FINAL FINDINGS AND DECISION BY THE DESIGN
COMMISSION RENDERED ON November 7, 2019
CASE FILE NUMBER: LU 19-203752 DZM
PC # 18-258410

De Paul Adult Treatment Facility

BUREAU OF DEVELOPMENT SERVICES STAFF: Hannah Bryant 503-823-5353 /
Hannah.Bryant@portlandoregon.gov
The Design Commission has approved a proposal in your neighborhood. This document is only
a summary of the decision. The reasons for the decision, including the written response to the
approval criteria and to public comments received on this application, are included in the
version located on the BDS website http://www.portlandonline.com/bds/index.cfm?c=46429.
Click on the District Coalition then scroll to the relevant Neighborhood, and case number. If
you disagree with the decision, you can appeal. Information on how to do so is included at the
end of this decision.

GENERAL INFORMATION
Applicant:

Cory Hawbecker | Holst Architecture
110 SE 8th Ave
Portland, OR 97214
503.233.9856

Owner:

Portland Adventist Medical Center
10123 SE Market St
Portland, OR 97216-2532

Site Address:

830 SE 102ND AVE

Legal Description:

BLOCK 4 LOT 1&2 LOT 3&4 EXC PT IN ST, EAST MT TABOR; BLOCK 4
LOT 5 EXC PT IN ST 2161/599, EAST MT TABOR; BLOCK 4 SWLY OF
CHERRY BLOSSOM DRIVE LOT 25-27, EAST MT TABOR; BLOCK 4 LOT
28-30 EXC PT IN ST 2161/599, EAST MT TABOR; BLOCK 4 LOT 31-34,
EAST MT TABOR; BLOCK 5 INC PT VAC ST LOT 1 LOT 2-4, EAST MT
TABOR; BLOCK 5 LOT 5&6, EAST MT TABOR; BLOCK 5 LOT 7&8, EAST
MT TABOR; BLOCK 5 INC PT VAC ST LOT 28-33 & INC PT VAC STS LOT
34, EAST MT TABOR; INC PT VAC ST LOT 1, PARTITION PLAT 2009-63
R225601030, R225601070, R225601270, R225601300, R225601330,
R225601370, R225601410, R225601430, R225601680, R649892490
1S2E03BB 01900, 1S2E03BB 01800, 1S2E03BB 02200, 1S2E03BB
02100, 1S2E03BB 02000, 1S2E03BB 02800, 1S2E03BB 02600,
1S2E03BB 02500, 1S2E03BB 02900, 1S2E03BB 02301
3141
Hazelwood, contact Arlene Kimura at 503-252-9429.

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

Gateway Area Business Association, contact at masciocchi@mac.com,
gabapdxboard@gmail.com.
District Coalition: East Portland Community Office, contact Dianne Riley at 503-823-8831
Plan District:
Gateway
Other Designations: None
Zoning:
CI2d, Campus Institutional 2 with Design overlay
Case Type:
DZM, Design Review with Modifications
Procedure:
Type III, with a public hearing before the Design Commission. The
decision of the Design Commission can be appealed to City Council.
Proposal:
The applicant is seeking Design Review approval for a 2 story, 53,151 square foot adult drug
and alcohol treatment facility (Community Service Use) in Gateway Plan District. The proposal
is requesting Modifications to parking location, building setback, fence screening, and
superblock requirements. Design Review is required for non-exempt development in the
Gateway Plan District.
Modification requests [PZC 33.825.040]:
1. Increase the height of the fence to ten feet; and to allow it to be more than 50% sightobscuring within the 10’ setback. (PZC 33.150.285);
2. Increase the maximum setback from the street lot line from 10 feet to 83’ feet in a
pedestrian district on SE 102nd Avenue. (PZC 33.150.215.C.1);
3. Allow vehicle area between a primary structure and a street on SE 102nd Avenue and SE
Cherry Blossom Drive. (PZC 33.526.340.C); and
4. Increase the maximum setback from the street lot line from 10 feet to 83’ feet in a
pedestrian district on SE 102nd Avenue. (PZC 33.266.130.C.3.b).
5. Superblock Requirements – Divide the required public plaza into four smaller public plazas.
(PZC 33.293.030.A.1.a)

Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33,
Portland’s Zoning Code. The relevant approval criteria are:


Gateway Regional Center Design
Guidelines



33.825.040 - Modifications That Will
Better Meet Design Review
Requirements

ANALYSIS
Site and Vicinity: The three-acre site is located in the Gateway Plan District, the Gateway
Pedestrian District and the Gateway Bicycle District. It is a triangular site, bisected by the eastwest undeveloped portion on SE Yamhill Street. It has a significant grade change, with the
northern tip as the high point and sloping down toward the south. It is currently a vacant,
grassy field with large evergreen trees at the northern tip.
To the west the property line fronts SE 102nd Avenue, which is currently a gravel driveway
serving two residential properties. It is classified as a Community Walkway. The SE 102nd
right-of-way does not extend south of this site, but an existing pedestrian path connects from
the end of the mapped right-of-way to SE Main Street, approximately 490 feet south of this
site. To the west, SE Cherry Blossom is a Major Transit Priority Street; a District Collector
Traffic Street; a Community Bikeway, and a Major Emergency Response Street.
Zoning: The Campus Institutional 2 (CI2) zone is intended for large medical centers, colleges
and universities located in or near a Regional, Town or Neighborhood Center, or along a civic or
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neighborhood corridor that is served by frequent transit service. Development is intended to be
pedestrian-oriented and at a scale that encourages urban-scale medical and educational
facilities, while also ensuring compatibility with nearby mixed-use commercial and residential
areas. Retail Sales and Service and Office uses are allowed to support the medical or college
campus, and to provide services to the surrounding neighborhoods.
The Design Overlay Zone [d] promotes the conservation, enhancement, and continued vitality of
areas of the City with special scenic, architectural, or cultural value. This is achieved through
the creation of design districts and applying the Design Overlay Zone as part of community
planning projects, development of design guidelines for each district, and by requiring design
review. In addition, design review ensures that certain types of infill development will be
compatible with the neighborhood and enhance the area.
The Gateway Plan District regulations encourage the development of an urban level of housing,
employment, open space, public facilities, and pedestrian amenities that will strengthen the
role of Gateway as a regional center. The regulations also ensure that future development will
provide for greater connectivity of streets throughout the plan district. This development will
implement the Gateway Regional Policy of the Outer Southeast Community Plan. Together, the
use and development regulations of the Gateway plan district: promote compatibility between
private and public investments through building design and site layout standards; promote
new development and expansions of existing development that create attractive and convenient
facilities for pedestrians and transit patrons to visit, live, work, and shop; ensure that new
development moves the large sites in the plan district closer to the open space and connectivity
goals of the Gateway Regional Center; create a clear distinction and attractive transitions
between properties within the regional center and the more suburban neighborhood outside;
and provide opportunities for more intense mixed-use development around the light rail
stations.
Land Use History: City records indicate there are no prior land use reviews for this site.
Agency Review: A “Notice of proposal in Your Neighborhood” was mailed October 18, 2019.
The following Bureaus have responded with no issue or concerns:
• Fire Bureau (exhibit E.1)
• Bureau of Parks-Forestry Division (exhibit E.2)
• Life Safety (exhibit E.5)
The Bureau of Environmental Services responded with the following comment: A condition of
approval has been added that the applicant either submit for a street vacation or an
encroachment review prior to permitting. Please see Exhibit E.3 for additional details.
The Bureau of Transportation Engineering responded with the following comment: The
applicant is required to construct a 14-foot wide multi-use path along SE 102nd Avenue as an
interim street condition. An encroachment permit must be received for all private
improvements located in the SE Yamhill right-of-way until a street vacation is completed.
Please see Exhibit E.4 for additional details.
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on October 18,
2019.
One written response has been received from either the Neighborhood Association or notified
property owners in response to the proposal.
•

