Date:

September 28, 2022

To:

Interested Person

From:

Andrew Gulizia, Land Use Services
503-865-6714 / Andrew.Gulizia@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 21-078039 CU AD
GENERAL INFORMATION
Applicant’s
Representative:

Chris Hagerman
The Bookin Group LLC
1020 SW Taylor St., Ste. 555
Portland, OR 97205
(503) 502-8693
hagerman@bookingroup.com

Applicant:

Cynthia Haruyama
Portland Japanese Garden
611 SW Kingston Ave.
Portland, OR 97205

Property Owners:

PJG Holdings LLC
611 SW Kingston Ave
Portland, OR 97205
Portland City of
1120 SW 5th Ave #858
Portland, OR 97204-1912

Site Address:

2640 NW Alexandra Ave.

Legal Description:

INC PT VAC ST LOT 48, BLYTHSWOOD; INC PT VAC ST LOT 53,
BLYTHSWOOD; LOT 61&62, BLYTHSWOOD; LOT 64-72 TL 1400,
BLYTHSWOOD; LOT 63&64&69&70 TL 200, BLYTHSWOOD
R084302034, R084302420, R084302600, R084302630, R084302800
1N1E30D 00101, 1N1E29BC 01500, 1N1E30AD 00100, 1N1E29BC
01400, 1N1E30AD 00200
2724-25, 2825

Tax Account No.:
State ID No.:
Quarter Section:
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District Coalition:
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Northwest District, contact Greg Theisen at
planningchair@northwestdistrictassociation.org
None
Neighbors West/Northwest, contact Darlene Urban Garrett at
darlene@nwnw.org
Northwest Hills - Forest Park

Zoning:

R10/R10c – Single-Dwelling Residential 10,000 zone with a portion of
the site in the Environmental Conservation (“c”) overlay
OS – Open Space zone

Case Type:
Procedure:

CU AD – Conditional Use Review and Adjustment Review
Type II, an administrative decision with appeal to the Hearings Officer

Proposal: The applicant proposes to repurpose the existing Salvation Army White Shield
Center on this property as the Portland Japanese Garden’s Japan Institute. Most of the site
area is privately owned and zoned R10 (residential), but a portion of the south parking lot
extends onto property zoned OS (open space) and is leased from the City of Portland. The
proposal would be classified as a Community Service use, which is a Conditional Use in the
R10 and OS zones.
The Japan Institute would offer exhibitions, classes and seminars, a library, special events,
and an artists-in-residence program. The existing buildings on the site would be retained and
remodeled, and two new enclosures for garbage/recycling collection and bike parking would be
constructed. The original proposal also included a new, 1,100-square-foot greenhouse building,
but that building has been removed from the proposal (Exhibit A-23). There are two existing
parking lots: a north parking lot and a south parking lot. The north parking lot would be
expanded by approximately 3,000 square feet, and the total number of parking spaces on the
site would be increased from 46 to 65. The proposed change in use and the proposed site
alterations require approval of a Type II Conditional Use Review per Zoning Code Sections
33.815.040.A.2.a and 33.815.040.B.2.a.
The south edge of the south parking lot is between 1.2 feet and 3.3 feet from the south
perimeter of the site. Zoning Code Section 33.266.130.G.2.c requires a minimum 5-foot
perimeter setback for parking areas. Although the south parking lot is existing, the 5-foot
perimeter setback requirement would be triggered by the nonconforming upgrades requirement
in Zoning Code Section 33.258.070.D.2. In order to retain the south parking lot as-is, the
applicant requests approval of an Adjustment to Zoning Code Section 33.266.130.G.2.c to
reduce the minimum setback distance between the south parking lot and the south perimeter
of the site from 5 feet to between 1.2 feet and 3.3 feet.
Relevant Approval Criteria: To be approved, this proposal must comply with the approval
criteria in Title 33, the Portland Zoning Code. The applicable criteria are:
•
•
•

Zoning Code Section 33.815.100.A-D (Conditional Use Review in the OS zone);
Zoning Code Section 33.815.105.A-E (Conditional Use Review in the R10 zone); and
Zoning Code Section 33.805.040.A-F (Adjustment Review)

ANALYSIS
Site and Vicinity: The approximately 4.3-acre subject site is in the Northwest Portland hills.
The property is surrounded by Forest Park on all sides and is accessible by a two-lane bridge
over a stream. Dense, publicly owned forest surrounds the subject site, but the edge of a
residential neighborhood of single-dwelling houses is about 200 feet to the south and an
industrial area is about 300 feet to the east.
The White Shield Center was established on the site in 1914 to provide shelter and social
services for women and girls in need. The Salvation Army has operated the White Shield Center
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since 1920, and the site currently contains five buildings (chapel/school, residence hall,
administration building, cottage, and garage) and two parking lots. In June 2020, the Salvation
Army announced the White Shield Center would close (Exhibit G-5).
Zoning: Most of the site is zoned R10 (Exhibit B). The R10 residential zone is intended to
preserve land for housing and to promote housing opportunities for individual households. The
development standards work together to promote desirable residential areas by addressing
aesthetically pleasing environments, safety, privacy, energy conservation, and recreational
opportunities. Community Service uses may be established in the R10 zone through
Conditional Use Review.
The southernmost part of the site is zoned OS (Exhibit B). The OS (open space) zone is
intended to preserve open areas for outdoor recreation and scenic quality, to preserve the
capacity and water quality of the stormwater drainage system, to protect sensitive or fragile
environmental areas, to provide pedestrian and bicycle transportation connections, and to
protect trees and the urban forest. Community Service uses may be established in the OS zone
through Conditional Use Review.
Two parts of the site are within the Environmental Conservation (“c”) overlay zone (Exhibit B).
The “c” overlay is intended to conserve important environmental features and resources while
still allowing compatible development. The proposal complies with the “c” overlay regulations
by limiting disturbance within the overlay to the outer “transition area” described in Zoning
Code Section 33.430.050.
The entire site is also within the Forest Park subdistrict of the Northwest Hills plan district
(Exhibit B). The regulations of the Northwest Hills plan district are intended to protect sites
with sensitive and highly valued resources and functional values. The associated regulations
do not affect the Conditional Use Review or Adjustment Review requests, except that grounddisturbing work can only take place between May 1 and September 30 (Zoning Code Section
33.563.200).
Land Use Review History: Prior land use reviews for the subject site include:
•

CU 86-85: 1985 Conditional Use Review for a parking lot expansion (Exhibit G-3). A
condition of approval required evergreen shrubs on the east side of the parking lot to
prevent headlights from shining across the courtyard. No shrub height or variety was
specified. This condition of approval continues to apply and will be repeated with this
decision for the sake of clarity (Zoning Code Section 33.800.070).

•

CU 79-67: 1967 Conditional Use Review approval for an expansion of the White Shield
Center (Exhibit G-4). No conditions of approval were imposed.

Agency Review: A “Notice of Proposal” was sent to City agencies and mailed to neighbors
within 150 feet of the site on April 19, 2022 (Exhibit D-2). The following City agencies
responded:
•

The Bureau of Environmental Services (BES) responded with findings for the approval
criterion related to sewer service and stormwater disposal. Details of this response are
below in the findings for Zoning Code Sections 33.815.100.B.3 and 33.815.105.D.3.
(Exhibit E-1)

•

The Portland Bureau of Transportation (PBOT) responded with findings for the
transportation-related approval criterion. Details of this response are below in the findings
for Zoning Code Sections 33.815.100.B.1-2 and 33.815.105.D.1-2. (Exhibit E-2)

•

The Water Bureau responded with no concerns. (Exhibit E-3)

•

The Fire Bureau responded with no concerns. (Exhibit E-4)
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•

The Police Bureau responded that police services are adequate for the proposed use.
(Exhibit E-5)

•

The Site Development Review Section of the Bureau of Development Services (BDS)
responded with information on permit requirements and no objections to approval. (Exhibit
E-6)

•

The Life Safety Review Section of BDS responded with no objections to approval. (Exhibit E7)

•

The Urban Forestry Division of the Parks Bureau requested a condition of approval
requiring a tree protection plan to be approved by Urban Forestry for public right-of-way
trees (Exhibit E-8). The recommended condition is included with this decision (Zoning Code
Section 33.800.070).

