Date:

September 9, 2022

To:

Interested Person

From:

Benjamin Nielsen, Land Use Services
503-865-6519 / Benjamin.Nielsen@portlandoregon.gov

NOTICE OF A TYPE I 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 22-169621 DZM
REVISION TO LOADING AREA AT CAMBRIA HOTEL
GENERAL INFORMATION
Applicant/
Representative:

Bradley V. Richards, Baskervill
1051 East Cary St, Richmond, VA 23219
(804) 728-3006, brichards@baskervill.com

Owner’s Agent:

Casey Gemunder, Choice Hotels International
1 Choice Hotels Circle, Rockville, MD 20850

Owner on Record:

CH Portland Park Ave LLC
1 Choice Hotels Cir #400, Rockville, MD 20850

Construction
Manager/Party of
Interest:

Ellesse Desmarteau, Highside Development, LLC
4100 E Mississippi Ave, Denver, CO 80246

Civil Engineer:

Martha Williamson, Vega Civil Engineering, LLC
1300 SE Stark St #207, Portland, OR 97214

Site Address:

135 NW PARK AVE

Legal Description:

BLOCK 57 LOT 1&4, COUCHS ADD; BLOCK 57 LOT 5, COUCHS
ADD; BLOCK 57 LOT 8, COUCHS ADD
R180204970, R180204990, R180205010
1N1E34CB 08600, 1N1E34CB 08700, 1N1E34CB 08800
3029

Tax Account No.:
State ID No.:
Quarter Section:
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Neighborhood:
Business District:
District Coalition:
Plan District:
Zoning:
Case Type:
Procedure:
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Pearl District, contact David Dysert or Reza Farhoodi at
planning@pearldistrict.org
Downtown Retail Council, contact at info@portlandalliance.com, Pearl
District Business Association, contact at info@explorethepearl.com
Neighbors West/Northwest, contact Darlene Urban Garrett at
darlene@nwnw.org
Central City - Pearl District
CXd – Central Commercial with Design Overlay
DZM – Design Review with Modifications
Type I – an administrative decision with appeal to the Oregon Land
Use Board of Appeals (LUBA).

Proposal:
The applicant requests Design Review for proposed changes to a previously-approved Design
Review approval for the Cambria Hotel in the Pearl Subdistrict of the Central City Plan
District. Proposed changes include alterations to the ground level of the building’s north
façade (facing NW Davis St) at the loading dock area. A new egress door is proposed on the
east side of the loading door, and the loading door itself is proposed to be reduced in height.
This latter revision also requires a Modification to zoning code standards for loading, as
described below.
The applicant requests one (1) Modification to zoning code development standards:
1) PZC 33.266.310.D.1, Size of loading spaces, Standard A. The applicant requests to
reduce the clearance of the Standard A loading space from 13’-0” to 11’-10”.
Design Review is required for proposed changes to a previously-approved Design Review, per
PZC 33.825.025.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria specified in
the Portland Zoning Code. The relevant approval criteria are:




Central City Fundamental Design Guidelines
River District Design Guidelines
PZC 33.825.040, Modifications That Will Better Meet Design Review
Requirements

ANALYSIS
Site and Vicinity: The subject site is a half-block parcel consisting of two lots that lie along
NW Park Ave between NW Couch St and NW Davis St in the Pearl Subdistrict of the Central
City Plan District. The site is currently developed with a 2-story masonry building on the
southern half of the site, while the northern half contains a surface parking lot and a 5-story
masonry building. While both buildings are old, neither have historic protections.
The subject site lies directly across from the North Park Blocks, and specifically the block
that hosts the park’s playground. Mixed-use development varying in height from one story to
eleven stories lines the North Park Blocks on either side of the strip of blocks. The Green
Loop is identified to run along NW Park Ave past the site and will serve to connect the North
Park Blocks with the South Park Blocks and create a linear park encircling much of the
Central City.
The city’s Transportation System Plan classifies the site’s adjacent streets as follows:

NW Davis St is classified as a Neighborhood Walkway and City Bikeway, with local
service for all other transportation modes.


NW Park Ave is classified as a Major City Walkway and Major City Bikeway, with
local service for all other transportation modes.
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NW Couch St is classified as a Neighborhood Walkway and Traffic Access Street, with
local service for all other transportation modes.
The subject site also lies within the Pearl Bicycle District and Central City Pedestrian
District.

