
SUBJECT: City of Portland Plan Amendment
DLCD File Number 005-13

The Department of Land Conservation and Development (DLCD) received the attached notice of adoption.
Due to the size of amended material submitted, a complete copy has not been attached.  A Copy of the 
adopted plan amendment is available for review at the DLCD office in Salem and the local government 
office.  

Appeal Procedures*

DLCD ACKNOWLEDGMENT or DEADLINE TO APPEAL:  Friday, January 24, 2014 

This amendment was submitted to DLCD for review prior to adoption  pursuant to ORS 197.830(2)(b) 
only persons who participated in the local government proceedings leading to adoption of the amendment 
are eligible to appeal this decision to the Land Use Board of Appeals (LUBA). 

If you wish to appeal, you must file a notice of intent to appeal with the Land Use Board of Appeals 
(LUBA) no later than 21 days from the date the decision was mailed to you by the local government.  If 
you have questions, check with the local government to determine the appeal deadline.  Copies of the 
notice of intent to appeal must be served upon the local government and others who received written notice
of the final decision from the local government.  The notice of intent to appeal must be served and filed in 
the form and manner prescribed by LUBA, (OAR Chapter 661, Division 10).  Please call LUBA at 
503-373-1265, if you have questions about appeal procedures.

*NOTE:     The Acknowledgment or Appeal Deadline is based upon the date the decision was mailed by local 
        government. A decision may have been mailed to you on a different date than it was mailed to 
        DLCD. As a result, your appeal deadline may be earlier than the above date specified. NO LUBA  
       Notification to the jurisdiction of an appeal by the deadline, this Plan Amendment is acknowledged.

Cc: Sylvia Cate, City of Portland
Gordon Howard, DLCD Urban Planning Specialist
Anne Debbaut, DLCD Regional Representative
Thomas Hogue, DLCD Economic Development Policy Analyst

<paa> YA

NOTICE OF ADOPTED AMENDMENT

01/13/2014

TO: Subscribers to Notice of Adopted Plan
or Land Use Regulation Amendments

FROM: Plan Amendment Program Specialist



~ S2 DLCD 
Notice of Adoption 

This Form 2 must be mai led to DLCD within 20-Working Days after the Fina l 
Ord inance is signed by the public Official Designated by the jurisdiction 

and all other requirements of ORS 197.6 15 and OAR 660-0 18-000 

0 In person 0 electronic 0 mailed 
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For OtTice Usc Only 

Jurisdiction: "Pcta..,..._~'t;> c::>ra. ~Q 
Date of Adoption: No" 21, 2 0\3 

Local file number: &.\J I~ - I S "2. i I 0 Cf> CC 
Date Mailed: T ~ "Z-, '2.o •+ 

Was a Notice of Proposed Amendment (Form 1) mailed to DLCD? ~Yes 0 No Date: 

0 Comprehensive Plan Text Amendment ~Comprehensive Plan Map Amendment 

0 Land Use Regulation Amendment ffzoning Map Amendment 

0 New Land Use Regulation D Other: 

Summarize the adopted amendment. Do not use technical terms. Do not write "See Attached". 
~--~"(" ~e> ~~~, (.()M." 'f~~ b&S'5"2 \lDV' ~~ 
\C:, -ro C& · AM-l" () 'ZOV\l'(f MAf fr~ I q\ \o ~ . 

Does the Adoption differ from proposal? Please select one 

NO -
Plan Map Changed from: to: 

Zone Map Changed from: \ " \ 

Location : ~ NW lSi~ 
Specify Density: Previous: 

Acres Involved: 10,000f 
New: 

Applicable statewide planning goals: 

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 

DDDDDDDDDDDDDDDDDDD 
Was an Exception Adopted? 0 YES J2t NO 

Did DLCD receive a Notice of Proposed Amendment.. . 

35-days prior to first evidentiary hearing? 

If no, do the statewide planning goals apply? 

If no, did Emergency Circumstances require immediate adoption? 

