Date:

December 5, 2018

To:

Interested Person

From:

David Besley, Land Use Services
503-823-7282 / David.Besley@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 18-229080 AD
GENERAL INFORMATION
Applicant:

Robert Mosier | Robert Mosier Architect
3018 SE 76th Ave | Portland, OR 97206

Owner:

Timothy J Gauthier
16021 NE Airport Way | Portland, OR 97230

Representative:

Rod Belisle | Neca-Ibew Electrical Training Center
16021 NE Airport Way | Portland, OR 97230

Site Address:

16021 NE AIRPORT WAY

Legal Description:
Tax Account No.:
State ID No.:
Quarter Section:

LOT 3, PARTITION PLAT 1998-20
R649780790
1N2E24AD 01800
2546

Neighborhood:
Business District:

Wilkes Community Group, contact Alice Blatt at 503-253-6247
Columbia Corridor Association, contact at info@columbiacorridor.org.
Parkrose Business Association, contact
parkrosebusinessassociation@gmail.com
East Portland Neighborhood Office, contact Victor Salinas at 503-8236694

District Coalition:
Plan District:
Zoning:

Columbia South Shore - Industrial Business Opportunity Subdistrict
IG2hkpx – General Industrial 2, with Aircraft Landing (h), Prime
Industrial (k), Environmental Protection (p), and Portland International
Noise Impact (x) overlays

Case Type:
Procedure:

AD (Adjustment Review – 5 concurrent Adjustments)
Type II, an administrative decision with appeal to the Adjustment
Committee
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Proposal:
The applicant is proposing an 8,120 square-foot addition to an existing 53,560 square-foot
Metro Area Electrical Training Center, which includes the removal of 18 existing vehicle
parking spaces. An additional 19 vehicle spaces will be removed from the existing parking lot to
add interior landscaping. Because the value of this improvement exceeds the $163,650 nonconforming development threshold, the site must be brought into conformance with
development standards, which includes interior parking lot landscaping and pedestrian
circulation (Section 33.258.070.D.2). The Portland Zoning Code requires that a minimum of 45
square feet of interior landscaped area must be provided for each parking space
(33.266.130.G.3). The subject site currently has 394 vehicle parking spaces and 7,535 square
feet of interior parking lot landscaping (18.7 square feet per parking space). After construction,
there will be 357 spaces, which requires a total of 16,065 square feet of interior parking lot
landscaping. Only 10,083 square feet of interior parking lot landscaping is proposed (28.2
square feet per parking space). An Adjustment is therefore required to reduce the minimum
required interior parking lot landscaping from 16,065 square feet to 10,083 square feet.
Additionally, the interior parking lot landscaping must meet the “P1” standard of 33.248.020.H.
This standard requires the following:
• Trees at the following rates: (1) large tree per 4 parking spaces; or (1) medium tree per 3
parking spaces; or (1) small tree per 2 parking spaces.
• One shrub per 1.5 parking spaces; and
• Groundcover at spacing consistent with the recommendations of the Tree and
Landscaping Manual.
While the interior parking lot landscaping meets the shrub and groundcover requirements of
this standard, only 31 large trees (all proposed), 21 medium trees (15 existing, 6 proposed), and
8 small trees (2 existing, 6 proposed) of the required trees (70 large trees, 21 medium trees, and
8 small trees) are provided. An additional Adjustment is therefore required to reduce the
number of required interior parking lot landscaping trees from 99 trees to 60 trees.
The existing vehicle parking area includes 23 spaces that abut the northern property line. The
Portland Zoning Code requires a minimum of 5 foot setbacks and low-screen landscaping (L2
standard) between parking areas and abutting industrially zoned lot lines (Section
33.266.130.G, Table 266-5). An additional Adjustment is therefore required to reduce the
minimum 5-foot setback to 0 feet along a 23-space stretch at the northern edge of the parking
lot and waive the requirement for low-screen landscaping in this area.
The Portland Zoning Code requires a 25-foot landscape setback along NE Airport Way
(33.515.210 – Columbia South Shore Plan District). A right-of-way dedication, required by the
Portland Transportation (PBOT), will require that 7 feet of the existing 25-foot landscape area
along NE Airport way be removed. An Adjustment is therefore required to reduce the 25-foot
landscape setback to 18 feet.
Additionally, The Portland Zoning Code requires a minimum building setback along street lot
lines of 25 feet (33.140.215, Table 140-2). The southern edge of the training center is currently
25 feet from the street lot line (NE Airport Way). Due to the aforementioned 7-foot right-of-way
dedication along NE Airport Way, an Adjustment is required to reduce the 25-foot minimum
building setback to 18 feet.
Finally, The Portland Zoning Code requires pedestrian connections from main entrances of
buildings to adjacent streets, and between buildings on site and other areas such as parking
amenities. Specifically, a straight-line pedestrian connection (or one that is not more than
120% or 20 feet longer than the straight-line distance, whichever is less) is required from the
main entrance of each building on the site to the closest adjacent street. Additional
connections, that do not have to be a straight line, are required between pedestrian entrances
and all other streets. The pedestrian system must be 6’ wide and hard-surfaced. When the
system crosses vehicle lanes, it must be separated from the vehicle surface by a different
paving material, elevation changes, or other similar method. Striping alone does not meet the
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requirement. When the system is parallel to vehicle lanes, it must be raised by 4”, or separated
by bollards, landscaping, or another physical barrier (33.515.257 and 33.140.240).
The site has frontage along both NE Airport Way to the south and NE 158th Avenue to the west.
The straight-line standard is met by the existing pedestrian connection to NE Airport Way but
not to NE 158th Avenue. The applicant is proposing to provide an additional pedestrian access
to connect the main entrance to the west side of the parking lot which will not connect directly
to NE 158th Avenue because of a shared access easement in this location; this new path creates
the potential for a future completion of an inter-site pedestrian connection to NE 158th Avenue.
An Adjustment is therefore required to waive the requirement that a pedestrian connection be
provided between the main building entrance and NE 158th Avenue.
In Summary five Adjustments are requested to:
1. Reduce the minimum required interior parking lot landscaping from 45 square feet per
parking space to about 28.2 square feet per parking space and reduce the amount of
required interior parking lot landscaping trees from 99 trees to 60 trees;
2. Reduce the minimum required parking area setbacks and landscaping from 5’ to 0’
along a 23-space stretch at the northern edge of the parking lot and waive the
requirement for low-screen landscaping in this area;
3. Reduce the 25-foot minimum landscape setback along NE Airport Way (Columbia South
Shore Plan District) to 18 feet;
4. Reduce the 25-foot minimum building setback from NE Airport Way to 18 feet; and
5. Waive the requirement that a pedestrian connection be provided to connect the main
entrance to NE 158th Avenue.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33.
Adjustment requests will be approved if the review body finds that the applicant has shown
that approval criteria A. through F. of Section 33.805.040, Adjustment Approval Criteria, have
been met.