Neighborhood Review: No written responses to the mailed “Notice of Proposal” were received
from either the Neighborhood Association or notified neighbors.

ZONING CODE APPROVAL CRITERIA
Conditional Use Review for OS-zoned Site Area
33.815.100 Uses in the Open Space Zone
These approval criteria apply to all conditional uses in the OS zone except those specifically
listed in other sections below. The approval criteria allow for a range of uses and development
that are not contrary to the purpose of the Open Space zone. The approval criteria are:
A. Character and impacts.
1.

The proposed use is consistent with the intended character of the specific OS zoned
area and with the purpose of the OS zone;

2.

Adequate open space is being maintained so that the purpose of the OS zone in that
area and the open or natural character of the area is retained; and

3.

Impacts on mature trees and tree groves are minimized and City-designated
environmental resources, such as views, landmarks, or habitat areas, are protected
or enhanced.

Findings: Zoning Code Section 33.100.010 describes the purpose and intended character
of the OS zone:
The Open Space zone is intended to preserve and enhance public and private open,
natural, and improved park and recreational areas identified in the Comprehensive
Plan. These areas serve many functions including:
•
•
•
•
•
•
•

Providing opportunities for outdoor recreation;
Providing contrasts to the built environment;
Preserving scenic qualities;
Protecting sensitive or fragile environmental areas;
Enhancing and protecting the values and functions of trees and the urban forest;
Preserving the capacity and water quality of the stormwater drainage system; and
Providing pedestrian and bicycle transportation connections.

Only about 5,000 square feet of the southernmost area of the subject site is zoned OS
(Exhibit B). Most of the OS-zoned area of the subject site is covered by an existing, paved

Decision Notice for LU 21-078039 CU AD

Page 5

parking lot that has been part of the institutional use on the site since 1968 (Exhibit A-4).
No expansion of this existing paved area is proposed, and no trees in the OS zone will be
removed. The much larger OS-zoned area which surrounds this site is publicly owned
forest land (Forest Park), which is largely undisturbed except for a network of trails. Forest
Park covers about 5,200 acres and serves all the functions listed in the purpose statement
above: recreational opportunities, scenic quality, contrast with the built environment,
environmental protection, the urban forest, water quality, and pedestrian and bicycle
connections. Since the OS-zoned area of the subject site is a tiny fraction of the contiguous
OS-zoned area surrounding the site, and since no tree removal or expansion of the existing
pavement in the OS-zoned site area is proposed, staff finds that the proposal is consistent
with the intended character of the OS zone, that adequate open space is maintained, and
that impacts on trees and environmental resources in the OS zone are minimized. Approval
criterion A is met.
B. Public services.
1.

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

2.

Transportation system:
a. The transportation system is capable of supporting the proposed use in addition to
the existing uses in the area. Evaluation factors include safety, street capacity,
level of service, connectivity, transit availability, availability of pedestrian and
bicycle networks, on-street parking impacts, access restrictions, neighborhood
impacts, impacts on pedestrian, bicycle, and transit circulation. Evaluation factors
may be balanced; a finding of failure in one or more factors may be acceptable if
the failure is not a result of the proposed development, and any additional impacts
on the system from the proposed development are mitigated;
b. Measures proportional to the impacts of the proposed use are proposed to mitigate
on- and off-site transportation impacts. Measures may include transportation
improvements to on-site circulation, public street dedication and improvement,
private street improvements, intersection improvements, signal or other traffic
management improvements, additional transportation and parking demand
management actions, street crossing improvements, improvements to the local
pedestrian and bicycle networks, and transit improvements;
c. Transportation improvements adjacent to the development and in the vicinity
needed to support the development are available or will be made available when the
development is complete or, if the development is phased, will be available as each
phase of the development is completed;

Findings: PBOT reviewed the proposal and submitted the following response to approval
criteria B.1 and B.2 (Exhibit E-2):
To support the transportation-related approval criteria, the applicant submitted
detailed written findings addressing the proposed use [Exhibit A-20], as well as a
professionally prepared Trip Generation memo and other pertinent information
supporting the applicant’s written findings by Kittelson and Associates, dated August
4, 2021 [Exhibit A-10], and a supplemental response dated September 9, 2022
[Exhibits A-27 and A-28]. The Portland Bureau of Transportation (PBOT) Development
Review has reviewed the submitted documents and agrees with the methodologies,
analyses, and conclusions to confirm that the transportation-related approval criteria
are satisfied.
At this location, the City’s Transportation System Plan (TSP) classifies NW Alexandra
Ave as Local Service for all modes within a 40-ft wide, 900-ft long Right-of-Way
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(ROW). The roadway begins from NW Gordon St as a 320-ft long, 20-ft wide (16-ft
wide roadway) bridge over heavily forested open space, then out to an approximate
20 to 24-ft asphalt surface for a majority of the remainder ROW.
Trip Generation and Distribution: The applicant’s traffic engineer provided estimated
Trip generation for the existing R-10 zoning, the White Shield Center, previous
conditional use that occupied the site, and the proposed Japanese Garden Community
Center, all of which are summarized in Table 3 of the provided memo.
For the community center specifically, trip generation rates summarized in the ITE’s
Trip Generation Manuel, 11th Edition are not representative of the specialized
programming with the specific use. In coordination with PBOT Traffic Engineering
Staff, the trip generation for the Community Center was calculated based on planned
staffing, patronage, and programs. The Community Center will be open from 8AM to
6PM Monday through Saturday, with occasional evening hours until 10PM (2 to 3
times per month), and Sunday hours (two times per year). The community center will
also host special evening programming several times a year that are outside of the
typical weekday AM and PM operations. These may include up to three yearly
Saturday evening events with up to 135 participants. The applicant’s written
narrative provides a list of self-imposed conditions in which the Japanese Garden
Community Center will adhere to in order to mitigate the additional trips to the site.
Measures are to include: Required carpool to the site, Valet parking will be provided to
maximize the space provided within the parking lot; and Create a monitoring
mechanism to ensure the on-site parking supply will meet all parking demand. PBOT
recommends that a condition of approval be added the land-use request requiring
valet services be provided at special events.
Therefore, as provided in the record, the applicant has demonstrated that the
expected trips of the proposed use are less than the underlying R-10 zoning
development potential and the projected White Shield Center historical use trip
generation. Therefore, the proposed Japanese Garden Community Center will not
impact the distribution of local traffic throughout the area.
Street Capacity/Level of Service: The applicant refenced Transportation
Administrative Rule TRN 10.27 Cases in determining whether a street capacity and
Level of Service (LOS) analysis is needed to be provided. Per PBOT’s direction, the
applicant’s traffic engineer observed traffic operations during the weekday evening
commuter peak hours (4PM to 6PM) at the NW Thurman Street intersections with NW
23rd and 27th Avenue. The resulting assessment confirmed that this intersection
operates at higher levels of congestion during the peak PM commuter hours but can
accommodate the traffic demand over the two-hour observation period. Based on the
trip generation data provided in the record, the existing intersections are able to
manage the nominal increase in traffic and will not negatively affect City of Portland’s
operational standards.
Safety for All Modes: For vehicle safety, the applicant’s traffic engineer utilized Oregon
Department of Transportation’s (ODOT) Crash Data System over a five-year period
from January 2014 and December 2019. Based on the review of historical crash data
and field observations at the intersections, the applicant’s traffic engineer concluded
that no significant safety hazards were identified at the study intersections. For
bicycles and pedestrians, the surrounding street are low-volume roadways which
provides a safe and comfortable traveling environment for bicyclists; and a curbtight
sidewalk providing refuge for pedestrians.
Pedestrian, Cycling, and Transit Availability: At this location, NW Thurman Street
south of the site is classified as a transit access street, which serves Tri-Met Route 15
– Belmont/NW 23rd and approximately .3 miles southeast of the site. There are no
transit impacts anticipated with the proposed use. A summarized description of the
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nearest transit lines as shown in Tables 1 and 2, of the applicant’s Transportation
memo. For bicycles and pedestrians, the surrounding street are low-volume roadways
which provides a safe and comfortable traveling environment for bicyclists; and a
curbtight sidewalk providing refuge for pedestrians.
Connectivity: The subject site is nestled within a historically developed portion in
Forest Park, in which connections to other ROWs is infeasible due to environmental
and topographical constraints. Therefore, the property is adequately accessed by all
modes.
Access Restrictions: No changes to the building access are proposed and no changes
are proposed to the existing vehicular access that serves the parking field. No new
access restrictions are included as part of the proposed community center.
On-Street Parking Impacts: There are currently 47 on-site striped parking spaces at
the site, including the area on adjacent properties permitted for parking use by the
1968 ordinance. The project proposes to install additional 18 parking spaces, for a
total of 65 on-site spaces. As demonstrated the in the applicant transportation memo,
the proposed use is expected to meet all the parking demand on-site, for both typical
weekday activities and special events. during typical. Therefore, the proposed use is
not found to represent any increase in on-street parking demand.
Neighborhood Impacts: The transportation-related neighborhood impacts associated
with the proposed use typically involve impacts to on-street parking and potential
increases in traffic at area intersections. As documented by the applicant’s analysis,
all increased traffic will be accommodated on-site and will have a limited impact to
the surrounding neighborhood. Therefore, transportation-related impacts as a result of
the proposed Community center will be negligible.
In conclusion, based on the evidence included in the record, and primarily, the
applicant has demonstrated to PBOT’s satisfaction that “the transportation system is
capable of supporting the proposed use in addition to the existing uses in the area”.
PBOT has no objections to the proposed Conditional Use request, subject to the
following condition:
•

