Date:

August 21, 2017

To:

Interested Person

From:

Amanda Rhoads, Land Use Services
503-823-7837 / Amanda.Rhoads@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 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 17-173351 CUMS AD

AMENDMENT TO CONDITIONAL USE MASTER PLAN WITH LOADING
ADJUSTMENT
GENERAL INFORMATION
Applicant/Owner:

National University of Natural Medicine (NUNM)
Attn: Gerald Bores, VP Finance and Administration
049 SW Porter St, Portland, OR 97201-4848

Representative:

Chris Hagerman | The Bookin Group, LLC
812 SW Washington St Ste 600, Portland, OR 97205

Site Address:

3025 SW CORBETT AVE

Legal Description:

BLOCK 42, LOT 4-6 EXC PT IN ST, CARUTHERS ADD; BLOCK 43&46
TL 1300, CARUTHERS ADD; BLOCK 44 LOT 1&2 LOT 3&4 EXC PT IN
ST, CARUTHERS ADD; BLOCK 44 LOT 5, CARUTHERS ADD; BLOCK
44 LOT 6, CARUTHERS ADD; BLOCK 44 LOT 7&8, CARUTHERS ADD;
BLOCK 45 LOT 3, CARUTHERS ADD; BLOCK 45 E 38’ OF LOT 4,
CARUTHERS ADD; BLOCK 45 E 34’ OF W 68’ OF LOT 4, CARUTHERS
ADD; BLOCK 45 W 34’ OF LOT 4 LAND & IMPS SEE R128812
(R140904891) FOR BILLBOARD, CARUTHERS ADD; BLOCK 47 LOT
3&4 ELY 34’ OF LOT 5&6, CARUTHERS ADD; BLOCK 47 LOT 5&6 EXC
ELY 34’ LOT 7&8, CARUTHERS ADD; BLOCK 48 LOT 4 EXC PT IN ST
LAND ONLY SEE R128824 (R140905101) FOR BILLBOARD,
CARUTHERS ADD; BLOCK 48 S 35’ OF LOT 5 EXC PT IN ST LAND &
IMPS SEE R128826 (R140905111) FOR BILLBOARD, CARUTHERS
ADD; BLOCK 48 N 15’ OF LOT 5 EXC PT IN ST LOT 6 EXC PT IN ST,
CARUTHERS ADD; BLOCK 48 LOT 7 EXC PT IN ST LAND & IMPS SEE
R128829 (R140905131) FOR BILLBOARD, CARUTHERS ADD
R140904510, R140904550, R140904710, R140904750, R140904760,
R140904770, R140904860, R140904870, R140904880, R140904890,
R140905030, R140905050, R140905100, R140905110, R140905120,
R140905130, R140905120, R140905050

Tax Account No.:

Decision Notice for LU 17-173351 CUMS AD

State ID No.:

Quarter Section:
Neighborhood:
Business District:
District Coalition:
Plan District:
Zoning:
Case Type:
Procedure:
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1S1E10BA 01300, 1S1E10BA 02000, 1S1E10BD 10500, 1S1E10BD
10600, 1S1E10BD 10700, 1S1E10BA 01000, 1S1E10BD 11100,
1S1E10BD 10800, 1S1E10BD 10900, 1S1E10BD 11000, 1S1E10BA
01400, 1S1E10BB 04200, 1S1E10BA 02800, 1S1E10BB 04000,
1S1E10BB 03900, 1S1E10BB 03800, 1S1E10BB 03900, 1S1E10BB
04200
3329
South Portland NA., contact Jim Gardner at 503-227-2096.
South Portland Business Association, contact
info@southportlanddba.com.
Southwest Neighborhoods Inc., contact Sylvia Bogert at 503-823-4592.
None
RH – High-Density Residential
EG1 – General Employment 1
CO2 – Commercial Office 2
CUMS AD – Conditional Use Master Plan Amendment with Adjustment
Review
Type II, an administrative decision with appeal to the Hearings Officer.

Proposal:
The National University of Natural Medicine is requesting an Amendment to their Conditional
Use Master Plan (LU 12-156563 CUMS AD) to allow the following changes:
•

The Conditional Use Master Plan approved an expansion of the existing outpatient clinic
by 3 stories and 15,000 square feet – project site 3A as identified in the Master Plan and
in the attached Final Build-Out Site Plan. Instead, the applicant proposes a smaller
expansion of the clinic building in the same location to accommodate offices and other
uses accessory to the College Use onsite (not clinic operations). The expansion will be 2
stories and a total of 7,000 square feet.

•

The Conditional Use Master Plan approved a two-story parking structure in the area of
the existing Service Building (project site 3B) and adjacent to the clinic expansion,
which would have provided 71 spaces. Instead, the applicant proposes two separate
surface parking lots in the same location totaling 33 parking spaces (25 spaces in the
western lot and 8 spaces adjacent to the building addition).

•

A portion of SW Hooker is being vacated through a process with the Bureau of
Transportation (14-191114 IQ). The vacated area was approved to be added to the
NUNM site through the Conditional Use Master Plan – project site 2D – to become part
of a new parking lot – project site 2E. The vacated area is smaller than proposed at
7,050 square feet instead of 9,054; the applicant proposes instead to use the area to
increase green space on campus with a new garden.