Hopper, Trevor. October 24, 2019. Mill Park Neighborhood Association supports the
proposal.
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APPROVAL CRITERIA
Chapter 33.825 Design Review
Section 33.825.010 Purpose of Design Review
Design review ensures that development conserves and enhances the recognized special design
values of a site or area. Design review is used to ensure the conservation, enhancement, and
continued vitality of the identified scenic, architectural, and cultural values of each design
district or area. Design review ensures that certain types of infill development will be
compatible with the neighborhood and enhance the area. Design review is also used in certain
cases to review public and private projects to ensure that they are of a high design quality.
Section 33.825.055 Design Review Approval Criteria
A design review application will be approved if the review body finds the applicant to have
shown that the proposal complies with the design guidelines for the area.
Findings: The site is designated with design overlay zoning (d), therefore the proposal
requires Design Review approval. Because of the site’s location, the applicable design
guidelines are the Gateway Regional Center Design Guidelines.
Gateway Regional Center Design Guidelines
The Gateway Regional Center is the City of Portland’s only designated regional center. The area
is envisioned to redevelop into a highly urbanized, pedestrian-oriented center, with an overall
built size and scale second only to Portland’s Central City.
The purpose of design review is to carry out the urban design vision for the District by
emphasizing unique district assets in a manner that is respectful, creative, supportive, and
compatible with all its areas. Although the District is a complex urban environment, it can
become a cohesive whole with the use of these design principles.
Gateway Regional Center Design Goals
Ten goals for design review in the Gateway Regional Center have been established to enhance
the area’s design quality, support its livability, and guide its transition to a pedestrian-oriented,
active, urban regional center. They are:
1. Encourage urban design excellence.
2. Ensure that new development is at a human scale and that it relates to the scale and
desired character of its setting and the Gateway Regional Center as a whole.
3. Provide for a pleasant, rich, and diverse experience for pedestrians.
4. Assist in creating a regional center that emphasizes a mix of active uses and experiences
and is safe, lively, and prosperous.
5. Provide for the humanization of the Gateway Regional Center through the promotion of
parks, plazas, open spaces, public art, and trees.
6. Integrate and honor the diversity and history of Gateway.
7. Integrate sustainable principles into the development process.
8. Encourage the development of a distinctive character for subdistricts within the regional
center and link them.
9. Encourage and incorporate transit orientation and usage.
10. Enhance the physical and visual linkages between the Gateway Regional Center and
adjacent neighborhoods.
Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project. For the sake of clarity, guidelines have been grouped into three themes:
Context, Public Realm, and Quality + Permanence.
CONTEXT
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C3. Support Open Spaces with New Development. Develop buildings that are oriented to
adjacent open spaces.
C4. Develop Complementary Parking Areas. Develop, orient and screen parking area to
complement adjacent buildings and the pedestrian environment.
C6. Build on View Opportunities. Incorporate semi-public building spaces to facilitate views
to and from public amenities. Develop new buildings to emphasize pedestrian views down
streets or corridors at focal points or wayfinding markers.
Findings for C3, C4 and C6: The irregular exterior form of the building is in direct
response to its property lines and adjacent rights-of-way, while the interior is designed to
maximize light, access and physical connection to the central courtyard. The proposal
includes a series of plazas, linked by a publicly accessible multi-modal path at the
southern property line, a new publicly-dedicated multimodal path along the west property
line, and extensive private courtyard and landscaped area for clients. The linked plazas
are provided in lieu of a large, single plaza space as required by the Gateway Superblock
standards.
The superblock standard is triggered because the applicant intends to apply for a street
vacation for the east-west portion of SE Yamhill that is platted through the site between
SE 102nd Avenue and SE Cherry Blossom. The applicant requested that this land use
review was based on the assumption of a successful street vacation for this undeveloped
portion of SE Yamhill Street.
Additionally, as part of this development, the applicant will develop and publicly dedicate
SE 102nd as a north-south multimodal path along the site’s west side. The multi-modal
path will connect with an existing pedestrian path that continues south to SE Main Street
and can be used to facilitate access to the MAX station and other community amenities.
The private courtyard at the center of the U-shaped building provides spill out space for
interior functions, views and opportunities for socializing and informal meetings. The
courtyard extends outward toward the informal landscaping at the north half of the site.
Large, existing trees are preserved at the north corner, and natural grade is utilized to
enhance the privacy of occupants.
The driveway and parking area wrap the building along its south side. While extensive in
length, the location ensures that the parking area is not visible from SE Cherry Blossom
Street and that the building can provide some screening to reduce its perceived size.
Extensive, diverse tree coverage around the perimeter of the parking area provide trees to
support birds, evergreen screening, beautiful fall foliage and spring flowers. The diversity
of tree plantings set within an L2 border will contribute to the public’s experience along
the both the new multi-modal paths.
The development will provide extensive public- and private- open areas to benefit the
community as well as clients of the facility. The open areas are thoughtfully designed to
provide meaningful, usable, well-landscaped spaces that share design language without
being uniform. Therefore, these guidelines are met.
C5. Transition to Adjacent Neighborhoods. Orient the building mass of new development
toward the higher-density areas and/or active streets of the regional center.
Findings for C5: While the proposal’s site is not adjacent to residential neighborhoods, it
does serve as a linkage between the Gateway Mall 205 site to the west and northwest,
Adventist medical campus and hospital to the south, and residential neighborhoods to
the east. While large scale development and redevelopment is anticipated in the
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neighborhood, as one of the first large buildings to be developed recently, the proposal is
responding to both the current and future context of the area.
The two-story building massing, gable roof forms and residential cladding material speak
to the finer grain of the nearby residential and small-scale commercial buildings. The
length of the buildings, and site design to accommodate a future second phase, relate to
the developing and increasingly urban zones nearby. Finally, the playful roof form and
extensive landscaping add whimsy and accessibility to all, helping to offset the stigma
associated with the program. Therefore, this guideline is met.
PUBLIC REALM
A1. Strengthen Relationships Between Buildings and the Street. Integrate building
setback areas with adjacent streets.
Findings for A1: Set on a triangular lot, fronted by public right-of-way on the west
(undeveloped SE 102nd Avenue) and the east (SE Cherry Blossom Street), the U-shaped
building wraps around a private north-facing courtyard with three wings that each
reflect the orientation of their proximate property line. To maximize the urban nature of
SE Cherry Blossom, the highest transit classification, a diagonal wing fronts the
property line, with a main entrance and ground floor windows into meeting and kitchen
areas. The street-facing wall along SE Cherry Blossom is continued with an artistic
metal fence continuing from the northern edge of the building to wrap the northern half
of the property.
Setback from the sidewalk with a deep landscape buffer, the angled fence panels
alternate wood and metal. The layered landscape screening outside the fence adds visual
interest and year-round screening, while the 10’ fence offers required privacy screening
for the on-site users. The fence is well-detailed, and one element in a deep, layered
landscape buffer, that serves to reinforce a sense of urban enclosure along SE Cherry
Blossom while providing artistic visual interest for pedestrians. It is an approvable
substitute for a building along this northern edge of the property because, due to an
existing undeveloped east/west right-of-way (SE Yamhill), large existing trees, significant
grade change, and the narrow triangular form of the northern portion of the site, a
building at this location is not feasible. Therefore, this guideline is met.
A2. Enhance Visual and Physical Connections. Enhance visual and physical connections
between buildings and adjacent sidewalks. Orient semi-public building spaces to the sidewalk
and street.
Findings for A2: Despite an internal program with extensive privacy requirements, the
