Date:

November 9, 2022

To:

Interested Person

From:

Hannah Bryant, Land Use Services
503-865-6520 / Hannah.Bryant@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 22-113665 DZ – PORTLAND
ADVENTIST ACADEMY VEHICLE AREA
Applicant:

Rebecca Kerr | CIDA Architects and Engineers
15895 SW 72nd Ave, Ste 200
Portland, OR 97224

Owner:

Oregon Conference Education Association
19800 SE Oatfield Rd
Gladstone, OR 97027-2564

Owner’s Agent:

Mechelle Peinado | Portland Adventist Academy
1500 SE 96th Ave
Portland, OR 97216

Party of Interest:

Rod Shearer | Shearer & Associates Inc
19300 NE 112th Ave, Ste 100
Battle Ground, WA 98604

Site Address:

1500 SE 96TH AVE

Legal Description:

TL 2502 11.59 ACRES SPLIT LEVY R643110 (R992045490), SECTION
04 1S 2E; TL 2503 1.26 ACRES SPLIT LEVY R643109 (R992045480),
SECTION 04 1S 2E
R992045480, R992045490
1S2E04A 02502, 1S2E04A 02503
3140 & 3240

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

Hazelwood, contact Arlene Kimura at arlene.kimura@gmail.com
Gateway Area Business Association, contact at
gabapdxboard@gmail.com
East Portland Community Office, contact at info@eastportland.org

Plan District:

Gateway
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Other Designations:
Zoning:

None
IRd – Institutional Residential zoning with a Design Overlay

Case Type:
Procedure:

DZ – Design Review
Type II, an administrative decision with appeal to the Design
Commission.

Proposal:
The applicant seeks Design Review approval for a surface parking area, a new bike shelter,
landscape updates surrounding the existing on-site soccer field, and the designation of an
existing recreational sports fields as a designated Open Area to meet Gateway Plan District
requirements listed in 33.526.240. (Requirements are that lots proposed for a Land Division
must dedicate at least 15 percent of the area of the lot as open area tract. The purpose of the
Open Area is to provide open space to soften the built environment, and may include active or
passive recreation.) The surface parking area was previously approved through a 2014 building
permit, but was only partially installed and the building permit was never finaled. The
proposed design at this time includes minor changes to the previously approved design,
including revised striping and drive lanes. The proposed bike shelter is located adjacent to the
existing school building.
Design Review is required for non-exempt new development in the Design Overlay.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33,
Portland’s Zoning Code. The relevant criteria are:


Gateway Regional Center Design
Guidelines

ANALYSIS
Site and Vicinity: The applicant’s site is a 423,277 square-foot property that is bounded on
the south by SE Market Street and on the west and the east by SE 96th and 100th Avenues,
respectively. The property is developed with both the Portland Adventist Academy high school
campus, which includes the main school building and several accessory structures, a large
parking area, a second small parking area, and an athletic field; and with the Marquis skilled
nursing facility that is the focus of this review.
The area around the site includes a variety of different uses. The I -205 highway and the MAX
Green Line, with a stop at SE 96th and Main and associated “Park & Ride” facility, are directly
to the west of the site. South of Market Street, there is a residential area that is largely
comprised of single-dwelling residences. East of the site, the Adventist Medical Center campus
is located on the opposite side of SE 100th Avenue.
Immediately north of the site at the southeast corner of SE Main and SE 96th Avenue is a
largely undeveloped 6.05-acre property that is also owned by the school. This property, zoned
EXd, was historically part of the Portland Adventist Academy campus, but was removed from
the campus boundary in 2011. To the north of that property, across SE Main Street, a strip of
land contains another arm of the hospital campus, with parking lots and a pedestrian
connection that crosses over the I-205 freeway. Even farther to the north is the Mall 205
shopping center, noted as one of the main commercial areas in the Gateway Regional Center.
The Gateway Plan District regulations encourage the development of an urban level of housing,
employment, open space, public facilities, and pedestrian amenities that will strengthen the
role of Gateway as a regional center. The regulations also ensure that future development will
provide for greater connectivity of streets throughout the plan district. This development will
implement the Gateway Regional Policy of the Outer Southeast Community Plan. Together, the
use and development regulations of the Gateway plan district: promote compatibility between
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private and public investments through building design and site layout standards; promote
new development and expansions of existing development that create attractive and convenient
facilities for pedestrians and transit patrons to visit, live, work, and shop; ensure that new
development moves the large sites in the plan district closer to the open space and connectivity
goals of the Gateway Regional Center; create a clear distinction and attractive transitions
between properties within the regional center and the more suburban neighborhood outside;
and provide opportunities for more intense mixed-use development around the light rail
stations.
Zoning: The Institutional Residential (IR) zone is a multi-use zone that provides for the
establishment and growth of large institutional campuses as well as higher density residential
development. The IR zone recognizes the valuable role of institutional uses in the community.
However, these institutions are generally in residential areas where the level of public services
is scaled to a less intense level of development. Institutional uses are often of a significantly
different scale and character than the areas in which they are located. Intensity and density
are regulated by the maximum number of dwelling units per acre and the maximum size of
buildings permitted. Some commercial and light industrial uses are allowed, along with major
event entertainment facilities and other uses associated with institutions. Residential
development allowed includes all structure types. Mixed use projects including both residential
development and institutions are allowed as well as single use projects that are entirely
residential or institutional. IR zones will be located near one or more streets that are
designated as District Collector streets, Transit Access Streets, or streets of higher
classification The IR zone will be applied only when it is accompanied by the “d” Design Review
overlay zone.
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.
Land Use History: City records indicate that prior land use reviews include the following:
• LU 18-103623 CU MS AD: Approval of a Conditional Use Master Plan Amendment to allow
the floor area of the skilled nursing facility to exceed the 2011 approval by 6,542 square feet to
accommodate a total of up to 72 beds in the facility, and to configure the Phase II addition as
shown in Exhibits C.1 through C.5. Approval of an Adjustment to Zoning Code Section
33.120.220.C.1 to increase the maximum transit street setback along SE Market Street from
10 feet to 570 feet for the skilled nursing facility building.
Conditions of approval included the following: By December 30, 2021 (the expiration of the
current Conditional Use Master Plan approved through LU 11-139546 CU MS AD), or before
the final occupancy certificate is issued for the school building permitted under 14- 172834 CO
(whichever comes first), any Portland Adventist Academy school use must cease on parcels
R332448 and R332431.
Previous conditions of approval from LU 11-139546 CU MS AD are carried forward through
this review, with the exception of Condition G, which is hereby rendered void.
• LU 14-205329 AD: Adjustment approval for a sign Adjustment to allow a 28.75-square-foot
freestanding sign for the Marquis Mill Park facility. The Sign Code limits signs for Group Living
uses to 10 square feet.
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• LU 11-139546 CU MS AD: Conditional Use Master Plan approval for the Portland Adventist
Academy, including reducing the site size by separating the northern parcels; developing a
skilled nursing facility in the northeast quadrant of the remaining site area, and rebuilding the
school facilities, relocating parking, and constructing a new sports field.
Conditions of approval included an expiration date for the Master Plan after 10 years; the
requirement for a Transportation Demand Management Plan prior to permit issuance; the
waiver of Zoning Code Section 33.820.090.A.1 which would require a Type III review for any
development within 400 feet of the master plan boundaries; and some limitations around the
proposed PA system and lighting for the sports field. One condition required that the Gateway
Plan District Open Areas standard of Zoning Code Section 33.526.240 be addressed not per
each building permit, but either in Phase I or Phase III, and that plans to meet the standard on
the site would require Design Review approval.
• 2010-114864 PR: A Property Line Adjustment which realigned the existing property lines for
Portland Adventist Academy in order to allow the applicant to separate the northern parcels
from the main high school campus.
Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed August 23, 2022.
The following Bureaus have responded with no issues or concerns:
•
•
•
•
•
•

Site Development Section of BDS
Water Bureau
Bureau of Environmental Services (exhibit E.1)
Life Safety (exhibit E.2)
Portland Bureau of Transportation (exhibit E.3)
Fire Bureau (exhibit E.4)

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.

PROCEDURAL HISTORY

This application was submitted on February 17, 2022. A warning of 180-day expiration was
sent on July 21, 2022. It was deemed complete on August 12, 2022. A concurrent land division
(LU 22-113270 LDP) and conditional use review (LU 21-078275 CU) are pending at the time of
this decision. A decision was due on September 13, 2022. However, Fire Bureau was not able
to approve the proposal at that time and requested additional exhibits. The applicant requested
a 45-day extension to this Design Review on September 28, 2022 (exhibit A.5), moving the
decision due date to October 28, 2022.