The applicant also requests an Adjustment to Zoning Code Section 33.266.310.C.2 to reduce
the minimum dimensions of the required one loading space from Standard A to Standard B.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33. The
relevant criteria are
• 33.820.050, Conditional Use Master Plans;
• 33.815.105 A-E, Institutional and Other Uses in R Zones; and
• 33.805.040 A-F, Adjustments

ANALYSIS
Site and Vicinity: The National College of Natural Medicine (NUNM) relocated to its current
campus in 1996 after the main academic building, aka Josiah Failing School, was vacated by
Portland Community College’s Ross Island Campus in 1995. The current campus of NUNM, as
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shown on Exhibit C.1, includes specified properties in an area bound by SW Naito Parkway, SW
Kelly Avenue, SW Corbett Avenue, and SW Woods Street.
This area comprises approximately 5.45 acres of real property, of which the College now owns
4.77 net acres. As noted above, the entire site (ownership) includes properties in three different
zones: General Employment 1, Commercial Office 2, and High Density Multi Dwelling
Residential. College uses are allowed by right in the EG1 and CO2 zones, but require
Conditional Use approval in any residential zone.
Given the current layout of the campus, there are very few adjacent properties that are
developed with residential uses. The main academic building occupies the former Failing
School, and the immediately surrounding parcels and land uses are contained within the
roughly triangular area bounded by SW Naito, Kelly, Corbett and Woods, which also
corresponds to the NUNM Conditional Use Master Plan Boundary.
The main academic building, the Failing School, is listed in the City of Portland’s Historic
Resource Inventory (HRI), which lists buildings that have architectural features and
architectural, social, or educational elements with significant history that are noteworthy. Such
listing in the Inventory is not an official designation of historic status. Nonetheless, the
information in the HRI notes that the school was built in 1913 and the original owner was
School District Number 1. Circa 1963, the Failing School transferred to Portland Community
College, which occupied the site for the subsequent 32 years, until NUNM purchased the
building.
Except for the 2.19-acre parcel that contains the old Failing school building, the balance of lots
in the RH zone in this area include 6 north of the Failing School site, abutting the EG1 zone
(with an additional split-zoned site), and 8 south of the school site, also abutting the EG1 zone.
These are developed with single dwelling and multi dwelling residential structures. The balance
of the area is developed with either college uses or EG1 or CO2 buildings.
As mentioned above, the general area comprises 5.45 acres of which the College owns
approximately 88 percent. The area is also very constrained due to the transportation grid that
effectively isolates this triangular area from other residentially zoned areas, including the Ross
Island Bridgehead and ramps, SW Naito Parkway, and SW Kelly Ave.
Zoning: The site for this review is split zoned; the ownership/college campus spans a number
of parcels that lie in three different zones:
The High Density Residential (RH) is a high density multi-dwelling zone which allows the
highest density of dwelling units of the residential zones. Density is not regulated by a
maximum number of units per acre. Rather, the maximum size of buildings and intensity of
use are regulated by floor area ratio (FAR) limits and other site development standards.
Generally the density will range from 80 to 125 units per acre. Allowed housing is characterized
by medium to high height and a relatively high percentage of building coverage. The major
types of new housing development will be low, medium, and high-rise apartments and
condominiums. Generally, RH zones will be well served by transit facilities or be near areas
with supportive commercial services. Newly created lots in the RH zone must be at least 10,000
square feet in area for multi-dwelling development. There is no minimum lot area for
development with detached or attached houses or for development with duplexes. Minimum lot
width and depth standards may apply.
The General Employment 1 (EG1) zone allows a wide range of employment opportunities
without potential conflicts from interspersed residential uses. The emphasis of the zone is on
industrial and industrially-related uses. Other commercial uses are allowed to support a wide
range of services and employment opportunities. The development standards for each zone are
intended to allow new development which is similar in character to existing development. The
intent is to promote viable and attractive industrial/commercial areas. EG1 areas generally
have smaller lots and a grid block pattern. The area is mostly developed, with sites having high
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building coverage and buildings which are usually close to the street. EG1 zoned lands will
tend to be on strips or small areas. Minimum lot area is 10,000 square feet.
The Office Commercial 2 (CO2) zone is a low and medium intensity office zone generally located
on Major Traffic Streets as designated by the Transportation Element of the Comprehensive
Plan. Uses are limited to those in the Office category and may have a local or regional
emphasis. The zone is intended to prevent the appearance of strip commercial development by
allowing office uses but not other commercial uses. Commercial uses are also restricted to limit
detrimental impacts on nearby residential areas. Development is expected to be somewhat
auto-accommodating. Where the site is adjacent to a transit street or in a Pedestrian District,
development should be oriented to pedestrians. The development standards allow for more
intense development than in the CO1 zone, but not so intense as the CG zone.
Land Use History: City records indicate that prior land use reviews include the following:
•

VZ 322-60 (LU 60-035905): Variance approval of construction of a parking lot for PCC
Ross Island Campus. This decision included planting vegetation screening that remains
today and provides a significant visual screen which conceals the parking lot from SW
Naito Avenue. The following land use reviews in the record, case files CU 061-63 (LU 63002448); CU 008-65 (LU 65-000672); and CU 008-66 (LU 66-00673) all relate to
improvements for the PCC Ross Island Campus. Given the dates of these cases, any
associated conditions of approval no longer apply.

•

Case file LU 97-014564 (LUR 97-00518 CU): Application to use the Failing School
building for a temporary location for Riverdale High School. The application was voided
after remaining incomplete past 180 days of submittal.

•

Case files LU 02-131834 CU, LU 08-150852 CU, and LU 09-123882 CU: Applications
for placing wireless facilities on the site. The first two were withdrawn; the most recent
approved the installation of a wireless facility on the rooftop of the J. Failing building.