Zoning: The Central Commercial (CX) zone is intended to provide for commercial
development within Portland's most urban and intense areas. A broad range of uses is
allowed to reflect Portland's role as a commercial, cultural and governmental center.
Development is intended to be very intense with high building coverage, large buildings, and
buildings placed close together. Development is intended to be pedestrian-oriented with a
strong emphasis on a safe and attractive streetscape.
The Design overlay zone ensures that Portland is both a city designed for people and a city
in harmony with nature. The Design overlay zone supports the city’s evolution within
current and emerging centers of civic life. The overlay promotes design excellence in the
built environment through the application of additional design standards and design
guidelines that:

Build on context by enhancing the distinctive physical, natural, historic and cultural
qualities of the location while accommodating growth and change;

Contribute to a public realm that encourages social interaction and fosters
inclusivity in people’s daily experience; and

Promotes quality and long-term resilience in the face of changing demographics,
climate and economy.
The Central City Plan District implements the Central City 2035 Plan. The regulations
address the unique role the Central City plays as the region’s premier center for jobs, health
and human services, tourism, entertainment and urban living. The regulations encourage a
high-density urban area with a broad mix of commercial, residential, industrial and
institutional uses, and foster transit-supportive development, pedestrian and bicyclefriendly streets, a vibrant public realm and a healthy urban river. The site is within the Pearl
Subdistrict of this plan district.
Land Use History: City records indicate that prior land use reviews include the following:

DZ 61-88: Design Review approval for a storefront remodel.

LU 21-100992 DZM AD: Approval with conditions of Design Review with
Modifications for a new, approximately 69-foot tall, six story hotel with 178 guest
units, and approval of Adjustment Review to reduce the number of Standard A
loading spaces to one (1).
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on August
23, 2022. No written responses have been received from either the Neighborhood
Association or notified property owners in response to the proposal.

ZONING CODE APPROVAL CRITERIA
Chapter 33.825 Design Review
Section 33.825.010 Purpose of Design Review
Design review implements the Design overlay zone, strengthening these areas as places
designed for people. Design review supports development that builds on context, contributes
to the public realm, and provides high quality and resilient buildings and public spaces.
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 Central City Fundamental Design Guidelines and River District
Guidelines.
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River District Design Guidelines and Central City Fundamental Design Guidelines
The River District is a remarkable place within the region. The area is rich with special and
diverse qualities that are characteristic of Portland. Further, the River District
accommodates a significant portion of the region’s population growth. This area emphasizes
the joy of the river, connections to it, and creates a strong sense of community. The goals
frame the urban design direction for Central City and River District development.
The Central City Fundamental Design Guidelines and the River District Design Guidelines
focus on four general categories. (A) Portland Personality, addresses design issues and
elements that reinforce and enhance Portland’s character. (B) Pedestrian Emphasis,
addresses design issues and elements that contribute to a successful pedestrian
environment. (C) Project Design, addresses specific building characteristics and their
relationships to the public environment. (D) Special Areas, provides design guidelines for
the four special areas of the Central City.
River District Design Goals
1. Extend the river into the community to develop a functional and symbolic relationship
with the Willamette River.
2. Create a community of distinct neighborhoods that accommodates a significant part of
the region’s residential growth.
3. Enhance the District’s character and livability by fostering attractive design and
activities that give comfort, convenience, safety and pleasure to all its residents and
visitors.
4. Strengthen connections within River District, and to adjacent areas.
Central City Plan Design Goals
1. Encourage urban design excellence in the Central City;
2. Integrate urban design and preservation of our heritage into the development process;
3. Enhance the character of the Central City’s districts;
4. Promote the development of diversity and areas of special character within the Central
City;
5. Establish an urban design relationship between the Central City’s districts and the
Central City as a whole;
6. Provide for a pleasant, rich and diverse pedestrian experience for pedestrians;
7. Provide for the humanization of the Central City through promotion of the arts;
8. Assist in creating a 24-hour Central City which is safe, humane and prosperous;
9. Ensure that new development is at a human scale and that it relates to the scale and
desired character of its setting and the Central City as a whole.
Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project.
B7. Integrate Barrier-Free Design. Integrate access systems for all people with the
building’s overall design concept.
C2. Promote Quality and Permanence in Development. Use design principles and
building materials that promote quality and permanence.
C5. Design for Coherency. Integrate the different building and design elements including,
but not limited to, construction materials, roofs, entrances, as well as window, door, sign,
and lighting systems, to achieve a coherent composition.
Findings for B7, C2, & C5: The proposed alterations to the previously-approved
design of the building’s north elevation will keep the overhead door into the loading
bay in the same position on the ground level, reducing only its height. This height
reduction will lower the head height of the loading area to match more closely with
that of the storefront window bays to the east, resulting in greater overall coherency.
The proposed overhead loading door, egress door, and surrounding brick materials are
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high quality products that will have a sense of permanence. The egress door will
provide emergency egress at grade with the sidewalk, helping to ensure barrier-free
egress.
Therefore, these guidelines are 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. The review body may not consider modifications to standards for which
adjustments are prohibited. 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
other standards that are calculated based upon the size or intensity of the use such as the
quantity of parking and loading spaces) 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.
C.