ANALYSIS
Site and Vicinity: The 235,660 square foot site has frontage along both NE Airport Way to the
south and NE 158th Avenue to the west. It contains a 53,560 square foot training center on the
south side of the site, along NE Airport Way, and a surface parking lot to the north. Vehicular
access is provided via two points on either side of the building along NE Airport Way and a
third access point along NE 158th Avenue, at the northwestern corner of the site. The site is
bordered to the north by an environmental area – a heavily vegetated slough. The surrounding
vicinity is developed primarily with industrial uses.
Zoning: This site is in an IG2 (General Industrial 2) zone. Industrial zones are reserved for
industrial uses and for areas that have a mix of uses with a strong industrial orientation. The
zones reflect the diversity of industrial and business areas in the City. The IG2 zone is one of
the three zones that implement the Industrial Sanctuary map designation of the
Comprehensive Plan. The zone provides areas where most industrial uses may locate, while
other uses are restricted to prevent potential conflicts and to preserve land for industry. IG2
areas generally have larger lots and an irregular or large block pattern. The area is less
developed, with sites having medium and low building coverages and buildings which are
usually set back from the street. Development standards are intended to allow for flexibility of
development while maintaining compatibility within the City’s various neighborhoods.
The Aircraft Landing Overlay Zone (h) provides safer operating conditions for aircraft in the
vicinity of Portland International Airport by limiting the height of structures, vegetation, and
construction equipment.
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Environmental zones (p) protect resources and functional values that have been identified by
the City as providing benefits to the public. The environmental regulations encourage flexibility
and innovation in site planning and provide for development that is carefully designed to be
sensitive to the site's protected resources. These regulations also help meet other City goals,
along with other regional, state, and federal goals and regulations. The environmental
regulations also carry out Comprehensive Plan policies and objectives.
The Portland International Airport Noise Impact Overlay Zone (x) reduces the impact of aircraft
noise on development within the noise impact area surrounding the Portland International
Airport. The zone achieves this by limiting residential densities and by requiring noise
insulation, noise disclosure statements, and noise easements.
The purposes of the Prime Industrial overlay zone (k) are to protect land that has been
identified in the Comprehensive Plan as Prime Industrial, and to prioritize these areas for longterm retention. Prime Industrial Land is suited for traded-sector and supportive industries and
possesses characteristics that are difficult to replace in the region. In Portland, Prime Industrial
land consists of the Portland Harbor, Columbia Corridor, and Brooklyn Yard industrial
districts. These freight-hub districts include Oregon’s largest seaport, rail hub, and airport.
Existing and potential multimodal freight access in these districts support interregional
transport, exporting industries, and associated industrial businesses and activities. The
regulations protect these areas by preventing, or requiring an off-set for, conversion of the land
to another zone or use that would reduce industrial development capacity.
The Columbia South Shore plan district regulations encourage the development of the
Columbia South Shore as an industrial employment center that is intended to attract a
diversity of employment opportunities. The plan district regulations also protect significant
environmental and scenic resources and maintain the capacity of the area infrastructure to
accommodate future development. Special street setbacks and landscaping standards enhance
and strengthen the image of the plan district, and create a more formal landscape design and
provide continuity along Airport Way. Development standards for the southern portion of the
district (Southern Industrial subdistrict) reflect the City’s standards for general industrial
areas.
Land Use History: City records indicate relevant land use history on the subject site:
• LUR 95-00594 SU ZC EN – 1996 Hearings Officers Decision of an Approval with
conditions of a zone change to relocate Environmental Protection (p) overlay zone on the
secondary slough only with an approval of a 23-lot subdivision with two public streets.
This decision also included an approval of an Environmental Review for a bridge and
street improvements within a p- zone and an approval of an Industrial Park with
conditions. The conditions of the subdivision and Industrial Park still apply today.
• LUR 97-01070 MP – Approval with conditions of a minor partition to create three lots
from five existing lots (11-15) within the Interstate Crossroads Subdivision (approved
under LUR 95-00594 SU ZC EN).
Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed October 19, 2018.
The following Bureaus have responded with the following information:
• The Life Safety Section of the Bureau of Development Services (BDS) responded with no
concerns and provided Building Code information (Exhibit E-1);
• The Bureau of Environmental Services (BES) responded no concerns and included
stormwater management requirements (Exhibit E-2);
• Site Development Review Section of BDS responded with no concerns and provided
information on stormwater discharge and erosion control (Exhibit E-3); and
• The Bureau of Transportation responded with no concerns and provided information
regarding street classifications and that a 7-foot dedication will be required for NE Airport
Way and a 4-foot dedication for NE 158th Avenue (Exhibit E-4).
The following Bureaus have responded with no concerns (Exhibit E-5):
• The Water Bureau; and
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The Fire Bureau.