8 Yes 

Q Yes 

D Yes 

0 No 

0 No 

ki No 

houcka
Typewritten Text
005-13 (19985) [17727]



Please list all affected State or Federal Agencies, Local Governments or Special Districts: 

Local Contact: ~ L..V lA ~ ~ ' Phone: <SO'S -~Z!> Extension: -,..,, ( 

Address: l~OO 45\AJ 4 ~C4\~t;OOI . Fax Number: $(/3 - SZ:!. • 5'~~ 
City: ~--nA~'l>, CJ;! Zip : ~...,'Z\~ E-maiiAddress: ~.(AW~~trJal·J-' 

ADOPTION SUBMITTAL REQUIREMENTS 
This Form 2 must be received by DLCD no later than 20 working days after the ordinance has been signed by 

the public official designated by the jurisdiction to sign the approved ordinance(s) 
per ORS 197.6 15 and OAR Chapter 660, Division 18 

1. This Form 2 must be submitted by local jurisdictions only (not by applicant). 

2. When submitting the adopted amendment, please print a completed copy of Form 2 on light green 
paper if available. 

3. Send this Form 2 and one complete paper copv (documents and maps) of the adopted amendment to the 
address below. 

4. Submittal of this Notice of Adoption must include the final signed ordinance(s), all supporting finding(s), 
exhibit(s) and any other supplementary information (ORS 197.61 5 ). 

5. Deadline to appeals to LUBA is calculated twenty-one (21) days from the receipt (ppstmark date) by DLCD 
of the adoption (ORS 197.830 to 197.845 ). 

6. In addition to sending the Form 2- Notice of Adoption to DLCD, please also remember to notify persons who 
participated in the local hearing and requested notice of the final decision . (ORS 197.615 ). 

7. Submit one complete paper copy via United States Postal Service, Common Carrier or Hand 
Carried to the DLCD Salem Office and stamped with the incoming date stamp. 

8. Please mail the adopted amendment packet to: 

ATTENTION: PLAN AMENDMENT SPECIALIST 
DEPARTMENT OF LAND CONSERVATION AND DEVELOPMENT 

635 CAPITOL STREET NE, SUITE 150 
SALEM, OREGON 97301-2540 

9. Need More Copies? Please print forms on 8Yi -1/2xll green paper only if available. If you have any 
questions or would like assistance, please contact your DLCD regional representative or contact the DLCD 
Salem Office at (503) 373-0050 x238 or e-mail plan.amendments@state.or.us. 

http:ljwww .oregon .gov /LCD/forms.shtm I Updated December 6, 2012 



OFI'ICBOPTHB 

CITY AUDITOR 

• INSIJRJNG OPIN ANO 
ACCOUNT ABU COVDNMI.NT 

November 22, 2013 

CJTY OF PORTLAND 

Office of City Auditor LaVonnc Griffin-Valadc 

1221 S.W. 4th Avenue, Room 130, Portland, Oregon 97204 
phone: (503) R23-4086 

web: www.portlandonline.com/auditor/ 
Email: Karla. Moore-Love@oortlandoregon. gov 

Phone: (503) 823-4086 Fax:: (503) 823-4571 

NOTICE OF DECISION 

RE CASE FILE: LU 13- 182710 CP ZC 

Consider the proposal of Casey Murry, Castaway Bronze LLC and the recommendation from the 
Hearings Officer for approval to change the Comprehensive Plan Map designation from Industrial 
Sanctuary and the Zoning Map designation from IGl General Industrial 1 to Central Employment and 
EXd, Central Employment with design overlay for the property located at 1900 NW 181

h Ave (Hearing; 
LU 13-182710 CP ZC) 

To Whom It May Concern: 

On November 21, 2013, at approximately 2:00p.m., at a regularly scheduled meeting in Council 
Chambers, the Council voted 4-0 and passed Ordinance No.186345. 