None of these previous reviews have bearing on the current application, except to demonstrate
that the site has had a school or college use occupying the J. Failing Building for many
decades.
•

Case File LU 10-178837 CU: Conditional Use approval for a College use for the
National College of Natural Medicine at their current location.

•

Case File LU 12-156563 CUMS AD: Approval of a Conditional Use Master Plan for the
NUNM campus and approval of an Adjustment to waive interior parking lot landscaping
for the West and South parking lots, both approvals with conditions.

Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed July 7, 2017. The
Life Safety Plans Examiner (Exhibit E.6) and the Site Development Section of BDS (Exhibit E.5)
responded with no issues or concerns. The following Bureaus have responded with comments
that are addressed under the associated criteria:
•
•
•
•
•

Bureau of Environmental Services (Exhibit E.1). See findings under criterion
33.815.105.D.3.
Bureau of Transportation (Exhibit E.2). See findings under criteria 33.820.070.G&H,
33.815.105.D.1&2, and 33.805.040.B.
Water Bureau (Exhibit E.3). See findings under criterion 33.815.105.D.3.
Fire Bureau (Exhibit E.4). See findings under criterion 33.815.105.D.3.
Police Bureau (Exhibit E.7). See findings under criterion 33.815.105.D.3.

Neighborhood Review: A total of two written responses were received in response to the notice
of proposal. A neighbor wrote in with concerns about parking during construction.
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Staff comment: This review does not examine impacts of the construction period. The
Zoning Code has regulations in Chapter 33.296 regarding temporary activities, and other
regulations in other parts of the City code will also apply and be examined through the
permit process and during inspections.
The South Portland Neighborhood Association Land Use Committee wrote a letter of support for
the proposal, which they found adequately addressed their primary concerns of parking and
sufficient green space in the campus.

ZONING CODE APPROVAL CRITERIA
The National University of Natural Medicine is an approved Conditional Use operating under a
Conditional Use Master Plan. Conditional Use Master Plans are intended to ensure that the use
will be allowed to develop in a manner consistent with the plan and allows the City to
determine the effects of future development.
Because the proposed improvements are different than those listed in the list of approved
projects, the proposal requires an amendment to the Conditional Use Master Plan through a
Type II review process. The applicable approval criteria for a request to amend the 2012
National University of Natural Medicine Conditional Use Master Plan are as follows:
•
•
•

33.820.050, Conditional Use Master Plan Approval Criteria;
33.820.070, Conditional Use Master Plan Components; and
33.815.105, Conditional Use Approval Criteria for Institutional and Other Uses in
Residential Zones.