Neighborhood Review: No written responses have been received from either the Neighborhood
Association or notified property owners in response to the proposal.

ZONING CODE APPROVAL CRITERIA
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 is proposing an 8,120 square-foot addition to an existing 53,560 squarefoot training center. Adjustments are required to reduce the minimum required interior
parking lot landscaping from 45 square feet per parking space to about 28.2 square feet
per parking space, to reduce the amount of required interior parking lot landscaping
trees from 99 trees to 60 trees, to reduce the minimum required parking area setbacks
and landscaping from 5’ to 0’ along a 23-space stretch at the northern edge of the
parking lot, and to waive the requirement for low-screen landscaping in this area. The
relevant purpose statement and associated findings for these Adjustments are found
below:
Motor Vehicle Parking Development Standards (33.266.130)
The development standards promote vehicle areas which are safe and attractive for
motorists and pedestrians. Vehicle area locations are restricted in some zones to promote
the desired character of these zones. Together with the transit street building setback
standards in the base zone chapters, the vehicle area restrictions for sites on transit
streets and in Pedestrian Districts:
• Provide a pedestrian access that is protected from auto traffic; and
• Create an environment that is inviting to pedestrians and transit users.
The parking area layout standards are intended to promote safe circulation within the
parking area, provide for the effective management of stormwater runoff from vehicle
areas, and provide for convenient entry and exit of vehicles. The setback and landscaping
standards:
• Improve and soften the appearance of parking areas;
• Reduce the visual impact of parking areas from sidewalks, streets, and especially
from adjacent residential zones;
• Provide flexibility to reduce the visual impacts of small residential parking lots;
• Direct traffic in parking areas;
• Shade and cool parking areas;
• Reduce the amount and rate of stormwater runoff from vehicle areas;
• Reduce pollution and temperature of stormwater runoff from vehicle areas; and
• Decrease airborne and waterborne pollution.
As noted above, the applicant is proposing improvements to the existing building that
exceed the $163,650 non-conforming development threshold, so the site must be
brought into conformance or closer into conformance with site development standards,
which includes interior parking lot landscaping. While 7 trees are proposed to be
removed in order to build the addition, 43 new trees are proposed to be planted in the
interior parking lot area, 26 new trees are proposed at the perimeter parking lot area,
and 3 new trees are proposed along NE 158th Avenue (which is considered neither
interior nor perimeter); 72 new trees overall are proposed to be planted on-site.
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The removal of 37 existing parking spaces (18 spaces where the addition is proposed
and an additional 19 spaces to add interior parking lot landscaping), and subsequent
new landscape areas and new trees, will reduce the amount and rate of stormwater
runoff from vehicle areas and pollution. Many of the new landscape areas will also
function as stormwater facilities. These new stormwater facilities will reduce the
amount and rate of stormwater runoff from the parking lot and will reduce pollutants in
stormwater.
The subject site currently has 394 vehicle parking spaces and 7,535 square feet of
interior parking lot landscaping (18.7 square feet per parking space). After construction,
there will be 357 spaces and 10,083 square feet of interior parking lot landscaping (28.2
square feet per parking space). While this is a reduction from the minimum required
16,065 square feet of interior parking lot landscaping (45 square feet of interior
landscaping per parking space), it increases the amount of landscaped area by 2,548
square feet over the existing configuration, which is an increase of more than 50%. The
proposal also includes the removal and replacement of 27 unhealthy trees (24 interior
parking area trees and 3 perimeter parking area trees, all medium in size). These
enhancements, as well as the 72 new trees proposed, will substantially improve and
soften the appearance of the parking areas.
The main parking area is located behind the training center at a distance of about 225
feet and is therefore largely obscured from NE Airport Way. From NE 158th Avenue, the
main parking area is about 300 feet from the road, which limits views into the existing
parking area. There are no adjacent residential zones.
The parking area with reduced setbacks and landscaping (from 5 feet to 0 feet, along a
23-space stretch at the northern edge of the parking lot) is adjacent to an approximately
185-foot wide densely vegetated slough to the north. This landscaping is protected
through the environmental protection overlay that is mapped in this area. It is also
about 700 feet from NE 158th Avenue and about 400 feet from NE Airport Way so this
area of reduced perimeter parking area setback and landscaping will not be visible from
surrounding areas, and the presence of the slough will improve and soften the
appearance of the parking lot.
Together, the interior and perimeter landscaping improvements help to soften, shade,
screen, and address stormwater runoff. As noted above, the Bureau of Environmental
Services (BES) responded with no concerns regarding stormwater runoff and does not
suggest any conditions of approval (Exhibit E-2).
For these two Adjustments, this criterion is met.
A third Adjustment is requested to reduce the 25-foot minimum landscape setback
along NE Airport Way to 18 feet. The relevant purpose statement and associated
findings for this Adjustment are as follows:
Columbia South Shore Plan District – Airport Way Landscaping (33.515.210)
Special landscape standards apply along NE Airport Way in order to:
•
Provide a consistent landscape pattern that unifies public and private areas;
•
Establish a landscaped streetscape which recognizes both aesthetics and safety;
•
Accommodate a wide variety of uses;
•
Provide a buffer between on-site development and pedestrian and vehicular
circulation in the right-of-way;
•
Ensure that exterior development will not detract from the appearance of the area;
•
Protect views of natural resource areas while limiting access to those areas; and
•
Ensure public and private setback landscaping is maintained consistently and
adequately.
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The landscape setback Adjustment request is not a result of any development proposed
in this area; the only development proposed is to the north of the existing building,
opposite the NE Airport Way setback area, and changes to the parking area north of
that. Exterior development will therefore not detract from the appearance of the area.
The existing building is currently 25 feet from the NE Airport Way and a right-of-way
dedication, required by the Portland Transportation (PBOT), will require that 7 feet of
the existing 25-foot landscape area along NE Airport way be removed. There is no way
for the site to be in compliance with this standard without deconstructing a 7-foot
portion of the building. To provide a consistent landscape pattern that unifies public
and private areas, a condition of approval will require that, at the time of the dedication,
all landscaping in the reduced setback must be installed to comply with Chapter
33.248, Landscaping and Screening, and the NE Airport Way Landscape Design
Handbook, adopted September 3, 1993. This condition will ensure that the applicant
provide a buffer between on-site development and pedestrian and vehicular circulation
in the right-of-way, and that public and private setback landscaping be maintained
consistently and adequately.
With the conditions of approval regarding landscaping standards in the 18-foot setback
area, this criterion is met for the third Adjustment.
A fourth Adjustment is requested to reduce the 25-foot minimum building setback from
NE Airport Way to 18 feet. The relevant purpose statement and associated findings for
this Adjustment are as follows:
Setbacks (33.140.215)
The setback standards promote different streetscapes. The EG2 and IG2 zone setbacks
promote a spacious style of development. The EG1, IG1, and EX zone setbacks reflect the
generally built-up character of these areas. The IH zone requires only a minimal setback to
separate uses from the street. The setback standards are also intended to ensure that
development will preserve light, air, and privacy for abutting residential zones. In the EG1
and EX zones, the setback requirements along transit streets and in Pedestrian Districts
create an environment that is inviting to pedestrians and transit users.
As noted above, the landscape setback Adjustment request is not a result of any
development proposed in this area; the only development proposed is to the north of the
existing building, opposite the NE Airport Way setback area, and changes to the parking
area north of that. The existing building is currently 25 feet from the NE Airport Way
and a right-of-way dedication, required by the Portland Transportation (PBOT), will
require that 7 feet of the existing 25-foot landscape area along NE Airport way be
removed. There is no way for the site to be in compliance with this standard without
deconstructing a 7-foot portion of the building.
While the setback will be reduced by 7 feet, all landscaping in the setback must be
installed to comply with Landscaping and Screening standards, and the NE Airport Way
Landscape Design Handbook. This will help promote a spacious style of development by
adding screening consistent with remainder of NE Airport Way. As noted above, there
are no abutting residential zones.
With the conditions of approval regarding landscaping standards in the 18-foot setback
area, this criterion is met for the fourth Adjustment.
A fifth Adjustment is requested to waive the requirement that a pedestrian connection
be provided to connect the main entrance to NE 158th Avenue. The relevant purpose
statement and associated findings for this Adjustment are as follows:
Pedestrian Standards (33.140.240)
The pedestrian standards encourage a safe, attractive, and usable pedestrian circulation
system in developments in the employment zones. They ensure a direct pedestrian
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connection between abutting streets and buildings on the site, and between buildings and
other activities within the site. In addition, they provide for connections between adjacent
sites, where feasible.
As noted above, the applicant is proposing improvements to the existing building that
exceed the $163,650 non-conforming development threshold, so the site must be
brought into conformance or closer into conformance with site development standards,
which includes pedestrian standards. The Portland Zoning Code requires a straight-line
pedestrian connection (or one that is not more than 120% or 20 feet longer than the
straight-line distance, whichever is less) from the main entrance of each building on the
site to adjacent streets and between buildings on site and other areas (such as parking
amenities).
While the site has frontage along both NE 158th Avenue and NE Airport Way, it is not a
corner site. The portion of the site that fronts on NE 158th Avenue is used for vehicular
access to the site, and an existing cell tower. There is currently an undeveloped lot at
the corner of NE 158th Avenue and NE Airport Way. A straight-line connection is
provided between the building main entrance and NE Airport Way. The applicant is
proposing to provide an additional pedestrian access to connect the main entrance to
the west side of the parking lot, but it will not connect directly to NE 158th Avenue
because of a shared access easement in this location (Exhibit C.4). This new path,
however, creates the potential for a future completion of an inter-site pedestrian
connection to NE 158th Avenue via the undeveloped site at the corner of NE 158th
Avenue and NE Airport Way. An Adjustment is required to waive the requirement that a
pedestrian connection be provided between the main building entrance and NE 158th
Avenue. No stoplight, street intersection, or crosswalk is located at western property line
fronting NE 158th Avenue. Across the street from NE 158th Avenue to the west are
industrial uses including a shipping service (DHL), a moving company (Westside Moving
& Storage), and a wholesaler/manufacturer of hydroponics equipment and grow lights
(Hydrofarm). This is not an area heavily used by pedestrians.
In order to encourage a safe, attractive, and usable pedestrian circulation system, a
condition will be required that, where the pedestrian system crosses vehicle lanes (as
shown in Exhibit C.4), it must be separated from the vehicle surface by a different
paving material, elevation changes, or other similar method. When the system is
parallel to vehicle lanes, it must be raised by 4 inches, or separated by bollards,
landscaping, or another physical barrier (consistent with 33.140.240.B.2).
With the conditions of approval regarding pedestrian standards in vehicle areas, this
criterion is met for the fifth Adjustment.
B. If in a residential zone, the proposal will not significantly detract from the livability or
appearance of the residential area, or if in an OS, C, E, or I zone, the proposal will be
consistent with the classifications of the adjacent streets and the desired character of the
area; and
Findings: Because the subject site is located in an Industrial zone, the applicant must
demonstrate that the proposal is consistent with the classification of adjacent streets
and the desired character of the area. As stated above, this IG2-zoned site has vehicular
access from the west side of the site via NE 158th Avenue and from the south via NE
Airport Way. At the subject location, the city’s Transportation System Plan (TSP)
classifies NE Airport Way as a District Collector, Major Transit Priority, City Bikeway,
City Walkway, Major Emergency Response, Priority Truck street for Freight, and
Industrial Road for Design; whereas NE 158th Street is classified as a City Bikeway,
Major Emergency Response, Freight District for Freight, and Local Service for
all remaining modes. The proposal does not change the type of uses or development
expected on the TSP street classifications. Furthermore, the proposed request raised no
concerns or objections by the Portland Department of Transportation staff (Exhibit E.4).
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The Portland Zoning Code defines Desired Character as “the preferred and envisioned
character (usually of an area) based on the purpose statement or character statement of
the base zone, overlay zone, or plan district. It also includes the preferred and
envisioned character based on any adopted area plans or design guidelines for an area.”
In this instance, Desired Character is defined by the character statement of the IG2
zone, the “h,k,p, and x” overlay zones, and the Columbia South Shore Plan District
(Business Opportunity Subdistrict). This site is note located within an adopted area
plan.
The character statement for the IG2 zone in Section 33.140.030.C reads:
The IG2 zone is one of the three zones that implement the Industrial Sanctuary map
designation of the Comprehensive Plan. The zone provides areas where most industrial
uses may locate, while other uses are restricted to prevent potential conflicts and to
preserve land for industry. IG2 areas generally have larger lots and an irregular or large
block pattern. The area is less developed, with sites having medium and low building
coverages and buildings which are usually set back from the street. Development
standards are intended to allow for flexibility of development while maintaining
compatibility within the City’s various neighborhoods.
The industrial area surrounding this site is extensively paved and, with the
exception of the landscaping along NE Airport Way, contains inconsistent formal
landscaping. The proposed landscaping, which exceeds that of many of the
surrounding properties, will promote an attractive industrial area by including
greenery and visual buffering. Even with the proposed addition, the building
coverage will be much lower than the allowed 85% maximum allowed building