That valet services be provided at all special event functions.

Based on PBOT’s findings above, and with the condition of approval recommended by
PBOT, staff finds criteria B.1 and B.2 are met.
3.

Public services for water supply, police and fire protection are capable of serving the
proposed use, and proposed sanitary waste disposal and stormwater disposal systems
are acceptable to the Bureau of Environmental Services.

Findings: The Water Bureau and the Fire Bureau reviewed the proposal and responded
with no concerns (Exhibits E-3 and E-4, respectively), indicating that adequate water
supply and fire protection will be available. The Police Bureau reviewed the proposal and
responded that police can adequately serve the proposed use (Exhibit E-5). The Bureau of
Environmental Services (BES) reviewed the application and found the applicant’s plans for
sanitary sewer and stormwater to be adequate for purposes of this criterion (Exhibit E-1).
BES identified additional requirements that BES will enforce during future permit reviews,
but BES did not recommend conditions of approval for this decision. For these reasons,
staff finds criterion B.3 is met.
C. Livability. The proposal will not have significant adverse impacts on the livability of nearby
residential-zoned lands due to:
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Findings: The components of approval criterion C are discussed individually below:
Noise
The proposed institutional use would include exhibitions, classes and seminars, a library,
special events, and an artists-in-residence program. Activities would mostly take place
indoors, and no aspects of the operation are likely to create disturbing or unreasonable
noise impacts on neighbors. Furthermore, the nearest residential lot line (to the south) is
approximately 165 feet from the boundary of the subject site, and dense forest land in
between will provide natural buffering between the residential and institutional uses.
Glare from lights
The site is surrounded sides by Forest Park, where tall evergreen trees will block glare from
lights from reaching the residential areas near the site (Exhibit A-3).
Late-night operations
The latest evening events will end by 10pm (Exhibit A-7). No late-night operations are
proposed.
Odors
The proposed institutional use will not include activities likely to generate unusual or
disturbing odors.
Litter
Since the site is separated from the nearest residential land by dense forest, litter impacts
on residential areas are unlikely. The applicant states the property will be professionally
managed to control litter (Exhibit A-20, page 16).
Privacy
Since tall fir trees within Forest Park surround the subject site, occupants of the subject
site will have no views of neighboring residential properties (Exhibit A-3). Therefore, the
privacy of nearby residential properties will not be negatively impacted.
Safety
No adverse safety impacts from the proposal are expected. The Fire Bureau and Police
Bureau both reviewed the proposal and raised no objections (Exhibits E-4 and E-5,
respectively). The applicant also states that 24-hour security will be provided on the site
(Exhibit A-20, page 16).
Summary
The proposal will not create significant adverse impacts on residential properties related to
noise, glare, late-night operations, odors, litter, privacy, or safety. Approval criterion C is
met.
D. Area plans. The proposal is consistent with any area plans adopted by the City Council as
part of the Comprehensive Plan, such as neighborhood or community plans.
Findings: The site is within the boundaries of the Northwest District Plan, which was
adopted by the City Council as part of the Comprehensive Plan. Staff finds the following
statements from the Northwest District Plan to be relevant:
Policy 1 (Land Use). Participate in the growth of the metropolitan region in a manner that
protects and enhances the quality of life in the Northwest District. Enhance the district’s
sense of place as a distinct yet diverse community, with an active mix of housing and
businesses.
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Policy 1 (Land Use), Objective A. Support land use strategies that increase the amount of
housing in the district.
Policy 1 (Land Use), Objective I. Encourage uses along edges of the district that serve the
needs of the district and adjacent neighborhoods.
Policy 2 (Institutions). Support institutional planning, programming, and development that
provides educational, cultural, medical, religious, and social services and amenities in the
Northwest District. Build a climate of cooperation between the community and district
institutions to ensure both the success of the institution and the livability of the
neighborhood.
Policy 2 (Institutions), Objective A. Encourage the development and adherence to good
neighbor agreements between institutions and neighborhood associations.
Policy 2 (Institutions), Objective B. Accommodate the establishment, retention, and growth
of institutions that serve district residents and employees.
Policy 2 (Institutions), Objective C. Maintain and augment facilities that provide
educational, recreational, and cultural resources and opportunities.
Policy 2 (Institutions), Objective E. Encourage institutional development to be guided either
by a Conditional Use Master Plan or an Impact Mitigation Plan that mitigates impacts of
development.
Policy 2 (Institutions), Objective I. Encourage institutions to locate parking within
structures.
Policy 2 (Institutions), Objective K. Expand opportunities for institutions and community
organizations to work together on programs beneficial to those who use their services.
Policy 3 (Transportation). Provide a full range of transportation options for moving people
and goods thereby supporting neighborhood livability and commerce and reducing
reliance on the automobile.
Policy 3 (Transportation), Objective H. Support bicycle use in the district by providing
convenient facilities, such as parking and other support services.
Policy 4 (Parking). Provide and manage parking to serve the community while protecting
and enhancing the livability and urban character of the district.
Policy 4 (Parking), Objective A. Reduce the demand for automobile parking.
Policy 4 (Parking), Objective H. Encourage new off-street parking to locate within
structures.
Policy 4 (Parking), Objective I. Limit the size of new surface parking lots.
Policy 5 (Housing). Retain the district’s existing housing stock and mix of types and
tenures. Promote new housing opportunities that reflect the existing diversity of housing
and support a population diverse in income, age, and household size.
Policy 7 (Urban Design), Objective C. Preserve and enhance the distinct character of
different parts of the Northwest District.
Policy 10 (Quality of Life). Strengthen the sense of community and ensure that cultural,
educational and recreational resources continue to be a vital part of public life.
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Policy 11 (Environment). Protect and enhance the environmental and natural resources of
the district.
Policy 11 (Environment), Objective B. Promote measures that protect and encourage
landscaping with native species as a vital part of the urban landscape.
Policy 16 (Willamette Heights Subarea). Maintain and protect the residential character
and environmental resources of the Willamette Heights Subarea.
The proposal is to reuse an existing institutional campus for the Japan Institute, an
institutional use associated with the Portland Japanese Garden. The site is unique in that
Forest Park surrounds it and separates it from neighboring homes, and the proposal
maintains this existing character. The proposal neither eliminates existing housing stock
nor adds to the neighborhood’s housing supply, but the proposal facilitates the growth of
the Portland Japanese Garden while providing new cultural and educational opportunities
for residents of the adjacent neighborhoods and the entire metropolitan region.
No Conditional Use Master Plan or Impact Mitigation Plan is proposed, but these reviews
are intended for multi-phase developments with construction projects over several years or
longer. The current proposal only slightly modifies the existing development on the site and
building permits for the proposed construction can be issued within 3 years of the date of
the approval, as is required for a Conditional Use Review (Zoning Code Section
33.730.130.B.1). Also, the approval criteria for this Conditional Use Review consider
impacts to neighboring properties and are largely the same as the approval criteria in
Zoning Code Chapter 33.820 for a Conditional Use Master Plan.
The applicant did not present a good neighbor agreement with the neighborhood
association, but the applicant states communication with the Northwest District
Association has been extensive (Exhibit A-20, page 21 and Exhibit A-6). A good neighbor
agreement is encouraged, but not required, and the Japan Institute and the Northwest
District Association may decide to enter into a good neighbor agreement in the future. The
applicant also states the Japan Institute is interested in fostering partnerships with
community organizations (Exhibit A-20, page 22).
No structured parking is existing or proposed, and one of the existing surface parking lots
(the north lot) will be expanded by approximately 3,000 square feet. However, staff does not
find the number of parking spaces proposed (65) requires structured parking for space to
be used efficiently on the 4.3-acre site. The two surface parking lots will not dominate the
character or aesthetics of the site. The operation will also promote alternatives to
automobile use by providing new bike parking (Exhibit A-16, page 4) and subsidized transit
passes to employees (Exhibit A-20, page 22). (The nearest Tri-Met bus stop is approximately
one-quarter mile walking distance southeast of the site.)
The developed area of the site will remain surrounded by forest, including trees located
within the subject property, and no new construction is proposed in environmental zones.
Many of the surrounding trees are Douglas firs, which are native to the region and provide
many environmental benefits.
For all these reasons, staff finds that on balance, the proposal is consistent with the
Northwest District Plan. Approval criterion D is met.
Conditional Use Review for R10-zoned Site Area
33.815.105 Institutional and Other Uses in Residential and Campus Institutional Zones
These approval criteria apply to all conditional uses in R and campus institutional zones except
those specifically listed in sections below. The approval criteria allow institutions and other
non-Household Living uses in residential and campus institutional zones that maintain or do
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not significantly conflict with the appearance and function of residential or campus areas.
Criteria A through E apply to institutions and other non-Household Living uses in residential
zones. Criteria B through E apply to all other conditional uses in campus institutional zones.
The approval criteria are:
A. Proportion of Household Living uses. The overall residential appearance and function of
the area will not be significantly lessened due to the increased proportion of uses not in the
Household Living category in the residential area. Consideration includes the proposal by
itself and in combination with other uses in the area not in the Household Living category
and is specifically based on:
1.