The application also includes an Adjustment Review to reduce the one required loading space
for the site from a Standard A space to a Standard B space. The approval criteria for the
Adjustment Review are 33.805.040.
Conditional Use Master Plan
33.820.010 Purpose
A conditional use master plan is a plan for the future development of a use that is subject to
the conditional use regulations. Expansions of the use may have impacts on surrounding
neighborhoods and on public services that are better addressed through the review of the
master plan than through reviewing the expansions individually over time. In addition, by
creating long term plans, some impacts may be prevented that would have occurred with
uncoordinated piecemeal expansions. The development of a master plan is intended to provide
the surrounding neighborhoods and the City with information about, and an opportunity to
comment on, the use's plans for future development. The plan also enables the operator of the
use and the City to address the effects of the future development. Finally, an approved master
plan is intended to ensure that the use will be allowed to develop in a manner consistent with
the plan. Master plans may be completed at various levels of detail. Generally, the more specific
the plan, the less review that will be required as the future uses and development are built.
33.820.050 Approval Criteria
Requests for conditional use master plans will be approved if the review body finds that the
applicant has shown that all of the following approval criteria are met:
A. The master plan contains the components required by 33.820.070;
Findings: The current master plan (approved through LU 12-156563 CUMS AD) includes
all the components required by 33.820.070. The requested amendments, currently under
review, are addressed below. This criterion is met.
B. The proposed uses and possible future uses in the master plan comply with the applicable
conditional use approval criteria; and
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Findings: The applicable conditional use approval criteria 33.815.105, Institutional and
Other Uses in Residential Zones, are addressed below. Based on these findings, the
proposed amendments to the Master Plan satisfy the approval criteria. Therefore, this
criterion is met.
C. The proposed uses and possible future uses will be able to comply with the applicable
requirements of this Title, except where adjustments are being approved as part of the master
plan.
Findings: The proposal is anticipated to meet all of the requirements of Title 33 except one:
the applicant is requesting an Adjustment, as detailed below in this report, to reduce the
dimensions of the one required loading space from Standard A to Standard B. With the
approval of this Adjustment request, this criterion is met.
33.820.060 Duration of the Master Plan
The master plan must include proposed uses and possible future uses that might be proposed for
at least 3 years and up to 10 years. An approved master plan remains in effect until development
allowed by the plan has been completed or the plan is amended or superseded.
Findings: The LU 12-156563 CUMS AD decision approved a 10-year Conditional Use
Master Plan, and was effective on October 10, 2012. Therefore, the Conditional Use Master
Plan expires October 10, 2022. Condition of approval A stated the following:
“The term of this Conditional Use Master Plan is 10 years from the date of final
decision. NUNM is allowed to request an extension of the 10-year timeline to a
maximum of an additional three years beyond the 10-year term via a Type II
CUMS application. Such an extension request must be submitted to the City
prior to the expiration of the approved Conditional Use Master Plan.”
While this condition is still in effect, the adopted Zoning Code set to take effect in 2018 will
change the zoning on the properties owned by NUNM to Campus Institutional 2, or CI2, and
will include a provision to sunset all Conditional Use Master Plans by December 31, 2023.
Therefore, the maximum extension available for this master plan with a Type II review is
just over a year.
33.820.070 Components of a Master Plan
The applicant must submit a master plan with all of the following components. The review body
may modify the proposal, especially those portions dealing with development standards and
review procedures. The greater the level of detail in the plan, the less need for extensive reviews
of subsequent phases. Conversely, the more general the details, the greater the level of review
that will be required for subsequent phases.
A. Boundaries of the use. The master plan must show the current boundaries and possible
future boundaries of the use for the duration of the master plan.
Findings: The application includes site plans that show that the current master plan
boundary will be maintained. No changes to the boundary are proposed. This criteria is
met.
B. General statement. The master plan must include a narrative that addresses the
following items:
1. A description in general terms of the use's expansion plans for the duration of
the master plan;
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Findings: The National University of Natural Medicine proposes to amend components
of the existing master plan. The applicant has provided, in sufficient explanation and
illustration, the proposed improvements that will be under construction, via issued
building permits, prior to October 10, 2022 when the current Master Plan expires. The
proposed improvements are described in Exhibit A.2, with updated parking inventory in
Exhibit A.5. This criterion is met.
2. An explanation of how the proposed uses and possible future uses comply
with the conditional use approval criteria; and
Findings: The applicable Conditional Use approval criteria are in Zoning Code Section
33.815.105, Institutional and Other Uses in R Zones. Findings for these criteria with
regard to the current amendment proposal are provided below and in the applicant’s
narrative (Exhibit A.4). This criterion is met.
3. An explanation of how the use will limit impacts on any adjacent
residentially zoned areas. The impacts of the removal of housing units must
also be addressed.
Findings: The original explanation for the NUNM Conditional Use Master Plan (LU 12156563 CUMS AD) included this information and the applicant does not propose any
changes that would remove housing or cause impacts on the adjacent residentially
zoned area. The proposal reduces the scale of development in the three projects
proposed, lessening impacts to neighboring properties. This criterion is met.
C. Uses and functions. The master plan must include a description of present uses,
affiliated uses, proposed uses, and possible future uses. The description must include
information as to the general amount and type of functions of the use such as office,
classroom, recreation area, housing, etc. The likely hours of operation, and such things as
the approximate number of members, employees, visitors, special events must be
included. Other uses within the master plan boundary but not part of the conditional use
must be shown.
Findings: There is no proposed change to the use or types of functions allowed in the
current Conditional Use Master Plan. The proposal will not modify the University’s
operations, events or functions. The application for the Conditional Use Master Plan
amendment includes information about the proposed demolition and new construction
(Exhibit A.2 with additional description in Exhibit A.5). The University’s hours of
operation are not proposed to change. The number of employees and students at the
facility also is not expected to increase from the current level, which at 653 students
and 268 faculty/staff is under the approved level of 1,110 total users in the 2012
Conditional Use Master Plan (Exhibit A.2, page III-1). The number of clinic patient visits
is not proposed to increase over the current 18,000 per year; the 2012 Master Plan
capped patient visits at 35,000 (Exhibit A.8). With the proposal and information
provided, this criterion is met.
D. Site plan. The master plan must include a site plan, showing to the appropriate level of
detail, buildings and other structures, the pedestrian, bicycle, and vehicle circulation
system, vehicle and bicycle parking areas, open areas, and other required items. This
information must cover the following:
1.

All existing improvements that will remain after development of the proposed use;

2.

All improvements planned in conjunction with the proposed use; and

3.

Conceptual plans for possible future uses.
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Pedestrian, bicycle, and transit facilities including pedestrian and bicycle circulation
between:
a. Major buildings, activity areas, and transit stops within the master plan
boundaries and adjacent streets and adjacent transit stops; and
b. Adjacent developments and the proposed development.

Findings: None of the projects approved through the 2012 Conditional Use Master Plan
have yet been completed. The submitted application includes detailed information
regarding the areas of proposed development in Exhibits C.1 through C.11. The
proposed building and site improvements are sufficiently detailed. The original
Conditional Use Master Plan adequately described adjacent development; transit,
pedestrian, and bicycle facilities; and other relevant features. This criterion is met.
E. Development standards. The master plan may propose standards that will control
development of the possible future uses that are in addition to or substitute for the base
zone requirements and the requirements of Chapters 32.32 and 32.34 of the Sign Code.
These may be such things as height limits, setbacks, FAR limits, landscaping
requirements, parking requirements, sign programs, view corridors, or facade treatments.
Standards more liberal than those of the code require adjustments.
Findings: The current Conditional Use Master Plan implements the Institutional
Development Standards of Table 120-5 in Title 33 for the entire site, across the three
base zones, to minimize conflicts and complications arising from the campus having 3
different base zones (RH, EG1 and CO2). Where the Development Standards for
Institutions of Zoning Code Section 33.120.275 and Table 120-5 are more liberal than
those in the EG1 or CO2 zones, such as with height or building coverage in the CO2
zone, an Adjustment will be required prior to building permit issuance.
The current master plan approval included one Adjustment to waive nonconforming
upgrades for interior parking lot landscaping on two existing surface lots on the site,
called the West Lot (located to the west of the primary brick classroom building on the
RH-zoned parcel) and the South Lot (located on the west side of the SW Water Ave and
SW Woods St intersection). The Adjustment approval included a condition that, if no
building permits were applied for to develop the two lots within 4 years, the lots would
again be subject to nonconforming upgrades. This proposal includes using the required
non-conforming upgrades budget to add that interior parking lot landscaping to the
West Lot. In future development scenarios, the South Lot would also be subject to
nonconforming upgrades.
This proposal includes a request to reduce the one required loading space from the
Standard A size to Standard B. The Adjustment is discussed below. This criterion is
met.
F. Phasing of development. The master plan must include the proposed development
phases, probable sequence for proposed developments, estimated dates, and interim uses
of property awaiting development. In addition the plan should address any proposed
temporary uses or locations of uses during construction periods.
Findings: The 4 phases described in the 2012 master plan remain in place, and were
described at length in Exhibit A.1 of that case. The development proposed here
supplants several approved projects, but does not change the overall structure of the
phasing of the projects approved in 2012.
•