City Council's decision is the final review process available through the City. You may appeal this 
decision to the Oregon Land Use Board of Appeals (LUBA) by filing a Notice oflntent to Appeal with 
the Board witrun 21 days of the date of decision, as specified in the Oregon Revised Statute (ORS) 
197.830. Among other things, ORS 197.830 requires that a petitioner at LUBA must have appeared 
orally or in writing during the City's proceedings on this land review. The Board's address is: DSL 
Building, 775 Summer Street NE, Suite 330, Salem, OR 97301-1283. You may call the Land Use Board 
of Appeals at 1-503-373-1265 or visit LUBA's wesbsitc (www.oregon.gov/LUBA) for further 
information on filing an appeal. 

Yours sincerely, 

La Vonne Griffin-Valade 
e City of Portland 

Karla Moore-Love, CGuncil Clerk 

En c. 



ORDINANCE No. 18 6 3 4 5 

Amend the Comprehensive Plan Map designation and change zoning of property located at 1900 
NW 18th Ave at the request of the property owner Casey Murry, Castaway Bronze LLC 
(Ordinance; LU 13-182710 CP ZC) 

The City of Portland ordains: 

Section 1. Council finds: 

1. The Applicant requests, for property located at 1900 NW 18th Avenue, and identified as 
State ID No. 1N1E28DC 01900 and legally described as BLOCK 28 LOT 2&3, 
W A TSONS ADD, a recorded plat in Multnomah County [hereinafter referred to as the 
"Property"]; 

a. a Comprehensive Plan Map Amendment from Industrial Sanctuary to Central 
Employment for the Property; and 

b. a Zoning Map Amendment from General Industrial 1 (IG 1) to Central Employment 
with design overlay (EXd) for the Propetty. 

2. An application complying with all requirements of Title 33, Planning and Zoning, of the 
Code of the City of Portland seeking amendment of the Comprehensive Plan Map and 
Zoning Map and Environmental Review has been received with the proper fee for filing 
paid. 

3. The Hearings Officer held a duly noticed public hearing on October 7, 2013, and a 
Recommendation was issued on October 14,2013, (BDS File No. LU 13-182710 CP 
ZC). The Hearings Officer recommended approval of the requested Comprehensive Map 
Amendment, and Zoning Map Amendment. 

4. The requested Comprehensive Plan Amendment, and Zoning Map Amendment, based on 
the findings contained in the Recommendation of the Hearings Officer, are found to be in 
conformance with the Comprehensive Plan and relevant Title 33 approval criteria. 

NOW THEREFORE, the Council directs: 

a. City Council adopts the facts, findings, conclusions and recommendations of the 
Hearings Officer in BDS File No. LU 13-182710 CP ZC . 

b. The Comprehensive Plan Map Amendment and Zoning Map Amendment for the 
Property identified as State ID No. 1N1E28DC 01900 and legally described as Block 28 Lot 
2 & 3, Watsons Add are approved as follows: 



186345 

1. A Comprehensive Plan Map Amendment from Industrial Sanctuary to Central 
Employment for the Property; 

2. Zoning Map Amendment from General Industrial 1 (IG I) to Central Employment with 
design overlay (EXd) for the Property; 

Passed by the Council: NOV 2·1 2013 

Commissioner Amanda Fritz 
Prepared by: Sylvia Cate, BDS 
Date Prepared: November 14,201 3 

Page 2 of2 

LaVonne Griffin-Valade 

~~dito1~:::P?~£J 
/ ~-- Deputy 



IG1 

N.W. 

N.W. THURMAN L.....-----

EXd 
N.W. 

~Site ZONING 
PROPOSED e Historic landmark 

1- This site lies within the: 

NORTH 
NORTHWEST PLAN DISTRICT 

File No . LU 13-182710 CP,ZC 
1/4 Section ....,::2;;,:;:8::.,;28:.;..._ ___ _ 

Scale 1 inch = 200 feet 
State_ld 1 N1 E28QC 1900 

Exhibit 8.2 !Jul23.2013l 



OmCBOFTH8 
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• lilfSUJ.JNC OPiilUND 
ACCOONT.t•JZ GOVE:RNJlBHT 