The number, size, and location of other uses not in the Household Living category in
the residential area; and

2.

The intensity and scale of the proposed use and of existing Household Living uses and
other uses.

Findings: For purposes of this criterion, staff considers the residential area to be
residentially zoned lots within about 400 feet of the subject site. The residential area
around this site includes several R-zoned lots abutting NW Gordon Street to the south and
NW Sussex Avenue to the east (Exhibit B). Each of the residentially zoned lots within 400
feet of the site is either vacant or developed with residential uses. The subject site is the
only nonresidential use in the residential area defined above.
This proposal reuses an existing institutional site that has been in institutional use for
more than 100 years. The boundaries of the existing Conditional Use site will not expand,
and the existing proportion of non-residential uses in the residential area will not change.
The proposed use is likely to be more intense than the previous institutional use in terms of
the number of visitors to the site. However, transportation and livability impacts on the
adjacent neighborhood will be limited, as discussed in the findings for approval criteria C
and D, below. Also, the subject site is isolated physically and visually from the rest of the
neighborhood because it’s surrounded by dense forest within Forest Park (Exhibit A-3).
For these reasons, staff finds the proposal will not significantly lessen the residential
appearance and function of the area. Approval criterion A is met.
B. Physical compatibility.
1.

The proposal will preserve any City-designated scenic resources; and

Findings: City-designated scenic resources are identified on the official zoning maps with a
lower case “s.” There are no City-designated scenic resources on the site or in the
surrounding area (Exhibit B). Therefore, criterion B.1 is not applicable.
2.

The proposal will be compatible with adjacent residential developments based on
characteristics such as the site size, building scale and style, setbacks, tree
preservation, and landscaping; or

3.

The proposal will mitigate differences in appearance or scale through such means as
setbacks, screening, landscaping, tree preservation, and other design features.

Findings: The subject site is larger in area than nearby residential properties and buildings
on the subject site are larger than nearby homes. However, the site is isolated from
neighboring residential development because it is surrounded by Forest Park on all sides.
Tall trees completely block views into the site from neighboring residential areas (Exhibit A3), and since these trees are on publicly owned park land, they are unlikely to be removed
for future development. Staff finds the public forest land surrounding the site adequately
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mitigates differences in appearance and scale between the subject site and nearby homes.
Approval criterion B.3 is therefore met. (Since B.3 is found to be met, B.2 does not need to
be addressed.)
C. Livability. The proposal will not have significant adverse impacts on the livability of nearby
residential zoned lands due to:
1.

Noise, glare from lights, late-night operations, odors, and litter; and

2.

Privacy and safety issues.

Findings: The components of approval criterion C are discussed individually below:
Noise
The proposed institutional use would include exhibitions, classes and seminars, a library,
special events, and an artists-in-residence program. Activities would mostly take place
indoors, and no aspects of the operation are likely to create disturbing or unreasonable
noise impacts on neighbors. Furthermore, the nearest residential lot line (to the south) is
approximately 165 feet from the boundary of the subject site, and dense forest land in
between will provide natural buffering between the residential and institutional uses.
Glare from lights
The site is surrounded sides by Forest Park, where tall evergreen trees will block glare from
lights from reaching the residential areas near the site (Exhibit A-3).
Late-night operations
The latest evening events will end by 10pm (Exhibit A-7). No late-night operations are
proposed.
Odors
The proposed institutional use will not include activities likely to generate unusual or
disturbing odors.
Litter
Since the site is separated from the nearest residential land by dense forest, litter impacts
on residential areas are unlikely. The applicant states the property will be professionally
managed to control litter (Exhibit A-20, page 16).
Privacy
Since tall fir trees within Forest Park surround the subject site, occupants of the subject
site will have no views of neighboring residential properties (Exhibit A-3). Therefore, the
privacy of nearby residential properties will not be negatively impacted.
Safety
No adverse safety impacts from the proposal are expected. The Fire Bureau and Police
Bureau both reviewed the proposal and raised no objections (Exhibits E-4 and E-5,
respectively). The applicant also states that 24-hour security will be provided on the site
(Exhibit A-20, page 16).
Summary
The proposal will not create significant adverse impacts on residential properties related to
noise, glare, late-night operations, odors, litter, privacy, or safety. Approval criterion C is
met.
D. Public services.
1.

The proposal is supportive of the street designations of the Transportation Element of
the Comprehensive Plan;

Decision Notice for LU 21-078039 CU AD

2.

Page 13

Transportation system:
d. The transportation system is capable of supporting the proposed use in addition to
the existing uses in the area. Evaluation factors include safety, street capacity,
level of service, connectivity, transit availability, availability of pedestrian and
bicycle networks, on-street parking impacts, access restrictions, neighborhood
impacts, impacts on pedestrian, bicycle, and transit circulation. Evaluation factors
may be balanced; a finding of failure in one or more factors may be acceptable if
the failure is not a result of the proposed development, and any additional impacts
on the system from the proposed development are mitigated;
e. Measures proportional to the impacts of the proposed use are proposed to mitigate
on- and off-site transportation impacts. Measures may include transportation
improvements to on-site circulation, public street dedication and improvement,
private street improvements, intersection improvements, signal or other traffic
management improvements, additional transportation and parking demand
management actions, street crossing improvements, improvements to the local
pedestrian and bicycle networks, and transit improvements;
f.