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 Gateway Regional Center Design Guidelines.
Gateway Regional Center Design Guidelines
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The Gateway Regional Center is the City of Portland’s only designated regional center. The area
is envisioned to redevelop into a highly urbanized, pedestrian-oriented center, with an overall
built size and scale second only to Portland’s Central City.
The purpose of design review is to carry out the urban design vision for the District by
emphasizing unique district assets in a manner that is respectful, creative, supportive, and
compatible with all its areas. Although the District is a complex urban environment, it can
become a cohesive whole with the use of these design principles.
Gateway Regional Center Design Goals
Ten goals for design review in the Gateway Regional Center have been established to enhance
the area’s design quality, support its livability, and guide its transition to a pedestrian-oriented,
active, urban regional center. They are:
1. Encourage urban design excellence.
2. Ensure that new development is at a human scale and that it relates to the scale and
desired character of its setting and the Gateway Regional Center as a whole.
3. Provide for a pleasant, rich, and diverse experience for pedestrians.
4. Assist in creating a regional center that emphasizes a mix of active uses and experiences
and is safe, lively, and prosperous.
5. Provide for the humanization of the Gateway Regional Center through the promotion of
parks, plazas, open spaces, public art, and trees.
6. Integrate and honor the diversity and history of Gateway.
7. Integrate sustainable principles into the development process.
8. Encourage the development of a distinctive character for subdistricts within the regional
center, and link them.
9. Encourage and incorporate transit orientation and usage.
10. Enhance the physical and visual linkages between the Gateway Regional Center and
adjacent neighborhoods.
Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project.
A Pedestrian Emphasis
A1. Strengthen Relationships Between Buildings and the Street. Integrate building
setback areas with adjacent streets.
A2. Enhance Visual and Physical Connections. Enhance visual and physical
connections between buildings and adjacent sidewalks. Orient semi-public building
spaces to the sidewalk and street.
A3. Integrate Building Mechanical Equipment and Service Areas. Incorporate
building mechanical equipment and/or service areas in a manner that does not
detract from the pedestrian environment.
Findings for A1, A2 and A3: The proposal will not change building orientation,
placement of mechanical and service areas or visual connections between
buildings and sidewalks. The proposal includes new pedestrian access from SE
Market Street and SE 96th Ave to the existing school. The landscaping for the
school lot is being brought up to code per the non-conforming upgrade
requirements. The school’s recreational field is being designated as an open space
tract through a concurrent land division (LU 22-113270 LDP). Landscaping
between the building and the street is being enhanced to improve the pedestrian
experience and visual connections to the field, while ensuring that the open space
remains functional for its intended recreational uses.
Therefore, these guidelines are met.
B Development Design
B1. Convey Design Quality and Building Permanence. Use design principles and
building materials that convey quality and permanence.
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B3. Design for Coherency. Integrate the different parts of a building to achieve a
coherent design.
Findings for B1, B2 and B3: The proposed covered bike shelter is very simple
and composed solely of steel posts and a simple roof deck. Both the new bike
racks and the roof of the proposed bike shelter are proposed to be painted blue
to match the School’s other exterior elements, and to enhance coherency
throughout the campus. The materials proposed are high-quality, durable
materials that will require minimal maintenance over time and have been
demonstrated to withstand typical weather conditions of this region.
Therefore, these guidelines are met.
B6. Integrate Ecological / Sustainable Concepts. Integrate
ecological/sustainable features or concepts with site and development designs.
Findings: Stormwater for the School’s large parking area is handled through
the swales located in the parking lot. Stormwater for the new parking area to
the northeast will be handled with an infiltration basin located to the north of
the lot. While part of the site, the skilled nursing facility’s stormwater is
handled within the skilled nursing facility’s existing lease boundaries (which
will be established as its lot boundaries through the subsequent land division
LU 22-113270 LDP) through a collection of existing drywells and stormwater
basins. This existing infrastructure will remain unchanged by the proposal.
Therefore, this guideline is met.
C

Context Enhancement

C4. Develop Complementary Parking Areas. Develop, orient and screen parking
area to complement adjacent buildings and the pedestrian environment.
Findings for C4: The proposal includes alterations to an existing parking area
to reorient parking, bus, and recreation areas on the site to better serve the
School. New landscaping in and around the parking area is intended to
enhance and highlight the building’s entrance.
The new parking configuration allows for closer access to the building from the
additional proposed ADA parking spots. While the parking area exists, the
2014 permit for its construction was never finaled. Therefore, the proposed
changes to the parking area now require Design Review prior to submitting for
a subsequent building permit. The current bus drop-off requires a tight
turning radius that the bus drivers are having a hard time executing. To
address this, the new bus drop-off allows for proper bus turning radius and
locates drop off closer to the building. The proposal also provides bus parking
on site (which is currently off-site), and locates this parking close to the gym
entrance for ease of use by visiting sport teams. This orientation also allows
the School to keep visitors contained to the appropriate sections of the School
for security purposes. The proposal also provides dedicated on-site areas for
student recreation, outdoor classroom activities, and School clubs on the west
and south of the School building. Landscaping in this area has been kept to a
minimum in these areas to ensure the spaces are available for all types of
activities. The remainder of the School lot is being brought into compliance
with the Code under PAA’s existing non-conforming agreement.
Therefore, this guideline is met.
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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 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 therefore warrants approval.