CITY OF PORTLAND 

Office of City Auditor LaVonne Griffin-Valade 

Hearings Office 
1900 SW 4th Avenue, Room 3100 

Portland, OR 97201 
phone: (503) 823-7307- fax: {503) 823-4347 

web: www.portlandoregon.gov/auditor/hearings 

RECOMMENDATION OF THE HEARINGS OFFICER IN UNCONTESTED CASE 

File No.: 

Applicant: 

LU 13-182710 CP ZC (HO 4130024) 

Christe White 
Radler White Parks & Alexander LLP 
Ill SW Columbia Street, Suite 11 00 
Portland, OR 97201 

Owner: Casey Murry 
Castaway Bronze LLC 
1551 SW Upper Hall Street 
Portland, OR 97201 

Hearings Officer: Gregory J. Frank 

Bureau of Development Services (BDS) Staff Representative: Sylvia Cate 

Site Address: 1900 NW 18th Avenue 

Legal Description: BLOCK 28 LOT 2&3, WATSONS ADD 

Tax Account No.: R883802660 

State ID No.: 1NIE28DC 01900 

Quarter Section: 2828 

Neighborhood: Northwest District 

Business District: Pearl District Business Association 

District Neighborhood Coalition: Neighbors West/Northwest 

Plan District: Northwest Plan District 

Existing Zoning: IG 1, General Industrial 1 



Recommendation of the Hearings Officer in Uncontested Case 
LU 13-182710 CP ZC (HO 41 30024) 
Page No.2 

Proposed Zoning: EXd, Central Employment with a Design overlay zone 

Land Use Review: Type III, CP ZC: Comprehensive Plan Map Amendment and Zone Map 
Amendment 

BDS Staff Recommendation to Hearings Officer: Approval 

Public Hearing: The hearing was opened at 1:30 p.m. on October 7, 2013, in the 3rd floor 
hearing room, 1900 SW 4th Avenue, Portland, Oregon, and was closed at 2:07p.m. The record 
was closed at that time. 

Testified at the Hearin.g: 
Sylvia Cate 
Christe White 

Proposal: 
Castaway Bronze owns and operates this 10,000 square foot site. The site is currently zoned IG 1 
(General Industrial 1) with the Industrial Sanctuary Comprehensive Plan designation, and is 
within the Northwest Plan District. Castaway proposes to rezone the site to EXd (Central 
Employment with a design overlay) and to change the Plan designation to Central Employment. 
Castaway operates an event venue at the site. There is no new development proposed under this 
application. Castaway seeks to continue its existing use following the Comprehensive Plan 
Amendment and Zone Change. 

Relevant Approval Criteria: 
In order to be approved, this proposal must comply with the criteria of Title 33, the Planning and 
Zoning Code. The applicable criteria are: 

33.810.050 Comprehensive Plan Map Amendments 
33.855.050 Zoning Map Amendments 

The above criteria also include, by reference, applicable portions of the Portland Comprehensive 
Plan (goals and policies), State Land Use Goals, and the Metro Urban Growth Management 
Functional Plan (titles). 

Hearings Officer Recommendation: It is the recommendation of the Hearings Officer to adopt 
and incorporate into this recommendation the facts, findings, and conclusions of the Bureau of 
Development Services in their Staff Report and Recommendation to the Hearings Officer dated 
September 27, 2013, and to recommend the following approval: 

Approval of: 
• A Comprehensive Plan Map Amendment to change the designation on the subject site 

from Industrial Sanctuary to Central Employment; and 

!. 

• 



Recommendation of the Hearings Officer in Uncontested Case 
LU 13-182710 CP ZC {HO 4130024) 
Page No.3 

• A Zone Map Amendment to change the zoning on the subject site from IG 1, General 
Industrial l, to EXd, Central Employment with Design overlay. 

This approval applies. to the parcel identified as: 

1900 NW 18TH AVE; BLOCK 28 LOT 2&3, W ATSONS ADD; State ID No.: I Nl E28DC 
01900 

Basis for the Recommendation: BDS StaffReport in LU 13-1 82710 CP ZC, Exhibits A.l 
through H. 7, and the hearing testimony from those listed above. 