Transportation improvements adjacent to the development and in the vicinity
needed to support the development are available or will be made available when the
development is complete or, if the development is phased, will be available as each
phase of the development is completed;

Findings: PBOT reviewed the proposal and submitted the following response to approval
criteria D.1 and D.2 (Exhibit E-2):
To support the transportation-related approval criteria, the applicant submitted
detailed written findings addressing the proposed use [Exhibit A-20], as well as a
professionally prepared Trip Generation memo and other pertinent information
supporting the applicant’s written findings by Kittelson and Associates, dated August
4, 2021 [Exhibit A-10], and a supplemental response dated September 9, 2022
[Exhibits A-27 and A-28]. The Portland Bureau of Transportation (PBOT) Development
Review has reviewed the submitted documents and agrees with the methodologies,
analyses, and conclusions to confirm that the transportation-related approval criteria
are satisfied.
At this location, the City’s Transportation System Plan (TSP) classifies NW Alexandra
Ave as Local Service for all modes within a 40-ft wide, 900-ft long Right-of-Way
(ROW). The roadway begins from NW Gordon St as a 320-ft long, 20-ft wide (16-ft
wide roadway) bridge over heavily forested open space, then out to an approximate
20 to 24-ft asphalt surface for a majority of the remainder ROW.
Trip Generation and Distribution: The applicant’s traffic engineer provided estimated
Trip generation for the existing R-10 zoning, the White Shield Center, previous
conditional use that occupied the site, and the proposed Japanese Garden Community
Center, all of which are summarized in Table 3 of the provided memo.
For the community center specifically, trip generation rates summarized in the ITE’s
Trip Generation Manuel, 11th Edition are not representative of the specialized
programming with the specific use. In coordination with PBOT Traffic Engineering
Staff, the trip generation for the Community Center was calculated based on planned
staffing, patronage, and programs. The Community Center will be open from 8AM to
6PM Monday through Saturday, with occasional evening hours until 10PM (2 to 3
times per month), and Sunday hours (two times per year). The community center will
also host special evening programming several times a year that are outside of the
typical weekday AM and PM operations. These may include up to three yearly
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Saturday evening events with up to 135 participants. The applicant’s written
narrative provides a list of self-imposed conditions in which the Japanese Garden
Community Center will adhere to in order to mitigate the additional trips to the site.
Measures are to include: Required carpool to the site, Valet parking will be provided to
maximize the space provided within the parking lot; and Create a monitoring
mechanism to ensure the on-site parking supply will meet all parking demand. PBOT
recommends that a condition of approval be added the land-use request requiring
valet services be provided at special events.
Therefore, as provided in the record, the applicant has demonstrated that the
expected trips of the proposed use are less than the underlying R-10 zoning
development potential and the projected White Shield Center historical use trip
generation. Therefore, the proposed Japanese Garden Community Center will not
impact the distribution of local traffic throughout the area.
Street Capacity/Level of Service: The applicant refenced Transportation
Administrative Rule TRN 10.27 Cases in determining whether a street capacity and
Level of Service (LOS) analysis is needed to be provided. Per PBOT’s direction, the
applicant’s traffic engineer observed traffic operations during the weekday evening
commuter peak hours (4PM to 6PM) at the NW Thurman Street intersections with NW
23rd and 27th Avenue. The resulting assessment confirmed that this intersection
operates at higher levels of congestion during the peak PM commuter hours but can
accommodate the traffic demand over the two-hour observation period. Based on the
trip generation data provided in the record, the existing intersections are able to
manage the nominal increase in traffic and will not negatively affect City of Portland’s
operational standards.
Safety for All Modes: For vehicle safety, the applicant’s traffic engineer utilized Oregon
Department of Transportation’s (ODOT) Crash Data System over a five-year period
from January 2014 and December 2019. Based on the review of historical crash data
and field observations at the intersections, the applicant’s traffic engineer concluded
that no significant safety hazards were identified at the study intersections. For
bicycles and pedestrians, the surrounding street are low-volume roadways which
provides a safe and comfortable traveling environment for bicyclists; and a curbtight
sidewalk providing refuge for pedestrians.
Pedestrian, Cycling, and Transit Availability: At this location, NW Thurman Street
south of the site is classified as a transit access street, which serves Tri-Met Route 15
– Belmont/NW 23rd and approximately .3 miles southeast of the site. There are no
transit impacts anticipated with the proposed use. A summarized description of the
nearest transit lines as shown in Tables 1 and 2, of the applicant’s Transportation
memo. For bicycles and pedestrians, the surrounding street are low-volume roadways
which provides a safe and comfortable traveling environment for bicyclists; and a
curbtight sidewalk providing refuge for pedestrians.
Connectivity: The subject site is nestled within a historically developed portion in
Forest Park, in which connections to other ROWs is infeasible due to environmental
and topographical constraints. Therefore, the property is adequately accessed by all
modes.
Access Restrictions: No changes to the building access are proposed and no changes
are proposed to the existing vehicular access that serves the parking field. No new
access restrictions are included as part of the proposed community center.
On-Street Parking Impacts: There are currently 47 on-site striped parking spaces at
the site, including the area on adjacent properties permitted for parking use by the
1968 ordinance. The project proposes to install additional 18 parking spaces, for a
total of 65 on-site spaces. As demonstrated the in the applicant transportation memo,
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the proposed use is expected to meet all the parking demand on-site, for both typical
weekday activities and special events. during typical. Therefore, the proposed use is
not found to represent any increase in on-street parking demand.
Neighborhood Impacts: The transportation-related neighborhood impacts associated
with the proposed use typically involve impacts to on-street parking and potential
increases in traffic at area intersections. As documented by the applicant’s analysis,
all increased traffic will be accommodated on-site and will have a limited impact to
the surrounding neighborhood. Therefore, transportation-related impacts as a result of
the proposed Community center will be negligible.
In conclusion, based on the evidence included in the record, and primarily, the
applicant has demonstrated to PBOT’s satisfaction that “the transportation system is
capable of supporting the proposed use in addition to the existing uses in the area”.
PBOT has no objections to the proposed Conditional Use request, subject to the
following condition:
•

That valet services be provided at all special event functions.

Based on PBOT’s findings above, and with the condition of approval recommended by
PBOT, staff finds criteria D.1 and D.2 are met.
3.

Public services for water supply, police and fire protection are capable of serving the
proposed use, and proposed sanitary waste disposal and stormwater disposal systems
are acceptable to the Bureau of Environmental Services.