ADMINISTRATIVE DECISION
Approval of a surface parking area, a new bike shelter, landscape updates surrounding the
existing on-site soccer field, and the designation of an existing recreational sports fields as a
designated Open Area to meet Gateway Plan District requirements of 33.526.240, per the
approved site plans, Exhibits C-1 through C-26, signed and dated November 4, 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 4 required site plans or included as
a sheet in the numbered set of plans. The sheet on which this information appears must
be labeled "ZONING COMPLIANCE PAGE - Case File LU 22-113665 DZ." All requirements
must be graphically represented on the site plan, landscape, or other required plan and
must be labeled "REQUIRED."
B. At the time of building permit submittal, a signed Certificate of Compliance form
(https://www.portlandoregon.gov/bds/article/623658) must be submitted to ensure the
permit plans comply with the Design/Historic Resource Review decision and approved
exhibits.
C. No field changes allowed.
Staff Planner: Hannah Bryant
Decision rendered by: ____________________________________________ on November 4, 2022
By authority of the Director of the Bureau of Development Services

Decision mailed: November 9, 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 February
17, 2022, and was determined to be complete on August 12, 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 February 17, 2022.
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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 that
the 120-day review period be extended by 45 days (exhibit A.5). Unless further extended by
the applicant, the 120 days will expire on: January 24, 2023.
Some of the information contained in this report was provided by the applicant.
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the
applicant to show that the approval criteria are met. The Bureau of Development Services has
independently reviewed the information submitted by the applicant and has included this
information only where the Bureau of Development Services has determined the information
satisfactorily demonstrates compliance with the applicable approval criteria. This report is the
decision of the Bureau of Development Services with input from other City and public agencies.
Conditions of Approval. If approved, this project may be subject to a number of specific
conditions, listed above. Compliance with the applicable conditions of approval must be
documented in all related permit applications. Plans and drawings submitted during the
permitting process must illustrate how applicable conditions of approval are met. Any project
elements that are specifically required by conditions of approval must be shown on the plans,
and labeled as such.
These conditions of approval run with the land, unless modified by future land use reviews.
As used in the conditions, the term “applicant” includes the applicant for this land use review,
any person undertaking development pursuant to this land use review, the proprietor of the
use or development approved by this land use review, and the current owner and future
owners of the property subject to this land use review.
Appealing this decision. This decision may be appealed to the Design Commission, and if
appealed a hearing will be held. The appeal application form can be accessed at
https://www.portlandoregon.gov/bds/45477. Appeals must be received by 4:30 PM on
November 23, 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 e-mail, 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 and IIx 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 Design Commission 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
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that issue. Also, if you do not raise an issue with enough specificity to give the Design
Commission 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 on or after November 28, 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,
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 Submittals
1. Original Submittal, dated February 8, 2022
2. Revised Submittal, dated August 12, 2022
3. Response to Incomplete, dated August 12, 2022
4. Narrative Response to Guidelines, dated July 11, 2022
5. 45-day Extension, dated September 28, 2022
B. Zoning Map (attached)
C. Plans/Drawings:
1. Site Plan (attached)
2. Enlarged Partial Site Plan
3. Enlarged Partial Site Plan
4. Enlarged Partial Site Plan
5. Enlarged Partial Site Plan
6. Demolition Plan
7. Demolition Plan
8. Demolition Plan
9. Hardscape Plan
10. Hardscape Plan
11. Grading Plan
12. Grading Plan
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D.
E.

F.
G.

13. Details
14. Previously Approved Landscape Plan
15. Previously Approved Landscape Plan
16. Existing Landscaping
17. Existing Landscaping
18. Existing Landscaping (Parcel 3)
19. Existing Landscaping (Parcel 2)
20. Existing Landscaping (Parcel 1)
21. Proposed Landscaping (Parcel 3)
22. Proposed Landscaping (Parcel 3)
23. Proposed Landscaping (Parcel 3)
24. Landscape Planting Legend (Parcel 3)
25. Site Lighting Plan
26. Bike Shelter and Bike Racks
Notification information:
1. Mailing list
2. Mailed notice
Agency Responses:
1. Bureau of Environmental Services
2. Life Safety
3. Portland Bureau of Transportation
4. Fire Bureau
Correspondence: None
Other:
1. Original LU Application
2. Incomplete Letter, dated March 8, 2022
3. 180-day Expiration Warning, dated July 21, 2022

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).