coverage. While an Adjustment is requested to reduce the street lot line setback,
the building itself is not proposed to expand closer to NE Airport Way. There are
other buildings in this vicinity, also zoned IG2, that have buildings that are
closer to NE Airport Way than the 25-foot minimum requirement.
The purpose of the Aircraft Landing Overlay Zone (h) (33.400.010) is to provide safer
operating conditions for aircraft in the vicinity of Portland International Airport by
limiting the height of structures, vegetation, and construction equipment.
While the proposed addition will be 24 feet in height, which is taller than the
existing 19-foot-tall building, this 5-foot difference is negligible and will not
impact the Airport. This overlay zone will not be impacted by the approval of any
of the proposed Adjustments, which are unrelated to the height of the building.
The purpose of the Environmental zones (p) (33.430.010) is to protect resources and
functional values that have been identified by the City as providing benefits to the
public. The environmental regulations encourage flexibility and innovation in site
planning and provide for development that is carefully designed to be sensitive to the
site's protected resources. These regulations also help meet other City goals, along with
other regional, state, and federal goals and regulations. The environmental regulations
also carry out Comprehensive Plan policies and objectives.
The only portion of the site that contains the Environmental Protection overlay is
a narrow strip that runs along the northern property line ranging from 0 feet to
20 feet, along the southern edge of a 185-foot wide densely vegetated slough to
the north. New construction is not proposed in this area and no trees are
proposed to be removed from this area; this overlay zone will therefore not be
impacted by the approval of any of the proposed Adjustments.
The purpose of the Portland International Airport Noise Impact Overlay Zone (x)
(33.470.010) is to reduce the impact of aircraft noise on development within the noise
impact area surrounding the Portland International Airport. The zone achieves this by
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limiting residential densities and by requiring noise insulation, noise disclosure
statements, and noise easements.
The Adjustments requested are unrelated to residential densities and this
overlay zone will therefore not be impacted by the approval of any of the
proposed Adjustments.
The purposes of the Prime Industrial overlay zone (k) (33.471.010) are to protect land
that has been identified in the Comprehensive Plan as Prime Industrial, and to prioritize
these areas for long-term retention. Prime Industrial Land is suited for traded-sector
and supportive industries and possesses characteristics that are difficult to replace in
the region. In Portland, Prime Industrial land consists of the Portland Harbor, Columbia
Corridor, and Brooklyn Yard industrial districts. These freight-hub districts include
Oregon’s largest seaport, rail hub, and airport. Existing and potential multimodal
freight access in these districts support interregional transport, exporting industries,
and associated industrial businesses and activities. The regulations protect these areas
by preventing, or requiring an off-set for, conversion of the land to another zone or use
that would reduce industrial development capacity.
No change in use is proposed for the Electrical Training Center, which is
classified as an Industrial Service Use per 33.920.310 and 33.920.250.D.8 (as
determined in Zoning Confirmation Letter 18-208915 PR). This overlay zone will
therefore not be impacted by the approval of any of the proposed Adjustments.
The purpose statement of the Columbia South Shore plan district (33.515.010) is as
follows: The Columbia South Shore plan district regulations encourage the development
of the Columbia South Shore as an industrial employment center that is intended to
attract a diversity of employment opportunities. The plan district regulations also
protect significant environmental and scenic resources and maintain the capacity of the
area infrastructure to accommodate future development. Special street setbacks and
landscaping standards enhance and strengthen the image of the plan district, and
create a more formal landscape design and provide continuity along Airport Way.
Development standards for the southern portion of the district (Southern Industrial
subdistrict) reflect the City’s standards for general industrial areas.
Special development standards for the frontages along Airport Way and Marine Drive
are intended to:
• Enhance the street image of the plan district through continuity in street
frontage landscaping along Airport Way;
• Soften the visual impact of buildings, semi-trucks and trailers, and outdoor
storage along Airport Way and Marine Drive; and
• Encourage non-auto-oriented travel to, from, and within the district.
As noted above, a condition of approval will require that, at the time of the
dedication, all landscaping in the reduced setback must be installed to comply
with Chapter 33.248, Landscaping and Screening, and the NE Airport Way
Landscape Design Handbook. This condition will ensure a more formal landscape
design and provide continuity along Airport Way. The condition will enhance the
street image and soften the visual impact of the buildings. This overlay zone will
therefore not be impacted by the approval of any of the proposed Adjustments.
For the reasons addressed above, this proposal is consistent with the Desired Character of
the area. With the conditions relating to landscaping and pedestrian connections, 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; and
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Findings: As noted above, the General Industrial 2 (IG2) zone is intended to promote
viable and attractive industrial areas. The proposed interior parking lot landscape
improvements are consistent with this description and, as exterior changes involve an
overall increase in trees and parking lot landscaping, the site and greater industrial
area will not be adversely impacted by the requested Adjustments. The existing
landscaping, which exceeds that of many of the surrounding properties, will promote an
attractive industrial area by including greenery and visual buffering. The results will
therefore be consistent with the overall purpose of the zone.
This criterion is met.
D. City-designated scenic resources and historic resources are preserved;
Findings: City designated scenic resources are identified on the Official Zoning Map
with a lower case “s” and historic resources are designated by a large dot or as being
within the boundaries of a Historic or Conservation district. There are no such
resources present on the site; therefore, this criterion is not applicable.
E. Any impacts resulting from the adjustment are mitigated to the extent practical; and
Findings: Additional trees elsewhere on site including 26 new trees at the perimeter
parking lot area and 3 new trees along NE 158th Avenue (which is considered neither
interior nor perimeter) will help soften the appearance of the parking area. This
additional landscape on site and the conditions of approval related to future
landscaping within the reduced setback along NE Airport Way and pedestrian
improvements helps mitigates impacts resulting from the Adjustment to the extent
practical.
As conditioned, this criterion is met.
F. If in an environmental zone, the proposal has as few significant detrimental environmental
impacts on the resource and resource values as is practicable;
Findings: Environmental overlay zones are designated on the Official Zoning Map with
either a lowercase “p” (Environmental Protection overlay zone) or a “c” (Environmental
Conservation overlay zone). As noted above, the only portion of the site that contains
the Environmental Protection overlay is a narrow strip that runs along the northern
property line ranging from 0-feet to 20 feet, and along the southern edge of a 185-foot
wide densely vegetated slough to the north. New construction is not proposed in this
area and no trees are proposed to be removed from this area; this overlay zone will not
be impacted by the approval of any of the proposed Adjustments.
This criterion is met.

