanuel
has added 407,522 square feet since the baseline. This results in a total building area of 1,370,522
square feet which is below the Phase 3 threshold for cumulative building area. With the addition of the
proposed 160,000 square foot building, the cumulative building area anticipated at the end of Phase 5
in 2020 will be 1,530,522 square feet, which is below the Phase 4 threshold. This criterion is met.

Daily Trip Estimates: Per LU 11-183184, the added daily trips at the end of Phase 4 were
6,491 for a cumulative trip estimate of 19,491 to 21,491 daily trips. These trip levels are consistent
with the thresholds for Phase 3. With the addition of the 466 daily trips associated with the proposed
160,000 square foot building, the cumulative trip estimate at the end of Phase 5 in 2020 would be
19,957 to 21,057 daily trips, which is also consistent with the thresholds for Phase 3. This criterion is
also met.
Conclusions
As documented in the applicant’s TIS, Legacy Emanuel remains in compliance with the
transportation elements of the Impact Mitigation Plan. As discussed herein, mitigation measures
will be required to be in place to bring the 1-405 Ramp/Gantenbein Ave/N Cook intersection into
compliance with the City’s and ODOT’s operational standards prior to full project build-out or as a
condition of building permit approval for Phase six. PBOT has no objection to approval of this End
of Phase Review.
Therefore, based on PBOT having no objection, the necessary transportation-related
mitigation measures are in place.
3. Status of compliance with Phase 4-related conditions of approval from last Endof-Phase review
The last End-of-Phase review in 2011 (LU 11-183184 IM) had one condition of approval
noting that all prior relevant conditions still apply. Ongoing conditions continue to
apply regarding neighborhood coordination and communication, monitoring of how the
on-site carpool parking spaces are being used, and laying out procedures for the review
of new buildings. Upgrades to nonconforming development and conditions related to
the Central Utility Plant were completed in the last several years through permit 11155441 CO. There do not appear to be other unmet conditions of approval for Emanuel
Hospital at this time. To memorialize the fact that prior conditions of approval still
apply, a condition of approval will note that relevant conditions are still in effect.
4. Status of upgrades to nonconforming development on campus.
The applicant has documented nonconforming development on the campus has been
upgraded through permit 11-155441 CO, which received a final inspection on March 12,
2012. No additional upgrades are required at this time, but the campus must remain in
conformance with the prior upgrades.
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SUMMARY FINDING: The necessary mitigation measures are in place for both
transportation-related and non-transportation related mitigation measures. The site is
also in conformance with all necessary conditions of approval at this time, and the
campus at this time has completed all necessary upgrades to nonconforming
development with recent permits. Therefore, the necessary End-of-Phase issues and
approval criteria have been addressed, and the request must be approved.

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
Emanuel Hospital is in compliance with all required mitigation activities and campus
improvements required per their Impact Mitigation Plan (IMP). Emanuel continues to
coordinate with the neighborhood, provide for community use of their facility, mitigate for
transportation concerns as necessary, and has provided the necessary documentation to move
into Phase 5 (2015-2019) of their IMP. Because the mitigation measures are in place, this
request should be approved.

ADMINISTRATIVE DECISION
Approval of an End-of-Phase Review for the Legacy Emanuel Hospital and Health Center
(Emanuel) per their current Impact Mitigation Plan (LUR 94-00855 IM ZC), and establishing
Emanuel within Phase 5 (2015-2019) of their IMP. This approval is rendered based on the
applicant’s documentation (Exhibits A.1 through A.4) on August 26, 2015, and subject to the
following condition:
A. All relevant conditions of approval and mitigation measures from past land use reviews and
the Emanuel IMP continue to apply.
Staff Planner: Mark Walhood
Decision rendered by: ____________________________________________ on August 26, 2015.
By authority of the Director of the Bureau of Development Services

Decision mailed: September 1, 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 May 11,
2015, and was determined to be complete on June 10, 2015.
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 May 11, 2015.
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ORS 227.178 states the City must issue a final decision on Land Use Review applications
within 120-days of the application being deemed complete. The 120-day review period may be
waived or extended at the request of the applicant. In this case, the applicant did not waive or
extend the 120-day review period. Unless further extended by the applicant, the 120 days
will expire on October 7, 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 Hearings Officer, which will
hold a public hearing. Appeals must be filed by 4:30 PM on September 15, 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 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
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 Hearings Officer an
opportunity to respond to it, that also may preclude an appeal to LUBA on that issue.
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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 16, 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 Impact Mitigation Plan and any concurrent reviews other
than a Zone Change or Comprehensive Plan Map Amendment remains in effect until:
•
•
•
•

All phases of development included in the plan have been completed, or
The plan is amended or superceded; or
As specified in the plan; or
As otherwise specified in the final decision.

Applying for your permits. A building permit, occupancy permit, or development permit may
be required before carrying out an approved project. At the time they apply for a permit,
permittees must demonstrate compliance with:
•
•
•
•

All conditions imposed herein;
All applicable development standards, unless specifically exempted as part of this land use
review;
All requirements of the building code; and
All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.
EXHIBITS
NOT ATTACHED UNLESS INDICATED

A. Applicant’s Statements
1. Original Narrative Statement
2. Traffic Study/Report (Kittleson & Associates, dated 5/8/15)
3. Documentation of neighborhood contact on traffic analysis, received 7/14/15
4. Final Revised Traffic Study, rec’d. 8/14/15
B. Zoning Map (attached)
C. Plans/Drawings:
1. Site Plan (attached)
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
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1. Bureau of Environmental Services
2. Water Bureau
3. Life Safety Section of the Bureau of Development Services
4. Development Review Section of Portland Transportation
5. Site Development Section of the Bureau of Development Services
6. Fire Bureau
7. Urban Forestry Division of Portland Parks and Recreation
F. Correspondence (none received at time of decision mailing)
G. Other:
1. Original LU Application
2. Internal staff routing slip for transportation-related documents, sent 6/10/15
3. Decision from prior End-of-Phase Review, LU 11-183184 IM
4. Internal staff routing slip for transportation-related documents, sent 8/17/15
5. Final PBOT-related correspondence between staff and traffic engineer, July 2015
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).