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.
Mitigation of impacts. Any impacts resulting from the modifications are mitigated to
the extent practical.

Modification #1: PZC 33.266.310.D.1, Size of loading spaces, Standard A. The
applicant requests to reduce the clearance of the Standard A loading space from 13’0” to 11’-10”.
Purpose Statement: A minimum number of loading spaces are required to ensure
adequate areas for loading for larger uses and developments. These regulations ensure
that the appearance of loading areas will be consistent with that of parking areas. The
regulations ensure that access to and from loading facilities will not have a negative
effect on the traffic safety or other transportation functions of the abutting right-of-way.
Standard: 33.266.310.D.1, Size of loading spaces. Standard A: the loading space must
be at least 35 feet long, 10 feet wide, and have a clearance of 13 feet.
A. Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and
Findings: As noted in the Findings above, the reduction in clearance height of the
loading door and space will create a condition wherein the header for the loading door
aligns with the headers for the storefront window bays to the east of the loading area on
the north elevation. In this way, the reduction will serve to improve the overall coherency
of the ground level of the building, better meeting Guideline C5 – Design for Coherency.
Therefore, this criterion is met.
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: As indicated in the loading demand analysis submitted by the applicant, the
hotel use is projected to generate about 3 deliveries per weekday, each with an estimated
height of no more than 10 feet. The reduction in clearance height would therefore be
consistent the purpose of the standard, which includes ensuring that access to and from
loading facilities will not have a negative effect on the traffic safety or other
transportation functions of the right-of-way. Furthermore, the reduction in clearance
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height will not impact the other portions of the purpose of the standard, which is to
ensure that the appearance of loading areas will be consistent with that of parking
areas.
Therefore, this criterion is met.
C. Mitigation of impacts. Any impacts resulting from the modifications are mitigated to the
extent practical.
Findings: The reduction in clearance height at the loading door will not impact the
design of the building. Additionally, since vehicles using the loading area will be no taller
than approximately 10 feet, the reduction in clearance height will also have no impact on
the function of the dock or the adjacent right-of-way.
Therefore, this criterion is met.
Therefore, this Modification merits approval.

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 design review process implements the Design overlay zone, strengthening these areas as
places designed for people. Design review supports development that builds on context,
contributes to the public realm, and provides high quality and resilient buildings and public
spaces. The proposal meets the applicable design guidelines and modification criteria and
therefore warrants approval.

ADMINISTRATIVE DECISION
Approval of proposed changes to a previously-approved Design Review approval, including
alterations to the ground level of the building’s north façade (facing NW Davis St) at the
loading dock area.
Approval of one (1) Modification to zoning code development standards:
1) PZC 33.266.310.D.1, Size of loading spaces, Standard A. The applicant requests to
reduce the clearance of the Standard A loading space from 13’-0” to 11’-10”.
Approvals per the approved site plans, Exhibits C.1 through C.3, signed and dated
09/07/2022, subject to the following conditions:
A.

As part of the building permit application submittal, the following development-related
conditions (B through C) must be noted on each of the four 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 22-169621 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.
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No field changes allowed.

Staff Planner:

Benjamin Nielsen

Decision rendered by: ____________________________________________ on September 7,
2022.
By authority of the Director of the Bureau of Development Services

Decision mailed September 9, 2022.
Procedural Information. The application for this land use review was submitted on
August 4, 2022, and was determined to be complete on August 19, 2022.
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 4, 2022.
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: December 17, 2022.
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.
This decision, and any conditions associated with it, is final. It may be appealed to the
Oregon Land Use Board of Appeals (LUBA), within 21 days of the date the decision is mailed,
as specified in the Oregon Revised Statute (ORS) 197.830. Among other things, ORS
197.830 requires that a petitioner at LUBA must have submitted written testimony during
the comment period for this land use review. Contact LUBA at 775 Summer St NE Suite
330, Salem, OR 97301-1283 or phone 1-503-373-1265 for further 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 503823-7617, 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.
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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.
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 on or after September 12, 2022, 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, permitees 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 for the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.
EXHIBITS
NOT ATTACHED UNLESS INDICATED

A. Applicant’s Submittals
1. Drawings
2. Narrative
3. Loading Demand Study
B. Zoning Map (attached)
C. Plans/Drawings:
1. Site Plan (attached)
2. North Elevation – NW Davis St (attached)
3. Section – Loading Dock (attached)
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
No responses were received.
F. Correspondence:
No correspondence was received.
G. Other:
1. Original LU Application

The Bureau of Development Services is committed to providing equal access
to information and hearings. Please notify us no less than five business days
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prior to the event if you need special accommodations. Call 503-823-7300
(TTY 503-823-6868).