Findings: The Water Bureau and the Fire Bureau reviewed the proposal and responded
with no concerns (Exhibits E-3 and E-4, respectively), indicating that adequate water
supply and fire protection will be available. The Police Bureau reviewed the proposal and
responded that police can adequately serve the proposed use (Exhibit E-5). The Bureau of
Environmental Services (BES) reviewed the application and found the applicant’s plans for
sanitary sewer and stormwater to be adequate for purposes of this criterion (Exhibit E-1).
BES identified additional requirements that BES will enforce during future permit reviews,
but BES did not recommend conditions of approval for this decision. For these reasons,
staff finds criterion D.3 is met.
E. Area plans. The proposal is consistent with any area plans adopted by the City Council as
part of the Comprehensive Plan, such as neighborhood or community plans.
Findings: The site is within the boundaries of the Northwest District Plan, which was
adopted by the City Council as part of the Comprehensive Plan. Staff finds the following
statements from the Northwest District Plan to be relevant:
Policy 1 (Land Use). Participate in the growth of the metropolitan region in a manner that
protects and enhances the quality of life in the Northwest District. Enhance the district’s
sense of place as a distinct yet diverse community, with an active mix of housing and
businesses.
Policy 1 (Land Use), Objective A. Support land use strategies that increase the amount of
housing in the district.
Policy 1 (Land Use), Objective I. Encourage uses along edges of the district that serve the
needs of the district and adjacent neighborhoods.
Policy 2 (Institutions). Support institutional planning, programming, and development that
provides educational, cultural, medical, religious, and social services and amenities in the
Northwest District. Build a climate of cooperation between the community and district
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institutions to ensure both the success of the institution and the livability of the
neighborhood.
Policy 2 (Institutions), Objective A. Encourage the development and adherence to good
neighbor agreements between institutions and neighborhood associations.
Policy 2 (Institutions), Objective B. Accommodate the establishment, retention, and growth
of institutions that serve district residents and employees.
Policy 2 (Institutions), Objective C. Maintain and augment facilities that provide
educational, recreational, and cultural resources and opportunities.
Policy 2 (Institutions), Objective E. Encourage institutional development to be guided either
by a Conditional Use Master Plan or an Impact Mitigation Plan that mitigates impacts of
development.
Policy 2 (Institutions), Objective I. Encourage institutions to locate parking within
structures.
Policy 2 (Institutions), Objective K. Expand opportunities for institutions and community
organizations to work together on programs beneficial to those who use their services.
Policy 3 (Transportation). Provide a full range of transportation options for moving people
and goods thereby supporting neighborhood livability and commerce and reducing
reliance on the automobile.
Policy 3 (Transportation), Objective H. Support bicycle use in the district by providing
convenient facilities, such as parking and other support services.
Policy 4 (Parking). Provide and manage parking to serve the community while protecting
and enhancing the livability and urban character of the district.
Policy 4 (Parking), Objective A. Reduce the demand for automobile parking.
Policy 4 (Parking), Objective H. Encourage new off-street parking to locate within
structures.
Policy 4 (Parking), Objective I. Limit the size of new surface parking lots.
Policy 5 (Housing). Retain the district’s existing housing stock and mix of types and
tenures. Promote new housing opportunities that reflect the existing diversity of housing
and support a population diverse in income, age, and household size.
Policy 7 (Urban Design), Objective C. Preserve and enhance the distinct character of
different parts of the Northwest District.
Policy 10 (Quality of Life). Strengthen the sense of community and ensure that cultural,
educational and recreational resources continue to be a vital part of public life.
Policy 11 (Environment). Protect and enhance the environmental and natural resources of
the district.
Policy 11 (Environment), Objective B. Promote measures that protect and encourage
landscaping with native species as a vital part of the urban landscape.
Policy 16 (Willamette Heights Subarea). Maintain and protect the residential character
and environmental resources of the Willamette Heights Subarea.
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The proposal is to reuse an existing institutional campus for the Japan Institute, an
institutional use associated with the Portland Japanese Garden. The site is unique in that
Forest Park surrounds it and separates it from neighboring homes, and the proposal
maintains this existing character. The proposal neither eliminates existing housing stock
nor adds to the neighborhood’s housing supply, but the proposal facilitates the growth of
the Portland Japanese Garden while providing new cultural and educational opportunities
for residents of the adjacent neighborhoods and the entire metropolitan region.
No Conditional Use Master Plan or Impact Mitigation Plan is proposed, but these reviews
are intended for multi-phase developments with construction projects over several years or
longer. The current proposal only slightly modifies the existing development on the site and
building permits for the proposed construction can be issued within 3 years of the date of
the approval, as is required for a Conditional Use Review (Zoning Code Section
33.730.130.B.1). Also, the approval criteria for this Conditional Use Review consider
impacts to neighboring properties and are largely the same as the approval criteria in
Zoning Code Chapter 33.820 for a Conditional Use Master Plan.
The applicant did not present a good neighbor agreement with the neighborhood
association, but the applicant states communication with the Northwest District
Association has been extensive (Exhibit A-20, page 21 and Exhibit A-6). A good neighbor
agreement is encouraged, but not required, and the Japan Institute and the Northwest
District Association may decide to enter into a good neighbor agreement in the future. The
applicant also states the Japan Institute is interested in fostering partnerships with
community organizations (Exhibit A-20, page 22).
No structured parking is existing or proposed, and one of the existing surface parking lots
(the north lot) will be expanded by approximately 3,000 square feet. However, staff does not
find the number of parking spaces proposed (65) requires structured parking for space to
be used efficiently on the 4.3-acre site. The two surface parking lots will not dominate the
character or aesthetics of the site. The operation will also promote alternatives to
automobile use by providing new bike parking (Exhibit A-16, page 4) and subsidized transit
passes to employees (Exhibit A-20, page 22). (The nearest Tri-Met bus stop is approximately
one-quarter mile walking distance southeast of the site.)
The developed area of the site will remain surrounded by forest, including trees located
within the subject property, and no new construction is proposed in environmental zones.
Many of the surrounding trees are Douglas firs, which are native to the region and provide
many environmental benefits.
For all these reasons, staff finds that on balance, the proposal is consistent with the
Northwest District Plan. Approval criterion E is met.
Adjustment Review
33.805.040 Approval Criteria
Adjustment requests will be approved if the applicant has demonstrated that approval criteria
A through F, below, have been met.
A. Granting the Adjustment will equally or better meet the purpose of the regulation to be
modified; and
Findings: The applicant requests an Adjustment to Zoning Code Section 33.266.130.G.2.c
to reduce the minimum setback distance between the south parking lot and the south
perimeter of the site from 5 feet to between 1.2 feet and 3.3 feet. The Adjustment will allow
the existing setback distance to be maintained rather than increased to 5 feet by the
nonconforming upgrades requirement (Zoning Code Section 33.258.070.D.2). Zoning Code
Section 33.266.130.A states the purpose of the parking lot setback requirement:
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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.
The applicant proposes new plantings to bring the site area south of the south parking lot
into compliance with the L3 landscaping standard required for this setback (Exhibit A-20,
pages 27-28). This landscaped area, though less than 5 feet wide, will include trees and
shrubs that help address the purposes listed above to cool and shade the parking area and
reduce stormwater runoff and pollution. However, the south parking lot is also separated
from the nearest neighboring, developed property by approximately 165 feet of publicly
owned forest land (Forest Park). The existing trees in Forest Park will block views of the
parking lot from neighboring properties while also providing shading and cooling, absorbing
rainwater, and mitigating pollution. The Adjustment to allow the existing setback distances
to remain will have no effect on vehicle circulation within the parking lot, and Zoning Code
requirements for the interior layout of the parking lot will be met. For these reasons, staff
finds the Adjustment request is equally consistent with the purpose of the setback
regulation. Approval criterion A is met.
B. If in a residential, CI1, or IR zone, the proposal will not significantly detract from the
livability or appearance of the residential area, or if in an OS, C, E, I, or CI2 zone, the
proposal will be consistent with the classifications of the adjacent streets and the desired
character of the area; and
Findings: Since the part of the site subject to the Adjustment request is zoned OS, the
Adjustment must be consistent with the classifications of adjacent streets and the desired
character of the area.
Street classifications
NW Alexandra Ave. is classified as a local service street for all modes of travel. While the
specific Adjustment requested will not necessarily affect the street, PBOT found the
capacity of NW Alexandra Ave. to be adequate for the proposed use of the site (Exhibit E-2).
Desired character
“Desired character” is defined in Zoning Code Chapter 33.910. Pursuant to this definition,
the desired character for the area around this site is determined by:
•
•
•
•

the
the
the
the

purpose statement for the OS zone;
purpose statement for the Environmental Conservation (“c”) overlay zone;
purpose statement for the Northwest Hills plan district; and
Northwest District Plan.

OS zone
The purpose of the OS zone is stated in Zoning Code Section 33.100.010:
The Open Space zone is intended to preserve and enhance public and private open,
natural, and improved park and recreational areas identified in the Comprehensive
Plan. These areas serve many functions including:
• Providing opportunities for outdoor recreation;
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Providing contrasts to the built environment;
Preserving scenic qualities;
Protecting sensitive or fragile environmental areas;
Enhancing and protecting the values and functions of trees and the urban forest;
Preserving the capacity and water quality of the stormwater drainage system; and
Providing pedestrian and bicycle transportation connections.