proposal meets the Ground Floor Window requirements on all frontages. Internal
confidentiality requirements may be achieved through the use of curtains and blinds,
rather than reduced glazing. Exterior privacy needs are met through extensive, layered
landscaping elements.
The two main entrances respond to both the transit street (SE Cherry Blossom) and the
auto-oriented south entrance that clients and visitors arriving from the metro area may
use. The main entrances are linked by a glassy interior space that looks into the private
courtyard and serves as a primary circulation space and lobby.
Along the south property line, a new multi-modal pedestrian and bicycle path will
connect SE Cherry Blossom to SE 102nd, where the path continues on as a pedestrian
connection to SE Main Street. The path is interspersed with small plaza spaces, each one
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developed with benches, trees, decorative hardscape and providing a publicly accessible
pedestrian amenity space to facilitate connections between nearby streets.
Therefore, these guidelines are met.
A3. Integrate Building Mechanical Equipment and Service Areas. Incorporate building
mechanical equipment and/or service areas in a manner that does not detract from the
pedestrian environment.
Findings for A3: The mechanical equipment and service areas are located near the
northwest corner of the building. In this location, furthest from the SE Cherry Blossom
frontage, the driveway entrance off SE Cherry Blossom, both entrances and the southern
multi-modal path, these elements will have minimal impact on the public, clients, visitors
and staff.
The rooftop mechanical units are located to prevent visibility from the adjacent right-ofway. The rooftop elements are aggregated and screened by roof forms and metal panel to
reduce any visibility from further away or higher grades.
Therefore, this guideline is met.
QUALITY + PERMANENCE
B1. Convey Design Quality and Building Permanence. Use design principles and building
materials that convey quality and permanence.
Findings for B1: The proposal is for an adult treatment facility to serve the regional
population. The attached gable roof forms and vertical cedar siding utilize residential
forms and materials to communicate nurturing and playfulness, to offset the institutional
use and stigma associated with its program. Further, the wood serves as a transitional
material between the commercial buildings to the west and the small scale and
residential neighborhood to the southeast. The two-story building and well-detailed
flashing ensure that the exterior wood siding is well protected and can easily be
maintained. Its natural grain and variation provide additional richness and articulation
along the long facades. Therefore, these guidelines are met.
B2. Integrate Ground-Level Building Elements. Integrate the different ground-level building
elements with the building’s architecture.
B3. Design for Coherency. Integrate the different parts of a building to achieve a coherent
design.
Findings for B2 and B3: The proposed design utilizes a consistency of design language
throughout the site, resulting in a strong sense of place and coherency throughout the 3acre building, parking area and courtyards. Regulating design principles include a
shifted, asymmetrical geometry that provides articulation to the rooflines, the fencing,
and subtle occupiable offsets between the first floor and second floor. The diagonal forms
carry through to the hardscape patterns of the southeastern plaza, and the internal
courtyard at the center of the site.
Use of wood is a second regulating principle that identifies and unifies all the areas on
site. The U-shaped building is continually clad in vertical tongue-and-groove stained
cedar. Darker stained areas along the ground floor help to differentiate entry areas from
the lighter stained cedar elsewhere. Wood is utilized as a bench seat material at the three
small public plazas, as well as within the private courtyard. While the zig zag fence is
primarily metal, the alternating smaller plans are wood.
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The building’s program requires separation between different user groups within the
floorplan. Therefore, the ground floor plan is effectively two building masses, connected
by a spacious lobby. The upper story is designated for a third client group and requires
physical and programmatic separation from the ground level. Each client group area has
its own administrative and work spaces. This diverse and complicated interior program is
well integrated within a single coherent building envelope and consistency of detailing
and materials throughout the landscape element.
At the hearing, the applicant proposed a change to the layout of the fence at the SE
Cherry Blossom frontage. This change is in response to comments from the neighborhood
association and eliminates the awkward corner between the fence and the building that
caused safety concerns. To enhance the coherency of the fence element, and to better
integrate it with the architecture of the building, the Design Commission proposed the
following Condition of Approval D: The southernmost section of fence on the Cherry
Blossom frontage shall be co-planar with the face of the building. The fence panels shall
be extended to the south to merge with the front building wall and stained the same
darker finish as the ground floor building wall to the south. The dark wall where the fence
merges with the SE Cherry Blossom façade shall be offset 2” from the light stained wood
above. Two additional perforated panels shall be added to the fence between the building
and the southernmost perforated panels shown in exhibit C.20. One section of metal
panel shall be added between the two northernmost windows at the ground floor on the
east façade.
With Condition of Approval D, to revise the fence design and add metal panel to the SE
Cherry Blossom façade, these guidelines are met.
B4. Integrate Encroachments. Size and place encroachments to enhance the pedestrian
environment. Where permitted, integrate skybridges that are visually level and transparent
toward the middle of the block, where they will be most unobtrusive.
B5. Integrate Roofs, Rooftop Lighting, and Signs. Integrate rooftop components, functions
and related screening elements with the building’s architecture. Integrate exterior lighting,
signs and any related structural equipment at or near the roof with the building’s architecture.
Orient lighting to highlight the building’s architecture.
Findings for B4 and B5: The building’s deep eaves extend over the property line on the
SE Cherry Blossom frontage. At the street level, the building wall fronts the transit street,
providing an urban edge, while at the roof, the deep eaves provide some weather
protection for the wood siding. The location of the encroachment, fronting a wide public
right-of-way, helps to reinforce the public realm without creating a canyon-like
environment or a sense of compression at the ground level.
Within the folded gable roof form, mechanical elements are screened utilizing a variety of
techniques. At the western and southern ends, rooftop mechanical is grouped within
perforated metal screens. At the northern end of the building, the mechanical is located
in a recessed area within the folded gables and screened by the roof form itself.
The folded deep eaves and origami-like roof forms are integral elements of the proposed
building, and effectively wrap and integrate its disparate elements. Therefore, this
guideline is met.
B6. Integrate Ecological / Sustainable Concepts. Integrate ecological/sustainable features
or concepts with site and development designs.
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Findings for B6: The proposal is utilizing numerous strategies to enhance the
sustainability of the project and site. The primary cladding material is a durable, local
western red cedar tongue and groove. This renewable resource is able to be selectively
harvested within the region, supporting healthy timber forests and local economies. The
two-story structure is primarily wood framed, which has a significantly lower carbon
footprint than carbon or steel structures. The wall assemblies incorporate a rainscreen
with exterior rigid insulation to ensure building durability, energy efficiency, and thermal
comfort for occupants. The mechanical system combines VRF and ERV technologies to
provide excellent interior air quality and energy efficiency while reducing the visual
impact of exterior mechanical components. Finally, all stormwater is managed on-site,
and lush landscaping contributes to the habitat and environmental quality of the
neighborhood. Therefore, this guideline is met.
33.825.040 Modifications That Will Better Meet Design Review Requirements:
The review body may consider modification of site-related development standards, including
the sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the design review
process. These modifications are done as part of design review and are not required to go
through the adjustment process. Adjustments to use-related development standards (such as
floor area ratios, intensity of use, size of the use, number of units, or concentration of uses) are
required to go through the adjustment process. Modifications that are denied through design
review may be requested as an adjustment through the adjustment process. The review body
will approve requested modifications if it finds that the applicant has shown that the following
approval criteria are met:
A.
B.

Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and
Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.

Modification #1: Fences, PZC 33.150.285 -increase the height of fence to 10 feet; and to
allow more than 50% sight-obscuring within the 10’ setback.
Purpose Statement: The fence regulations promote the positive benefits of fences without
negatively impacting the community or endangering public or vehicle safety. Fences near
streets are kept low in order to allow visibility into and out of the site and to ensure
visibility for motorists. Fences in any required side or rear setback are limited in height so
as to not conflict with the purpose for the setback.
Standard: 33.150.285.C.1 Location and heights. Fences within 10 feet of a street lot line or
pedestrian connection may be up to 8 feet high if they are 50 percent or less sightobscuring or may be up to 3-1/2 feet high if they are more than 50 percent sightobscuring.
A. Better meets design guidelines. The resulting development will better meet the applicable
design guidelines; and
Findings: The modification to allow a 10’ high wood and steel fence that is more than
50% sight obscuring facilitates the retention of existing mature fir trees on the north end
of the site. While most of the fence is set back at least 10’ from SE Cherry Blossom, to
create an articulated and visually interesting landscape element, the fence is jagged in
plan, rather than straight. To promote pedestrian safety and comfort, the space between
the fence is landscaped with trees and lush, layered shrubs. However, it is intentionally
shallow enough to discourage camping. For this same purpose, the fence is entirely
located within ten feet of the street lot line on the SE 102nd frontage.
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The artistic, 11-gauge steel panel fence is one element in a layered landscape sequence
that includes trees, evergreen shrubs and benches located between the fence and the SE
Cherry Blossom sidewalk. In conjunction, these elements create an attractive, safe
pedestrian environment with the fence creating an urban built edge. This condition is
superior to the much lower fence, or open fencing that is allowed by code. The tall,
artistic panel, zig zag plan and layered landscape better meet guideline B1 – Convey
Design Quality and Building Permanence by utilizing high-quality, durable materials that
convey a high level of craftsmanship and visual texture, and B3 – Design for Coherency,
by utilizing a design language in the fence layout that is consistent with the building’s
roofline, and is related to the hardscape patterning and design of other landscape
elements.
B.

Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.
Findings: Fence height and opacity limits within 10’ of the street lot line are intended to
prevent a fortress-like effect on the pedestrian realm. The proposed fence is broken in
smaller panels, with a jagged plan, and set back from the property line to allow for
layered landscape. The introduction of this human scaled elements – the limited length of
the panel before it’s broken by a change in plane and a change in material; the artistic
steel plate panels with trees silhouetted against perforated steel mesh; the large trees and
layered evergreen shrubs and the inclusion of benches along the sidewalk – create an
effect that enhances the pedestrian realm without negatively impacting it. The reduced
setback from the property line ensures that the space outside the fence can be adequately
landscaped but is not so deep as to encourage camping or create a perception of hiding
spaces, which might detract from pedestrian comfort and safety. The fence has been
carefully detailed to achieve the required privacy for occupants of the site while
preserving existing mature trees and creating a new, comfortable sidewalk corridor to
increase community connectivity.
Therefore, these Modifications merit approval.