DEVELOPMENT STANDARDS
Unless specifically required in the approval criteria listed above, this proposal does not have to
meet the development standards in order to be approved during this review process. The plans
submitted for a building or zoning permit must demonstrate that all requirements of Title 11
can be met, and that all development standards of Title 33 can be met or have received an
Adjustment or Modification via a land use review, prior to the approval of a building or zoning
permit.

CONCLUSIONS
The applicant is proposing an 8,120 square-foot addition to an existing 53,560 square-foot
training facility, which includes the removal of 18 existing vehicle parking spaces. An additional
19 vehicle spaces will be removed from the existing parking lot to add interior landscaping. The
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applicant is proposing improvements that exceed the $163,650 non-conforming development
threshold, so the site must be brought into conformance with site development standards,
which includes interior parking lot landscaping and pedestrian connections.
Five Adjustments are requested to:
1. Reduce the minimum required interior parking lot landscaping from 45 square feet per
parking space to about 28.2 square feet per parking space and reduce the amount of
required interior parking lot landscaping trees from 99 trees to 60 trees;
2. Reduce the minimum required parking area setbacks and landscaping from 5’ to 0’
along a 23-space stretch at the northern edge of the parking lot and waive the
requirement for low-screen landscaping in this area;
3. Reduce the 25-foot minimum landscape setback along NE Airport Way (Columbia South
Shore Plan District) to 18 feet ;
4. Reduce the 25-foot minimum building setback from NE Airport Way to 18 feet; and
5. Waive the requirement that a pedestrian connection be provided to connect the main
entrance to NE 158th Avenue
While 7 trees are proposed to be removed in order to build the addition, 72 new trees overall
are proposed to be planted on-site. The removal of 37 existing parking spaces and subsequent
new landscape areas and new trees will reduce the amount and rate of stormwater runoff from
vehicle areas and pollution. Many of the new landscape areas will also function as stormwater
facilities. These new stormwater facilities will reduce the amount and rate of stormwater runoff
from the parking lot and will reduce pollutants in stormwater.
The subject site currently has 394 vehicle parking spaces and 7,535 square feet of interior
parking lot landscaping (18.7 square feet per parking space). After construction, there will be
357 spaces and 10,083 square feet of interior parking lot landscaping (28.2 square feet per
parking space). While this is a reduction from the minimum required 45 square feet of interior
landscaping per parking space, it increases the amount of landscaped area by 2,548 square
feet over the existing configuration, which is an increase of more than 50%. The proposal also
includes the removal and replacement of 27 unhealthy trees. These enhancements, as well as
the 72 new trees proposed, will improve and soften the appearance of the parking areas.
The parking area with reduced setbacks and landscaping is adjacent to a wide, densely
vegetated slough to the north. It is also about 700 feet from NE 158th Avenue and about 400
feet from NE Airport Way so this area of reduced perimeter parking area setback and
landscaping will not be visible from surrounding areas, and the presence of the adjacent slough
will improve and soften the appearance of the parking lot.
The landscape and building setback Adjustment requests (Adjustments 3 and 4) is not a result
of any development proposed in this area; the only development proposed is to the north of the
existing building, opposite the NE Airport Way setback area, and changes to the parking area
north of that. Exterior development will therefore not detract from the appearance of the area.
The existing building is currently 25 feet from the NE Airport Way and a right-of-way
dedication, required by the Portland Transportation (PBOT), will require that 7 feet of the
existing 25-foot landscape area along NE Airport way be removed. There is no way for the site
to be in compliance with this standard without deconstructing a 7-foot portion of the building.
To provide a consistent landscape pattern that unifies public and private areas, a condition of
approval will require that, at the time of the dedication, all landscaping in the setback must be
installed to comply with Chapter 33.248, Landscaping and Screening, and the NE Airport Way
Landscape Design Handbook, adopted September 3, 1993. This condition will ensure that the
applicant provide a buffer between on-site development and pedestrian and vehicular
circulation in the right-of-way, and that public and private setback landscaping be maintained
consistently and adequately.
While the site has frontage along both NE 158th Avenue and NE Airport Way, it is not a corner
site. The portion of the site that fronts on NE 158th Avenue is used for vehicular access to the
site, and an existing cell tower. There is currently an undeveloped lot at the corner of NE 158th
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Avenue and NE Airport Way. The applicant is proposing to provide an additional pedestrian
access to connect the main entrance to the west side of the parking lot, but it will not connect
directly to NE 158th Avenue because of a shared access easement in this location. This new
path, however, creates the potential for a future completion of an inter-site pedestrian
connection to NE 158th Avenue via the undeveloped site at the corner of NE 158th Avenue and
NE Airport Way. An Adjustment is required to waive the requirement that a pedestrian
connection be provided between the main building entrance and NE 158th Avenue. No
stoplight, street intersection, or crosswalk is located at western property line fronting NE 158th
Avenue. Across the street from NE 158th Avenue to the west are industrial uses including a
shipping service, a moving company, and a wholesaler/manufacturer of hydroponics
equipment and grow lights. This is not an area heavily used by pedestrians.
In order to encourage a safe, attractive, and usable pedestrian circulation system, a condition
will be required that, where the pedestrian system crosses vehicle lanes, it must be separated
from the vehicle surface by a different paving material, elevation changes, or other similar
method. When the system is parallel to vehicle lanes, it must be raised by 4 inches, or
separated by bollards, landscaping, or another physical barrier.
The proposed interior improvements are consistent with the IG2hkpx description and, the site
and greater industrial area will not be impacted by the requested Adjustments. The proposed
and conditioned new landscaping, which exceeds that of many of the surrounding properties,
will promote an attractive industrial area by adding trees and landscaping. The results will
therefore be consistent with the overall purpose of the zone. The proposal meets the applicable
approval criteria and should therefore be approved.