The OS-zoned site area subject to the Adjustment request is about 5,000 square feet in
area and developed with an existing, paved parking area that’s been used since the 1960s
(Exhibit A-4). The much larger OS-zoned area which surrounds this site is publicly owned
forest land (Forest Park), which is largely undisturbed except for a network of trails. Forest
Park covers about 5,200 acres and serves all the functions listed in the purpose statement
above: recreational opportunities, scenic quality, contrast with the built environment,
environmental protection, the urban forest, water quality, and pedestrian and bicycle
connections. Since the OS-zoned area of the subject site is a tiny fraction of the contiguous
OS-zoned area surrounding the site, and since no tree removal or expansion of the existing
pavement in the OS-zoned site area is proposed, staff finds that the proposal is consistent
with the purpose of the OS zone.
Environmental Conservation overlay zone
The purpose of the Environmental Conservation (“c”) overlay zone is stated in Zoning Code
Section 33.430.017:
The Environmental Conservation zone conserves important resources and functional
values in areas where the resources and functional values can be protected while
allowing environmentally sensitive urban development.
No work is proposed within the “c” overlay zone except planting native plants with handheld tools (Exhibit A-20, page 29). This work is allowed by Zoning Code Section
33.430.080.D.1 and will enhance the environmental resource. Therefore, staff finds the
proposal to be consistent with the purpose of the “c” overlay zone.
Northwest Hills plan district
The purpose of the Northwest Hills plan district is stated in Zoning Code Section
33.563.010:
The Northwest Hills plan district protects sites with sensitive and highly valued
resources and functional values. The portions of the plan district that include the
Balch Creek Watershed and the Forest Park Subdistrict contain unique, high quality
resources and functional values that require additional protection beyond that of the
Environmental overlay zone. The Linnton Hillside subarea within the Forest Park
subdistrict contains a residential area that is constrained by natural conditions and
limited existing infrastructure. The development standards for this subarea are
intended to protect the public health and safety by limiting the potential number of
new housing units consistent with these constraints. The plan district also promotes
the orderly development of the Skyline subdistrict while assuring that adequate
services are available to support development. These regulations provide the higher
level of protection necessary for the plan district area. The transfer of development
rights option reduces development pressure on protected sites while containing
safeguards to protect receiving sites.
The subject site is in the Forest Park subdistrict, and the only plan district regulation that
applies to this site is a prohibition on ground disturbing construction work (such as for
building foundations) between October 1 and April 30 (Zoning Code Section 33.563.200).
The applicant is aware of this restriction (Exhibit A-20, page 10), which will be enforced at
the time of building permit review and inspection. Since ground disturbance and associated
environmental impacts will be avoided during the wet season, as intended by the plan
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district for the Forest Park area, staff finds the proposal to be consistent with the purpose
of the Northwest Hills plan district.
Northwest District Plan
Staff finds the following statements from the Northwest District Plan to be relevant:
Policy 1 (Land Use). Participate in the growth of the metropolitan region in a manner that
protects and enhances the quality of life in the Northwest District. Enhance the district’s
sense of place as a distinct yet diverse community, with an active mix of housing and
businesses.
Policy 1 (Land Use), Objective A. Support land use strategies that increase the amount of
housing in the district.
Policy 1 (Land Use), Objective I. Encourage uses along edges of the district that serve the
needs of the district and adjacent neighborhoods.
Policy 2 (Institutions). Support institutional planning, programming, and development that
provides educational, cultural, medical, religious, and social services and amenities in the
Northwest District. Build a climate of cooperation between the community and district
institutions to ensure both the success of the institution and the livability of the
neighborhood.
Policy 2 (Institutions), Objective A. Encourage the development and adherence to good
neighbor agreements between institutions and neighborhood associations.
Policy 2 (Institutions), Objective B. Accommodate the establishment, retention, and growth
of institutions that serve district residents and employees.
Policy 2 (Institutions), Objective C. Maintain and augment facilities that provide
educational, recreational, and cultural resources and opportunities.
Policy 2 (Institutions), Objective E. Encourage institutional development to be guided either
by a Conditional Use Master Plan or an Impact Mitigation Plan that mitigates impacts of
development.
Policy 2 (Institutions), Objective I. Encourage institutions to locate parking within
structures.
Policy 2 (Institutions), Objective K. Expand opportunities for institutions and community
organizations to work together on programs beneficial to those who use their services.
Policy 3 (Transportation). Provide a full range of transportation options for moving people
and goods thereby supporting neighborhood livability and commerce and reducing
reliance on the automobile.
Policy 3 (Transportation), Objective H. Support bicycle use in the district by providing
convenient facilities, such as parking and other support services.
Policy 4 (Parking). Provide and manage parking to serve the community while protecting
and enhancing the livability and urban character of the district.
Policy 4 (Parking), Objective A. Reduce the demand for automobile parking.
Policy 4 (Parking), Objective H. Encourage new off-street parking to locate within
structures.
Policy 4 (Parking), Objective I. Limit the size of new surface parking lots.
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Policy 5 (Housing). Retain the district’s existing housing stock and mix of types and
tenures. Promote new housing opportunities that reflect the existing diversity of housing
and support a population diverse in income, age, and household size.
Policy 7 (Urban Design), Objective C. Preserve and enhance the distinct character of
different parts of the Northwest District.
Policy 10 (Quality of Life). Strengthen the sense of community and ensure that cultural,
educational and recreational resources continue to be a vital part of public life.
Policy 11 (Environment). Protect and enhance the environmental and natural resources of
the district.
Policy 11 (Environment), Objective B. Promote measures that protect and encourage
landscaping with native species as a vital part of the urban landscape.
Policy 16 (Willamette Heights Subarea). Maintain and protect the residential character
and environmental resources of the Willamette Heights Subarea.
The proposal is to reuse an existing institutional campus for the Japan Institute, an
institutional use associated with the Portland Japanese Garden. The site is unique in that
Forest Park surrounds it and separates it from neighboring homes, and the proposal
maintains this existing character. The proposal neither eliminates existing housing stock
nor adds to the neighborhood’s housing supply, but the proposal facilitates the growth of
the Portland Japanese Garden while providing new cultural and educational opportunities
for residents of the adjacent neighborhoods and the entire metropolitan region.
No Conditional Use Master Plan or Impact Mitigation Plan is proposed, but these reviews
are intended for multi-phase developments with construction projects over several years or
longer. The current proposal only slightly modifies the existing development on the site and
building permits for the proposed construction can be issued within 3 years of the date of
the approval, as is required for a Conditional Use Review (Zoning Code Section
33.730.130.B.1). Also, the approval criteria for this Conditional Use Review consider
impacts to neighboring properties and are largely the same as the approval criteria in
Zoning Code Chapter 33.820 for a Conditional Use Master Plan.
The applicant did not present a good neighbor agreement with the neighborhood
association, but the applicant states communication with the Northwest District
Association has been extensive (Exhibit A-20, page 21 and Exhibit A-6). A good neighbor
agreement is encouraged, but not required, and the Japan Institute and the Northwest
District Association may decide to enter into a good neighbor agreement in the future. The
applicant also states the Japan Institute is interested in fostering partnerships with
community organizations (Exhibit A-20, page 22).
No structured parking is existing or proposed, and one of the existing surface parking lots
(the north lot) will be expanded by approximately 3,000 square feet. However, staff does not
find the number of parking spaces proposed (65) requires structured parking for space to
be used efficiently on the 4.3-acre site. The two surface parking lots will not dominate the
character or aesthetics of the site. The operation will also promote alternatives to
automobile use by providing new bike parking (Exhibit A-16, page 4) and subsidized transit
passes to employees (Exhibit A-20, page 22). (The nearest Tri-Met bus stop is approximately
one-quarter mile walking distance southeast of the site.)
The developed area of the site will remain surrounded by forest, including trees located
within the subject property, and no new construction is proposed in environmental zones.
Many of the surrounding trees are Douglas firs, which are native to the region and provide
many environmental benefits.
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For all these reasons, staff finds that on balance, the proposal is consistent with the
Northwest District Plan.
Summary
The Adjustment request will be consistent with the classifications of adjacent streets and
the desired character of the area. Approval criterion B 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
Findings: As only one Adjustment is requested, this criterion is not applicable.
D. City-designated scenic resources and historic resources are preserved; and
Findings: City-designated scenic resources are identified on the official zoning maps with a
lower case “s,” and historic resources are identified either with a dot or as being within the
boundaries of a Historic or Conservation district. As there are no scenic resources or
historic resources mapped on the subject site, this criterion is not applicable.
E. Any impacts resulting from the Adjustment are mitigated to the extent practical; and
Findings: Since the south parking lot is separated from the nearest developed, neighboring
lot by dense tree canopy in Forest Park, the Adjustment to allow the existing parking lot
setback distances to remain will create no impacts that require mitigation. Therefore, staff
finds this criterion is not applicable.
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: No work is proposed within the environmental overlay zone except planting
native plants with hand-held tools (Exhibit A-20, page 29). This work is allowed by Zoning
Code Section 33.430.080.D.1 and will enhance the environmental resource rather than
detract from it. Therefore, staff finds approval criterion F 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 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 reuse of the former White Shield Center site as the Japan Institute will not significantly
detract from the livability of nearby residential areas, and public services are available for the
proposed use. The site will remain surrounded by public forest land, limiting potential impacts
on neighboring properties. With the conditions of approval listed below, staff finds the proposal
meets the applicable approval criteria for Conditional Use Review and Adjustment Review.
Since the approval criteria are found to be met, the proposal must be approved.