Modification #2: Setbacks, PZC 33.150.215.C.1 - increase the maximum setback from the
street lot line from 10 feet to 83’ feet in a pedestrian district on SE 102nd Avenue.
Purpose Statement: The required building setbacks promote streetscapes that are
consistent with the desired character of the campus institutional zones and reflect the
diversity of neighborhoods within which the campus institutional zones are located. In
instances where a campus institutional zone abuts a residential zone, the required
setbacks centers complement the residential character of surrounding neighborhood and
result in development that will maintain light, air, and the potential for privacy for adjacent
residential zones. In instances where a campus institutional zone abuts a mixed-use zone,
pedestrian district and/or transit street, the setback requirements promote buildings and
activity that are inviting to pedestrians and contribute to an active pedestrian environment.
Standard: 33.150.215.C.1, Maximum building setbacks in the CI2 zone. Where the building
is within 100 feet a transit street or street lot line within a pedestrian district, the
maximum the building can be set back is 10 feet. Where an existing building is being
altered, the standard applies to the portion of the building being altered. If the site has
street lot lines on three or more streets, the maximum setback standard only applies to two
of the streets. When this occurs, the standard must be applied to the streets with the
highest transit street classifications. If multiple streets have the same highest transit street
classification, the applicant may choose which streets to apply the standard.
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Modification #3: Parking, PZC 33.526.340.C – allow vehicle area between a primary
structure and a street on SE 102nd Avenue and SE Cherry Blossom Drive.
Purpose Statement: The regulations of this section ensure that development is oriented to
transit, bicycling, and pedestrian travel while ensuring accessibility for motor vehicles.
Limiting the number of parking spaces promotes efficient use of land, enhances urban
form, encourages use of alternative modes of transportation, provides for a better
pedestrian environment, and protects air and water quality. Parking that is provided in
structures is preferred over parking in surface lots because, as a more efficient use of land,
structured parking promotes compact urban development. In addition, parking structures
with active uses on the ground floor provide a better environment for pedestrians and
contribute to the continuity of street-level retail and service uses that support a thriving
urban area. The parking ratios in this section will accommodate most auto trips to a site
and take into account the intensity of development in the area, on-street parking supply,
pedestrian activity, and proximity to frequent transit service. Limiting the location of
parking and access on light rail alignments improves access to transit, supports a transitoriented development pattern, and reduces conflicts between motor vehicles and
pedestrians or bicycles. In particular, it reduces conflicts between motor vehicles and light
rail trains, especially where the access would require cars to cross the light rail tracks.
Standard: Vehicle areas are not allowed between a primary structure and any street.
Modification #4: Development Standards for All Other Development, PZC
33.266.130.C.3.b - increase the maximum setback from the street lot line from 10 feet
to 83’ feet in a pedestrian district on SE 102nd Avenue.
Purpose Statement: The development standards promote vehicle areas that are safe and
attractive for motorists and pedestrians. Vehicle area locations are restricted in some zones
to promote the desired character of those zones.
Together with the transit street building setback standards in the base zone chapters, the
vehicle area location regulations for sites on transit streets and in Pedestrian Districts:
• Provide a pedestrian access that is protected from auto traffic;
• Create an environment that is inviting to pedestrians and transit users.
• Create a strong relationship between buildings and the sidewalk; and
• Create a sense of enclosure on transit and pedestrian street frontages.
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.
Standard: Where vehicle areas are adjacent to a transit street or a street in a Pedestrian
District, no more than 50 percent of the frontage on the transit street or street in a
Pedestrian District may be used for vehicle areas. Sites where there is less than 100 square
feet of net building area are exempt from this standard.
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A. Better meets design guidelines. The resulting development will better meet the applicable
design guidelines; and
Findings for Modifications 2, 3 and 4: The modification to increase the distance of the
setback from the SE 102nd Avenue property line, and to allow vehicle area between the
building and this frontage, encourages the building massing to respond primarily to the
SE Cherry Blossom frontage. SE Cherry Blossom is a transit street, while SE 102nd
Avenue is currently undeveloped and will have only a multi-modal path developed in
conjunction with this proposal. Therefore, since the program does not support a building
that addresses both frontages, it is appropriate to locate the building closer to the
frontage that is currently developed as right of way and has a higher transit classification.
Locating the driveway off of SE Cherry Blossom requires a Modification due to the angle
of the street frontage. However, it allows the SE 102nd frontage to be developed as a
continuous, tree-lined pedestrian trail, uninterrupted by vehicle traffic or curb cuts.
The site planning has identified the area between SE 102nd Avenue and the proposed
building as a feasible location for a planned future expansion. At this time, the parking
area would be reduced, and the building setback will be reduced to respond to the SE
102nd frontage.
Locating the building at the southeast corner of the site and allowing parking between the
building and the street on the SE 102nd frontage, emphasizes the most significant street
frontage and allows the remaining open area at the SW corner of the site to be retained
for future development. This site plan better meets guideline A1- Strengthen
Relationships Between Buildings and the Street by orienting the larger building volumes
toward the developed street, and allowing a quieter, deeply landscaped edge on the
frontage to be developed as a multi-modal path.
B.

Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.
Findings for Modifications 2, 3 and 4: Maximum setbacks in a pedestrian district and
limiting vehicle frontage are intended to promote buildings and activities that are inviting
to pedestrians and create an active pedestrian environment. In this context, the SE
102nd frontage is undeveloped for auto use, and does not continue south of this site.
Across the right-of-way is the windowless back of Home Depot, a large retailer with 40
years of lease renewal options remaining. Therefore, it is unlikely that this frontage will
become an active commercial street.
It is, however, a primary connection for pedestrian and bicycle travel. Once developed
with a paved multi-modal path, this frontage will provide a direct connection to large sites
to the south, including Adventist Hospital, Portland Adventist Academy, and the MAX
station at SE Main Street. The multi-modal path will be a much-needed alternative
pedestrian path to the busy, high-speed traffic on SE Cherry Blossom, or the autooriented parking areas of the Mall 205.
Increasing the maximum setback along this frontage facilitates a quieter, tree-lined and
deeply landscaped experience for users. It provides much-needed light and air, which
helps to balance the imposing flat façade of the Home Depot across the street. It allows
the loading, service and firetruck turnaround areas (all of which qualify as ‘vehicle area’
to be sited furthest from the public realm and building entrances, where they can be
mitigated by landscape screening.
Therefore, these Modifications merit approval.
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Modification #5: Superblock Requirements, PZC 33.293.030.A.1.a – Divide the required
public plaza into four smaller public plazas.
Purpose Statement: The Superblocks chapter regulates the amount and location of open
areas and walkways on large commercial sites where streets have been vacated. The intent
is to promote a pleasant and convenient walkway and open area system on the superblock
that links to the adjacent buildings, to the public circulation system, and to any available
public transit. The requirements also promote the maintenance of light, air and access that
could be lost due to development on the vacated street.
Standard: At least one public plaza or public atrium must be provided within the
superblock equal to 5 percent of the total land area of the superblock, including the area of
vacated streets. However, 20,000 square feet is the maximum area that is required for this
plaza or atrium. The ratio of the length of the plaza or atrium to the width may not exceed 3
to 1.
A. Better meets design guidelines. The resulting development will better meet the applicable
design guidelines; and
Findings: This site is located outside of Gateway’s urban center, at a transition point
between the Mall 205 shopping center to the west, Adventist hospital and medical
facilities to the south, and residential areas and undeveloped parcels to the east. With
one busy, high-speed street frontage and minimal pedestrian traffic or facilities in the
area, the needs at this location are primarily more multi-modal connectivity away from
the traffic of SE Cherry Blossom. A large plaza area at this location would not serve an
identified need or connect to a busy pedestrian area and is therefore likely to remain
underutilized. Due to the sensitive, confidential nature of the site’s program, a public
plaza would not be able to serve the building’s clientele and would therefore only be
utilized by staff and the surrounding community.
Due to the site’s location, surrounding context and program, a series of smaller, more
intimate plaza spaces linked by a new multimodal path on two frontages are appropriate
and better serve the surrounding community’s needs. Ranging from 474 square feet to
4,378 square feet, these south facing plaza spaces are small enough for a single person to
feel comfortable, but large enough for a group to gather if desired. The code standard
requires a single plaza of 6,541 square feet. The four plaza spaces proposed provide a
total of 6,810 square feet. In response to the need for additional connectivity, the code
requires that 50% of the vacated street area is provided as landscaped areas, plazas and
walkways. This requirement is 6,580 square feet. The proposal is for 10,757 square feet
of landscaped area, plazas and walkways – significantly more than the code requires.
Each of the small plaza areas contain seating elements, multiple tree species, and
evergreen plantings to create a human-scaled pedestrian amenity. Located at the SE
Cherry Blossom entrance to the site, and at the intersection of the new east-west
multimodal path with the new north-south path, the plazas are sited to maximize service
to the public, while still visible from the building to ensure safety. This proposal better
meets A2 – Enhance Visual and Physical Connections by providing strong visual and
physical connections to support a successful pedestrian environment.
B.

Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.
Findings: The purpose of the superblock plaza requirement is to provide a large,
publicly accessible urban plaza and new connections on sites where significant quantity
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of public right-of-way has been vacated. This ensures a community amenity is provided
in return for privatization of a community asset. At this site, the portion of SE Yamhill
Street anticipated to be vacated is 130,826 square feet. A no-build easement will remain
over this area, as there is Bureau of Environmental Services infrastructure below grade
that must remain accessible. Therefore, while available for landscape improvements and
outdoor recreational use, this vacated right-of-way does not increase the site’s buildable
area.
The location of this site, its surrounding context, distance from other pedestrian
amenities and grade and scale warrant an emphasis on creating stronger regional
connectivity rather than creating large plaza spaces. While large plazas provide much
needed open area, and access to light and air in dense urban environments, this
location is surrounded by acres of surface parking area, undeveloped parcels and wide
rights-of-way. In this low-density context, another large expanse of hardscaping is not a
significant asset, while more pedestrian-oriented connections are. Therefore, the
proposal to create numerous small spaces, each one developed with a similar palette of
landscape elements but unique in their size and configuration, provide attractive
amenities to encourage increased pedestrian and bicycle connectivity through the area.
The proposal exceeds the square footage requirements for both the plaza space and for
the required landscaping and path area and provides amenities that emphasize the
community’s needs.
Therefore, these Modifications merit approval.

CONCLUSIONS
The design review process exists to promote the conservation, enhancement, and continued
vitality of areas of the City with special scenic, architectural, or cultural value. This proposal
thoughtfully maximizes the opportunities at a complex site, and carefully responds to a strictly
regulated program without sacrificing the public realm, the response to surrounding context or
the quality of the architecture. The site planning and landscape treatment ensure a generous,
private outdoor area for the facility’s clients, while also providing significant public amenity
spaces and new connections that will enhance the livability of the entire Gateway
neighborhood. This proposal models balancing challenging site conditions, restrictive program
needs and significant regulatory requirements to create a building, site and places that serve
everyone in the community. The proposal meets the applicable design guidelines and
modification criteria and therefore warrants approval.

DESIGN COMMISSION DECISION
It is the decision of the Design Commission to approve Design Review for a 2 story, 53,151
square foot adult drug and alcohol treatment facility (Community Service Use) in Gateway Plan
District.
Approval for the following Modification requests:
1. Increase the height of the fence to 10’; and to allow more than 50% sight-obscuring within
the 10’ setback. (PZC 33.150.285);
2. Increase the maximum setback from the street lot line from 10 feet to 83’ feet in a
pedestrian district on SE 102nd Avenue. (PZC 33.150.215.C.1);
3. Allow vehicle area between a primary structure and a street on SE 102nd Avenue and SE
Cherry Blossom Drive. (PZC 33.526.340.C); and
4. Increase the maximum setback from the street lot line from 10 feet to 83’ feet in a
pedestrian district on SE 102nd Avenue. (PZC 33.266.130.C.3.b).
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5. Superblock Requirements – Divide the required public plaza into four smaller public plazas.
(PZC 33.293.030.A.1.a)
Approvals per Exhibits C.1-C-35, signed, stamped, and dated November 22, 2019, subject to
the following conditions:
A. As part of the building permit application submittal, the following development-related
conditions (B – E) 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 19-203752 DZM. All requirements
must be graphically represented on the site plan, landscape, or other required plan and
must be labeled “REQUIRED.”
B. At the time of building permit submittal, a signed Certificate of Compliance form
(https://www.portlandoregon.gov/bds/article/623658) must be submitted to ensure the
permit plans comply with the Design/Historic Resource Review decision and approved
exhibits.
C. Private improvements are proposed in public right-of-way where a BES sanitary sewer is
located. Prior to BES permit approval, one of the following must be completed to the
satisfaction of BES:
1. If the public right-of-way has been vacated (and therefore a public sewer easement is in
place), BES must evaluate and approve any private improvements within the easement
area and any necessary legal agreements must be executed; or
2. If the area remains public right-of-way, BES must evaluate and approve proposed
private encroachments through PBOT’s Encroachment Permit process.
D. 1. The southernmost section of fence on the Cherry Blossom frontage shall be co-planar
with the face of the building.
2. The fence panels shall be extended to the south to merge with the front building wall and
stained the same darker finish as the ground floor building wall to the south.
3. The dark wall where the fence merges with the SE Cherry Blossom façade shall be offset
2” from the light stained wood above.
4. Two additional perforated panels shall be added to the fence between the building and
the southernmost perforated panels shown in exhibit C.20.
5. One section of metal panel shall be added between the two northernmost windows at the
ground floor on the east façade.
E. No field changes allowed.
==============================================
By: _____________________________________________
Julie Livingston, Design Commission Chair
Application Filed: August 2, 2019
Decision Filed: November 8, 2019