The 7,000-square-foot expansion of the Clinic building for new offices and other
uses accessory to the College use onsite replaces the 15,000-square-foot
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outpatient Clinic expansion in the same location, described in the Conditional
Use Master Plan as project 3A.
Since the new offices, classrooms, etc. are expected to have a lower parking load
than the clinic expansion would have required, this proposal includes a surface
parking lot instead of two levels of structured parking to replace the Service
Building. Project 3B originally approved removal of the Service Building and the
71-space parking garage.
While the SW Hooker vacation was approved through the 2012 Conditional Use
Master Plan as project 2D, the proposal here is to use that space for a new
garden area to increase the green space on campus. This doesn’t preclude using
the space for the parking lot described in 2E in the future, but does propose a
new design for the space.

Because the overall phasing of projects is not proposed to be changed, this criterion is
met.
G. Transportation and parking. The master plan must include information on the
following items for each phase.
1. Projected transportation impacts. These include the expected number of trips (peak,
events, and daily), an analysis of the impact of those trips on the adjacent street
system, and proposed mitigation measures to limit any projected negative impacts.
Mitigation measures may include improvements to the street system or specific
programs and strategies to reduce traffic impacts such as encouraging the use of
public transit, carpools, vanpools, and other alternatives to single occupant vehicles.
2. Projected parking impacts. These include projected peak parking demand, an analysis
of this demand compared to proposed on-site and off-site supply, potential impacts to
the on-street parking system and adjacent land uses, and mitigation measures.
H. Street vacations. The master plan must show any street vacations being requested in
conjunction with the proposed use and any possible street vacations that might be
requested in conjunction with future development. (Street vacations are under the
jurisdiction of the City Engineer. Approval of the master plan does not prejudice City action
on the actual street vacation request.)
Findings for G and H: The current Master Plan (12-156563 CUMS AD) included a
Transportation Impact Analysis and Transportation Demand Management Plan. The
Portland Bureau of Transportation has reviewed the applicant’s information regarding
transportation issues with the current proposal, and states the following:
Other than the Adjustment approval criteria, the City has previously reviewed the
other approval criteria and associated evaluation factors in relation to the most
recently approved Conditional Use Master Plan (12-156563 CUMS) for the
National University of Natural Medicine (NUNM).
The applicant submitted an exhaustive Transportation Impact Study (TIS) for the
City’s consideration of the above referenced most recently approved Conditional
Use Master Plan. The TIS was prepared to specifically address all of the
aforementioned transportation-related approval criteria/evaluation factors, except
those associated with the subject Adjustment request. PBOT suggests that:
1.

None of the technical findings that were made by PBOT (and ultimately
by the City Council [Hearings Officer]) in support of the 12-156563 CUMS
project will be compromised by the current proposal – performance of
area intersections will not be degraded, impacts related to on-street
parking, neighborhoods, pedestrian-bicycle-transit circulation will not be
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increased. The other associated approval criteria/evaluation factors will
not be affected by the current proposal as well.
2. Since none of the data/analyses/assumptions/conclusions that were
prepared in the previously submitted TIS will necessarily change as a
result of the current project, PBOT did not require the submittal of a new
TIS for the subject review. The applicant’s submitted narrative
adequately addressed the relative approval criteria.
Accordingly, PBOT has no objections to the applicant’s Conditional Use Master
Plan Amendment.
The 2012 master plan approved two street vacations. One of these, SW Hooker St.
between SW Water Ave. and SW Kelly Ave., is in process with PBOT. This proposal
envisions a new garden I this area of vacated right-of-way, instead of the parking lot
approved in the area in 2012. PBOT noted no concerns regarding the change to the
proposed use for the street vacation. For the reasons stated above, these criteria are
met.
I.

Adjustments. The master plan must specifically list any adjustments being requested in
conjunction with the proposed use or overall development standards and explain how each
adjustment complies with the adjustment approval criteria.
Findings: This application includes a requested Adjustment to reduce the dimensions of
the required loading space from a Standard A to Standard B space. The Adjustment is
discussed below. This criterion is satisfied.