ADMINISTRATIVE DECISION
Approval of a Conditional Use Review to establish the Japan Institute as a Community Service
use on this site and make related improvements to the property. Approval is per the approved
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site plan, Exhibit C-1, signed and dated September 26, 2022, subject to the following
conditions:
A. As part of building permit application submittals, each of the required site plans and any
additional drawings must reflect the information and design approved by this land use
review as indicated in Exhibit C-1. The sheets on which this information appears must be
labeled, "Proposal and design as approved in Case File # LU 21-078039 CU AD.”
B. The Urban Forestry Division of Portland Parks and Recreation must approve a tree
protection plan for existing trees in the public right-of-way prior to issuance of any building
permit for this project. Tree removal within the public right-of-way must also be approved
by Urban Forestry.
C. Valet parking must be provided for all special events with anticipated parking demand
exceeding the 65 standard parking spaces on-site. The valet parking configuration must
accommodate at least 103 vehicles as illustrated in Exhibit A-28, page 12.
D. The following condition of approval from CU 86-85 continues to apply to the north parking
lot and compliance must be illustrated on building permit plans for this proposal: “A row of
evergreen shrubs shall be planted along the east boundary of the parking lot to preclude
lights from shining east, across the courtyard.”
E. The Japan Institute must immediately apply for another Type II Conditional Use Review if
the Japan Institute loses access to parking spaces in the south parking lot which are on
City of Portland property. The new Conditional Use Review will be limited to consideration
of the transportation-related approval criteria in Zoning Code Section 33.815.105.D.1-2.

Staff Planner: Andrew Gulizia
Decision rendered by: ____________________________________________ on September 26, 2022
By authority of the Director of the Bureau of Development Services

Decision mailed: September 28, 2022
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
17, 2021 and was determined to be complete on February 14, 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 17, 2021.
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 requested to
extend the 120-day review period by a total of 165 days (Exhibits A-12, A-13, A-14, A-21, A22, and A-26). Unless further extended by the applicant, the review period will expire on
November 26, 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
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applicant to show that the approval criteria are met. The Bureau of Development Services has
independently reviewed the information submitted by the applicant and has included this
information only where the Bureau of Development Services has determined the information
satisfactorily demonstrates compliance with the applicable approval criteria. This report is the
decision of the Bureau of Development Services with input from other City and public agencies.
Conditions of Approval. If approved, this project may be subject to a number of specific
conditions, listed above. Compliance with the applicable conditions of approval must be
documented in all related permit applications. Plans and drawings submitted during the
permitting process must illustrate how applicable conditions of approval are met. Any project
elements that are specifically required by conditions of approval must be shown on the plans
and labeled as such.
These conditions of approval run with the land, unless modified by future land use reviews. As
used in the conditions, the term “applicant” includes the applicant for this land use review,
any person undertaking development pursuant to this land use review, the proprietor of the
use or development approved by this land use review, and the current owner and future
owners of the property subject to this land use review.
Appealing this decision. This decision may be appealed to the Hearings Officer, and if
appealed a hearing will be held. The appeal application form can be accessed at
https://www.portland.gov/sites/default/files/2020/lu_type2_2x_appeal_form_071116.pdf.
Appeals must be received by 4:30 PM on October 12, 2022. The completed appeal
application form must be emailed to LandUseIntake@portlandoregon.gov and to the
planner listed on the first page of this decision. If you do not have access to email, please
telephone the planner listed on the front page of this notice about submitting the appeal
application. An appeal fee of $250 will be charged. Once the completed appeal application
form is received, Bureau of Development Services staff will contact you regarding paying the
appeal fee. The appeal fee will be refunded if the appellant prevails. There is no fee for Office of
Community and Civic Life recognized organizations for the appeal of Type II decisions on
property within the organization’s boundaries. The vote to appeal must be in accordance with
the organization’s bylaws. Please contact the planner listed on the front page of this decision
for assistance in filing the appeal and information on fee waivers. Please see the appeal form for
additional information.
If you are interested in viewing information in this file, please contact the planner listed on the
front of this notice. The planner can email you documents from the file. A fee would be required
for all requests for paper copies of file documents. Additional information about the City of
Portland, and City bureaus is available online at https://www.portland.gov. A digital copy of
the Portland Zoning Code is available online at https://www.portlandoregon.gov/zoningcode.
Attending the hearing. If this decision is appealed, a hearing will be scheduled, and you will
be notified of the date and time of the hearing. The decision of the Hearings Officer is final; any
further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within 21 days
of the date of mailing the decision, pursuant to ORS 197.620 and 197.830. Contact LUBA at
775 Summer St NE, Suite 330, Salem, Oregon 97301-1283, or phone 1-503-373-1265 for
further information.
Failure to raise an issue by the close of the record at or following the final hearing on this case,
in person or by letter, may preclude an appeal to the Land Use Board of Appeals (LUBA) on
that issue. Also, if you do not raise an issue with enough specificity to give the Hearings Officer
an opportunity to respond to it, that also may preclude an appeal to LUBA on that issue.
Recording the final decision. If this land use review is approved the final decision will be
recorded with the Multnomah County Recorder. Unless appealed, the final decision will be
recorded after October 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
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County Recorder. For further information on 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 permits. A building permit, occupancy permit, or development permit may be
required before carrying out an approved project. At the time they apply for a permit,
permittees must demonstrate compliance with:
•
•
•
•

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

A. Applicant’s Statement:
1. Original narrative
2. Original plan set
3. Existing conditions photographs and graphics
4. Revocable permit for south parking area (revoked by Zoning Code Section 33.700.120.B)
5. Early Assistance meeting notes
6. Neighborhood outreach summary
7. Schedule of activities
8. Personnel counts
9. Daily staffing schedule
10. Transportation impacts analysis
11. Request to deem application complete, received February 14, 2022
12. Request to extend 120-day review period by 21 days, received February 14, 2022
13. Request to extend 120-day review period by 21 days, received March 9, 2022
14. Request to extend 120-day review period by 21 days, received March 30, 2022
15. Response to incompleteness determination letter, received April 6, 2022
16. Revised plan set, received April 6, 2022
17. Lease agreement for south parking lot, received April 6, 2022
18. Community Service use analysis, received April 6, 2022
19. Stormwater management report, received April 6, 2022
20. Revised narrative, received April 6, 2022
21. Request to extend 120-day review period by 42 days, received June 21, 2022
22. Request to extend 120-day review period by 30 days, received August 12, 2022
23. Letter from applicant, received August 31, 2022
24. Revised stormwater management report, received August 31, 2022
25. Revised plan set with additional utility information, received August 31, 2022
26. Request to extend 120-day review period by 30 days, received August 31, 2022
27. Memo from applicant, received September 12, 2022
28. Memo from applicant’s transportation engineer, received September 12, 2022
B. Zoning Map (attached)
C. Plans/Drawings:
1. Site plan (attached)
D. Notification Information:
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1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Bureau of Environmental Services
2. Portland Bureau of Transportation
3. Water Bureau
4. Fire Bureau
5. Police Bureau
6. Site Development Review Section of BDS
7. Life Safety Review Section of BDS
8. Parks Bureau, Urban Forestry Division
F. Correspondence – none received
G. Other:
1. Original land use review application form
2. Land use review application form including Parks Bureau
3. Incompleteness determination letter, dated August 31, 2021
4. CU 86-85 decision
5. CU 79-67 decision
6. White Shield Center closure announcement
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).