ADMINISTRATIVE DECISION
Approval of five Adjustments to:
1. Reduce the minimum required interior parking lot landscaping from 45 square feet per
parking space to about 28.2 square feet per parking space and reduce the amount of
required interior parking lot landscaping trees from 99 trees to 60 trees (Section
33.266.130.G.3; 33.248.020.I);
2. Reduce the minimum required parking area setbacks and landscaping from 5’ to 0’
along a 23-space stretch at the northern edge of the parking lot and waive the
requirement for low-screen landscaping in this area (Section 33.266.130.G, Table 2665);
3. Reduce the 25-foot minimum landscape setback along NE Airport Way (Columbia South
Shore Plan District) to 18 feet (33.515.210 – Columbia South Shore Plan District);
4. Reduce the 25-foot minimum building setback from NE Airport Way to 18 feet (Section
33.140.215, Table 140-2); and
5. Waive the requirement that a pedestrian connection be provided to connect the main
entrance to NE 158th Avenue (Section 33.515.257, 33.140.240, and Table 140-2)
to build an 8,120 square-foot addition to an existing 53,560 square-foot training facility, which
includes the removal of 37 parking spaces, additional parking lot landscaping, and a new
partial pedestrian connection per the approved site plans, Exhibits C-1 through C-4, signed
and dated December 3, 2018, subject to the following conditions:
A. As part of the building permit application submittal, the following development-related
conditions (B and C) 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 18-229080 AD." All requirements must
be graphically represented on the site plan, landscape, or other required plan and must be
labeled "REQUIRED."
B. Where the pedestrian system crosses vehicle lanes, it must be separated from the vehicle
surface by a different paving material, elevation changes, or other similar method. When
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the system is parallel to vehicle lanes, it must be raised by 4 inches, or separated by
bollards, landscaping, or another physical barrier (consistent with 33.140.240.B.2).
C. At the time of the 7-foot PBOT dedication, all landscaping in the (remaining 18 foot) setback
must be installed to comply with Chapter 33.248, Landscaping and Screening, and the NE
Airport Way Landscape Design Handbook, adopted September 3, 1993
Staff Planner: David Besley
Decision rendered by: ____________________________________________ on December 3, 2018.
By authority of the Director of the Bureau of Development Services