J. Other discretionary reviews. When design review or other required reviews are also
being requested, the master plan must specifically state which phases or proposals the
reviews apply to. The required reviews for all phases may be done as part of the initial
master plan review, or may be done separately at the time of each new phase of
development. The plan must explain and provide enough detail on how the proposals
comply with the approval criteria for the review.
Findings: There are no additional discretionary reviews necessary to complete the
proposed Conditional Use Master Plan Amendment. This requirement is met.
K. Review procedures. The master plan must state the procedures for review of possible
future uses if the plan does not contain adequate details for those uses to be allowed
without a conditional use review.
Findings: In the findings for the current Master Plan (12-156563 CUMS AD), staff notes
the Zoning Code threshold 33.820.090.A.1 states, “Any proposed development on the
site that is within 400 feet of the master plan boundaries, unless a greater distance is
stated in the master plan” will be subject to a Type III procedure in order to amend the
master plan. Given the shape and smaller size of the campus, most proposals would
require a Type III review because of this threshold. Staff placed a condition of approval
on the master plan that 33.820.090.A.1 is waived as a threshold. This condition
continues to apply. No other changes to the review procedures in 33.820.090 were or
are now proposed. This criterion is met.
Conditional Use Approval Criteria
33.815.010 Purpose of Conditional Uses
Certain uses are conditional uses instead of being allowed outright, although they may have
beneficial effects and serve important public interests. They are subject to the conditional use
regulations because they may, but do not necessarily, have significant adverse effects on the
environment, overburden public services, change the desired character of an area, or create major
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nuisances. A review of these uses is necessary due to the potential individual or cumulative
impacts they may have on the surrounding area or neighborhood. The conditional use review
provides an opportunity to allow the use when there are minimal impacts, to allow the use but
impose mitigation measures to address identified concerns, or to deny the use if the concerns
cannot be resolved.
33.815.105 Institutional and Other Uses in R Zones
These approval criteria apply to all conditional uses in R zones except those specifically listed in
sections below. The approval criteria allow institutions and other non-Household Living uses in a
residential zone that maintain or do not significantly conflict with the appearance and function of
residential areas. The approval criteria are:
A. Proportion of Household Living uses. The overall residential appearance and function
of the area will not be significantly lessened due to the increased proportion of uses not
in the Household Living category in the residential area. Consideration includes the
proposal by itself and in combination with other uses in the area not in the Household
Living category and is specifically based on:
1.

The number, size, and location of other uses not in the Household Living category
in the residential area; and
Findings: As noted above under the Site and Vicinity description, most of the
land area that is zoned residential is occupied by the Josiah Failing School
building, which is the main academic building for NUNM. The balance of
residentially zoned lots (12 total) are to the north and south of the main academic
building, and abut the EG1 zone. As such, the college would be the only use in the
RH zone that is not in the household living category. Because of the location and
unique configuration of the campus within a ‘triangle’ of significant streets, staff
considers the ‘residential area’ for this criterion as equivalent to the Conditional
Use Master Plan Boundary line. Beyond the boundary, most lands are zoned
commercial. Land areas to the east and south of the boundary are zoned
residential but are not developable due to the ramps of the west bridge head of the
Ross Island Bridge and US Interstate 5.
The site has been the location of a school since 1913, and then became the site for
a community college circa 1960. Upon PCC leaving the site, NUNM purchased the
property and began operations. The parcel containing the Josiah Failing School
Building is 95,600 square feet in area, nearly double the square feet of the
remaining parcels zoned RH and remaining in household uses. Given the
historical use of this parcel for institutional uses plus relatively small land area
zoned residential amid significant square footage in the EG1 and CO2 zones,
where college uses are allowed by right, the residential area is already constrained
by zoning and development patterns surrounding the remaining RH lots.
As of Fall 2016, the student body, faculty and staff comprise 653 students and
268 faculty/staff. The College Clinic, which is located in the EG1 zone, is
anticipated to grow to approximately 35,000 outpatient visits annually; currently,
it is at about 18,000 visits. The enrollment, faculty and staffing levels are
anticipated to change over the ten year term of the Master Plan, with enrollment
growing to 800 students and staff and faculty growing to 310, for a total of 1,110.
Due to the land use history of the site being in a school or community college use,
the college use and, more specifically, the proposed changes to the Master Plan
which propose less intense development than what was approved in 2012, will
have no significant impact on the appearance or function of the residentially zoned
lots in this area. This criterion is met.
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The intensity and scale of the proposed use and of existing Household Living uses
and other uses.
Findings: As noted above, the proposals generally result in development that is
less intense than that approved in the 2012 Master Plan. Instead of a three-story,
15,000-square-foot Clinic expansion, the current proposal calls for a two-story,
7,000-square-foot addition to the Clinic building but that will be used for office
space, classrooms and other spaces as accessory uses to the primary College use.
Unlike the original Clinic expansion, this space will not result in more Clinic visits
but will instead provide office and classroom space for existing staff/students.
Because of this, the previously approved two-story parking structure with 71
spaces to accommodate the additional Clinic patients is now proposed as a 25space surface parking lot. Instead of accommodating part of a new surface parking
lot, the SW Hooker vacated area is now proposed as a garden. Overall, the
proposal is less intense than what was approved in 2012. This criterion is met.

B. Physical compatibility.
1.

The proposal will preserve any City-designated scenic resources; and
Findings: City designated resources are shown on the zoning map by the ‘s’
overlay; historic resources are designated by a large dot, and by historic and
conservation districts. There are no such resources present on the site, nor are
there any within the immediately surrounding residential neighborhood. Therefore
this criterion is not applicable.

2.

The proposal will be compatible with adjacent residential developments based on
characteristics such as the site size, building scale and style, setbacks, and
landscaping; or
As noted previously in this report, within the Master Plan boundary of the College,
there are approximately 15 lots or parcels within the RH zone; the balance of lands
within the College’s Master Plan boundary are zoned either EG1 or CO2. Of the 15
or so residentially zoned lots and parcels, the College occupies four, but most of
the square footage of those parcels. The Master Plan documents clarify that the
overall intent of the College is to acquire all of the properties within the Master
Plan boundary over time, and convert or redevelop the RH lots north of the Failing
School parcel into college uses. The lots south of the Failing School parcel within
the RH zone are anticipated to be acquired, but kept or redeveloped with student
housing for college associated residential uses.
As also described previously in this report, the overall campus master plan
boundary and current campus is physically separated from nearby residential
neighborhoods such that the campus has no physical relationship with these
neighborhoods. Therefore, the overall size of the site and the intended acquisitions
and redevelopment within the master plan boundary will have little, if any, impact
on residential neighborhoods in the vicinity of the campus in terms of scale, size,
setbacks or landscaping. This criterion is met.