Decision Rendered: November 7, 2019
Decision Mailed: November 25, 2019

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.
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Procedural Information. The application for this land use review was submitted on August
2, 2019 and was determined to be complete on September 23, 2019.
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 2, 2019.
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 waived the
120-day review period, as stated with Exhibit A.2. The 120 days expire on: September 16,
2020.
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. This report is the final decision of the
Design Commission with input from other City and public agencies.
Conditions of Approval. This approval 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.
Appeal of this decision. This decision is final unless appealed to City Council, who will hold a
public hearing. Appeals must be filed by 4:30 pm on December 9, 2019 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. Information and assistance in filing an appeal
is available from the Bureau of Development Services in the Development Services Center or
the staff planner on this case. You may review the file on this case by appointment at, 1900
SW Fourth Avenue, Suite 5000, Portland, Oregon 97201. Please call the file review line at 503823-7617 for an appointment.
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 City Council is final; any further appeal is to the Oregon
Land Use Board of Appeals (LUBA).
Upon submission of their application, the applicant for this land use review chose to waive the
120-day time frame in which the City must render a decision. This additional time allows for
any appeal of this proposal to be held as an evidentiary hearing, one in which new evidence
can be submitted to City Council.
Who can appeal: You may appeal the decision only if you have written a letter which was
received before the close of the record at the hearing or if you testified at the hearing, or if you
are the property owner or applicant. Appeals must be filed within 14 days of the decision. An
appeal fee of $5000.00 will be charged.
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Neighborhood associations may qualify for a waiver of the appeal fee. Additional information
on how to file and the deadline for filing an appeal will be included with the decision.
Assistance in filing the appeal and information on fee waivers are available from the Bureau of
Development Services in the Development Services Center, 1900 SW Fourth Ave., First Floor.
Fee waivers for neighborhood associations require a vote of the authorized body of your
association. Please see appeal form for additional information.
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 4, 2019 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 must
be obtained before carrying out this project. At the time they apply for a permit, permittees
must demonstrate compliance with:
•
All conditions imposed here.
•
All applicable development standards, unless specifically exempted as part of this land use
review.
•
All requirements of the building code.
•
All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.
Hannah Bryant
November 14, 2019

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 503823-6868).
EXHIBITS – NOT ATTACHED UNLESS INICATED
A. Applicant’s Submittals
1. Original submittal
2. Extension Request
3. Draft Concept Drawing of Plaza Sequence
4. Revised Submittal, September 23, 2019
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5. Appendices from final submittal
B. Zoning Map (attached)
C. Plan & Drawings
1. Site Plan (attached)
2. Code Summary
3. Not used
4. Not used
5. First floor plan
6. Second floor plan
7. Roof plan
8. East and west elevations
9. North and south elevations
10. Courtyard elevations
11. Building sections
12. Enlarged west entry and bike parking
13. Enlarged northeast entry
14. Enlarged plan at south entry
15. Roof details
16. Details
17. Details
18. Generator and Trash enclosure details
19. Landscape
20. Landscape Plan – fence
21. Fence and bike rack details
22. Bench details
23. Planting Plan
24. Plant Palette
25. Plant Palette
26. Plant Palette
27. Plant Palette
28. Plant Palette
29. Outdoor lighting plan
30. Utilities plan
31. Cutsheets
32. Cutsheets
33. Cutsheets
34. Superblock diagram and plaza sizes
35. Ground Floor Windows
D. Notification information:
1. Request for response
2. Posting letter sent to applicant
3. Notice to be posted
4. Applicant’s statement certifying posting
5. Mailed notice
6. Mailing list
E. Agency Responses:
1. Fire Bureau
2. Bureau of Parks, Forestry Division
3. Bureau of Environmental Services
4. Bureau of Transportation Engineering and Development Review
5. Life Safety
F. Letters
1. Hopper, Trevor. October 24, 2019. Mill Park Neighborhood Association supports the
proposal.
G. Other
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1. Original LUR Application
2. DAR Summary notes, October 17, 2019
3. Incomplete Letter, August 19, 2019
4. Notes from Tim summarizing events during Hannah’s absence
5. Code check sheet
H. Post First Hearing
1. Staff Report, dated October 24, 2019
2. Memo to Commission, dated October 25, 2019
3. Comments read by Staff at hearing
4. Staff Presentation at hearing, November 7, 2019

cc:

Applicants and Representatives
Neighborhood Associations
Those who testified, orally or in writing
City Auditor’s Office
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