Decision mailed: December 5, 2018
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 August
29, 2018, and was determined to be complete on October 16, 2018.
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 August 29, 2018.
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: February 13, 2019.
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 Adjustment Committee, which
will hold a public hearing. Appeals must be filed by 4:30 PM on December 19, 2018 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

Decision Notice for LU 18-229080 AD

Page 15

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 Adjustment Committee 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 Adjustment
Committee 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 December 19, 2018 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. An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.
Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.
Applying for your permits. A building permit, occupancy permit, or development permit may
be required before carrying out an approved project. At the time they apply for a permit,
permittees must demonstrate compliance with:
•
•
•
•

All conditions imposed herein;
All applicable development standards, unless specifically exempted as part of this land use
review;
All requirements of the building code; and
All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.
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EXHIBITS
NOT ATTACHED UNLESS INDICATED
A. Applicant’s Statement
B. Zoning Map (attached)
C. Plans/Drawings:
1. Site Plan – West Landscape Plan (attached)
2. Site Plan – East Landscape Plan (attached)
3. Site Plan – Perimeter Landscape Adjustment (attached)
4. Site Plan – Pedestrian Connections (attached)
5. Site Plan – Existing Tree Plan
6. Site Plan – Landscape Area Calculations
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Life Safety Section of BDS
2. Bureau of Environmental Services initial and revised response
3. Site Development Review Section of BDS
4. Bureau of Transportation Engineering and Development Review
5. Agencies responding with no concerns
F. Correspondence: None
G. Other:
1. Original LU Application and Receipt
2. Incomplete letter from staff to applicant, sent September 11, 2018
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).