C. Livability. The proposal will not have significant adverse impacts on the livability of
nearby residential zoned lands due to:
1.

Noise, glare from lights, late-night operations, odors, and litter; and
Findings: A detailed description of NUNM’s operations and analysis of possible
livability impacts was conducted and is recorded in the Hearings Officer’s decision
on the 2012 Conditional Use Master Plan. The proposed amendments to the
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Master Plan still in effect will not create any additional impacts on the remaining
residential properties over what was approved in 2012. This condition is met.
D. Public services.
1.

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

2.

The transportation system is capable of supporting the proposed use in addition to
the existing uses in the area. Evaluation factors include street capacity, level of
service, and other performance measures; access to arterials; connectivity; transit
availability; on-street parking impacts; access restrictions; neighborhood impacts;
impacts on pedestrian, bicycle, and transit circulation; safety for all modes; and
adequate transportation demand management strategies;
Findings: Portland Bureau of Transportation (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. The PBOT response to these
criteria were copied in full in the findings for Zoning Code Section 33.820.070.GH. In short, PBOT concluded that none of the original findings for the 2012 Master
Plan are compromised or affected by the current proposal, and PBOT had no
objections (Exhibit E.2). This criterion is met.

3.

Public services for water supply, police and fire protection are capable of serving
the proposed use, and proposed sanitary waste disposal and stormwater disposal
systems are acceptable to the Bureau of Environmental Services.
Findings: The Water Bureau responded with no concerns about the proposal
(Exhibit E.3). The Police Bureau determined they are capable of serving the
proposed change (Exhibit E.7). The Fire Bureau has responded with no concerns
and notes at time of building permit review all plans must comply with applicable
Fire Code and requirements (Exhibit E.4). The Bureau of Environmental Services
states the following:
BES does not object to approval of the Master Plan Amendment
application. The proposed changes will not affect the availability or
capacity of the BES services. The proposed development will be subject
to BES standards and requirements during the permit review process.
For these reasons, this criterion is met.

E. Area plans. The proposal is consistent with any area plans adopted by the City Council
as part of the Comprehensive Plan, such as neighborhood or community plans.
Findings: The site is located within the boundaries of the Southwest Community
Plan. The findings for the 2012 Master Plan details the relevant policies from that
plan that are supported by the proposal. These included supporting major
institutions, supporting educational and medical institutions, fostering economic
development, and other high-level policies. The amendments to the 2012
Conditional Use Master Plan do not impact the Plan’s consistency with the
relevant policies.
The site also lies within the boundaries of the Corbett, Terwilliger and Lair Hill
(CTLH) Neighborhood Plan adopted in 1977. The NUNM campus lies within the
Corbett study area of that Neighborhood Plan. There are no policies or goals in the
CTLH Plan that are applicable or relevant for this Amendment. For these reasons,
this criterion is met.
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Adjustment Review
33.805.010 Purpose (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 providing certainty and rapid processing for land use applications.
33.805.040 Approval Criteria
Adjustment requests will be approved if the review body finds that the applicant has shown that
approval criteria A. through F. below have been met.
A. Granting the adjustment will equally or better meet the purpose of the regulation to be
modified; and
Findings: The applicant requests an Adjustment to reduce the dimensions of the one
required loading space from those of a Standard A space (35 feet long, 10 feet wide, with
a clearance of 13 feet) to a Standard B space (18 feet long, 9 feet wide, with a clearance
of 10 feet). The purpose for the loading standard is found in Zoning Code Paragraph
33.266.310.A.
Loading Standards 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.
Given the square footage of the different buildings on the NUNM site, the site is required
to provide one loading space. The applicant is meeting this requirement. The proposed
loading space will be provided in the West Lot, the parking area to the west of the J.
Failing Building. The Standard B size of 9 by 18 feet integrates the loading space into
the rest of the parking spaces of roughly the same size better even than a Standard A
space. PBOT reviewed the request and did not indicate any concerns with traffic safety
or impact on transportation functions on the roadways nearby. This criterion is met.
B. If in a residential zone, the proposal will not significantly detract from the livability or
appearance of the residential area, or if in a C, E, or I zone, the proposal will be consistent
with the desired character of the area.
Findings: The proposed loading space will be located within an existing parking lot that
is proposed to have upgrades in interior landscaping and already has a near-solid
screen of landscaping around much of the perimeter. Moving the required loading space
from one parking lot to another on the campus will not significantly detract from the
livability or appearance of the residential area, and the smaller size of the loading space
will better integrate it into the parking lot, minimizing its appearance.
PBOT provided the following analysis:
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Although PBOT would typically require the submittal of a Loading Demand Study
for such a request, the information submitted by the applicant, including current
delivery activities that occur at the NUNM campus and which are not expected to
change in relation to the subject project, is sufficient for PBOT to provide support
for the Adjustment request. The proposed Standard B space will suffice to
accommodate the types of vehicles that are currently serving the university – the
frequency of loading activities at the campus can also easily be accommodated
with the proposed Standard B space. PBOT has no objections to the proposed
Adjustment (Exhibit E.2).
Neither the appearance nor the livability and functionality of the area will be
compromised by the proposal. This criterion is 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.
Findings: Only one adjustment is requested. This criterion does not apply.
D. City-designated scenic resources and historic resources are preserved.
Findings: The site does not contain any city-designated scenic or historic resources.
This criterion does not apply.
E. Any impacts resulting from the adjustment are mitigated to the extent practical; and
Findings: There have been no impacts identified by BDS or PBOT staff resulting from
the Adjustment. This criterion is met.
F. If in an environmental zone, the proposal has a few significant detrimental environmental
impacts on the resource and resource values as is practicable;
Findings: The site is not located in an environmental zone. This criterion does not
apply.

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.
The applicant has applied for a building permit (17-214043 CO) for upgrades to the West
Parking Lot, to the west of the J. Failing Building. The upgrades related to required parking lot
landscaping are being undertaken to address non-conforming upgrades that will be triggered as
a result of the work proposed and approved in this land use review.

CONCLUSIONS
The Amendments to the Conditional Use Master Plan approved in 2012 are in full support of
the academic mission and accreditation goals of the college, and better reflect NUNM’s current
needs for more office and classroom space and more outdoor green space. The Adjustment to
reduce the dimensions of the one required loading space is supported by PBOT and will be well
integrated into an existing parking lot with significant screening. The proposal meets all of the
applicable approval criteria and therefore should be approved.
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ADMINISTRATIVE DECISION
Approval of an Amendment to the Conditional Use Master Plan for the National University of
Natural Medicine (NUNM) to allow construction of an addition to the Clinic building for office
and other space accessory to the College use (Project Site 3A); change to a surface parking lot
on the adjacent space replacing the Service building (Project Site 3B); and use of the vacated
SW Hooker area for additional green space (Project Site 2D); and
Approval of an Adjustment to Zoning Code Section 33.266.310.C.2 to reduce the minimum
dimensions of the required one loading space from Standard A to Standard B;
Approval is per the approved site plans, Exhibits C.1 through C.11, signed and dated August
17, 2017, subject to the following conditions:
A. As part of the building permit application submittal, the following development-related
condition B, and the related conditions in LU 12-156563 CUMS AD 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 17-173351 CUMS AD." All requirements must be graphically represented on the site
plan, landscape, or other required plan and must be labeled "REQUIRED."
B. All Conditions of Approval from LU 12-156563 CUMS AD still apply.
Staff Planner: Amanda Rhoads
Decision rendered by: ____________________________________________ on August 17, 2017
By authority of the Director of the Bureau of Development Services

Decision mailed: August 21, 2017
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 17,
2017, and was determined to be complete on June 29, 2017.
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 17, 2017.
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 27, 2017.
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
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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 4, 2017 at 1900 SW
Fourth Ave. Appeals can be filed at the 5th floor reception desk of 1900 SW 4th Avenue Monday
through Friday between 8:00 am and 4:30 pm. 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.
Recording the final decision.
If this Land Use Review is approved the final decision will be recorded with the Multnomah
County Recorder.
• Unless appealed, the final decision will be recorded after September 5, 2016 by the
Bureau of Development Services.
The applicant, builder, or a representative does not need to record the final decision with the
Multnomah County Recorder.
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. Conditional Use Master Plans and any concurrent reviews other
than a Zone Change or Comprehensive Plan Map Amendment remain in effect until:
•
•
•
•

All development allowed by the plan is completed; or
The plan is amended or superceded; or
As specified in the plan; or
As otherwise specified in the final decision.

Decision Notice for LU 17-173351 CUMS AD

Page 18

Zone Change and Comprehensive Plan Map Amendment approvals do not expire.
Applying for your permits. A building permit, occupancy permit, or development permit may
be required before carrying out an approved project. At the time they apply for a permit,
permittees must demonstrate compliance with:
•
•
•
•

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

A. Applicant’s Statement
1. Summary of Application
2. Proposal Description
3. Current Conditions
4. Responses to Approval Criteria
5. Response to Incomplete Letter
6. Stormwater Treatment Information
7. Email to Planner, June 22, 2017
8. Memorandum: Additional Transportation-Related Information, July 24, 2017
B. Zoning Map (attached)
C. Plans/Drawings:
1. Existing Conditions Site Plan with Areas of Proposed Work (attached)
2. CUMS-Approved Site Plan with Areas of Proposed Work (attached)
3. Clinic Expansion Site Plan (attached)
4. Clinic Expansion Building Elevations (attached)
5. Clinic Expansion Perspective Drawings
6. Clinic Expansion First Floor Plan
7. Clinic Expansion Second Floor Plan
8. Service Building Parking Lot (attached)
9. SW Hooker Vacation Area and Garden Rendering (Example) (attached)
10. West Parking Lot Plan with Loading Space (attached)
11. West Parking Lot Layout and Landscape Plan
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Bureau of Environmental Services
2. Bureau of Transportation
3. Water Bureau
4. Fire Bureau
5. Site Development Review Section of BDS
6. Life Safety (Building Code) Plans Examiner
7. Police Bureau
F. Correspondence:
1. Hannah Hillebrand, July 15, 2017, with questions and concerns about parking during
construction
2. Jim Gardner, Chair, South Portland Neighborhood Association Land Use Committee,
July 21, 2017, in support with comments
G. Other:
1. Original Land Use Application and Receipt
2. Incomplete Letter, June 7, 2017
3. Email to Applicant, June 21, 2017
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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).