Application Determined Complete: 
Report to Hearings Officer: 
Recommendation Mailed: 

Gregory J. Frank, Hearings Officer 

\o J it /13 
Date 

August 20, 2013 
September 27,2013 
October 14, 2013 

Conditions of Approval. 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 reyiew, 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. 

City Council Hearing. The City Code requires the City Council to hold a public hearing on this 
case and you will have the opportunity to testify. The hearing will be scheduled by the City 
Auditor upon receipt of the Hearings Officer's Recommendation. You will be notified of the 
time and date of the hearing before City Council. If you wish to speak at the Council hearing, 
you are encouraged to submit written materials upon which your testimony will be based, to the 
City Auditor. 



Recommendation of the Hearings Officer in Uncontested Case 
LU 13-182710 CP ZC (HO 4130024) 
Page No. 4 

If you have any questions contact the Bureau of Development Services representative listed in 
this Recommendation (823-7700). 

The decision of City Council, and any conditions of approval associated with it, is fmal. 
The decision may be appealed to the Oregon Land Use Board of Appeals (LUBA), as specified in 
the O:regon Revised Statute (ORS) 197.830. Among other things, ORS 197.830 requires that: 

• an appellant before LUBA must have presented testimony (orally or in writing) as part of the 
local bearings process before the Hearings Officer and/or City Council ; and 

• a notice of intent to appeal be filed with LUBA within 21 days after City Council's decision 
becomes final. 

Please contact LUBA at 1-503-373-1265 for further information on filing an appeal. 

Recording the final decision. 
If this Land Use Review is approved the final decision must be recorded with the Multnomah 
County Recorder. A few days prior to the last day to appeal, the City will mail instructions to the 
applicant for recording the documents _associated with their final land use decision. 

• A building or zoning permit will be issued only after the final decision is recorded. 

The applicant, builder, or a representative may r--ecord the final decision as follows: 

• By Mail: Send the two recording sheets (sent in separate mailing) and the final Land Use 
Review decision with a check made payable to the Multnomah County Recorder to: 
Multnomah County Recorder, P.O. Box 5007, Portland OR 97208. The recording fee is 
identified on the recording sheet Please include a self-addressed, stamped envelope. 

• In Person: Bring the two recording sheets (sent in separate mailing) and the final Land Use 
Review decision with a check made payable to the Multnomah County Recorder to the 
County Recorder's office located at 501 SE Hawthorne Boulevard, #158, Portland OR 
97214. The recording fee is identified on the recording sheet. 

For further information on recording, please call the County Recorder at 503-988-3034 
For further information on your recording documents please call the Bureau of Development 
Services Land Use Services Division at 503-823-0625. 

Expiration of approval. Zone Change and Comprehensive Plan Map Amendment approvals do 
not expire. 

Applying for your perriuts. 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: 

i 
I 
I 

I 



Recommendation of the Hearings Officer in Uncontested Case 
LU 13-182710 CP ZC (HO 4130024) 
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• All conditions imposed herein; 
• All applicable development standards, unless specifically exempted as part of this land use 

rev1ew; 
• 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. 



Recommendation of the Hearings Officer in Uncontested Case 
LU 13-1827 10 CP ZC (HO 4130024) 
Page No.6 

EXHIBITS 
NOT ATTACHED UNLESS INDICATED 

A. Applicant's Statement 
1. Project Narrative 
2. Kittelson Memo 
3. Supplemental Narrative 
4. Second Supplemental Narrative 
5. Title 4 Metro Map: January 2012 

B. Zoning Map 
1. Existing Zoning 
2. Proposed Zoning 

C. Plans and Drawings 
1. Site Plan 

D. Notification information 
1. Request for response 
2. Posting letter sent to applicant 
3. Notice to be posted 
4. Applicant's statement certifying posting 
5 Mailing list 
6. Mailed notice 

E. Agency Responses 
1. Bureau of Environmental Services 
2.· Bureau ofTransportation Engineering and Development Review 
3. Water Bureau 
4. Fire Bureau 
5. Site Development Review Section of Bureau of Development Services 
6. Bureau of Parks, Forestry Division 
7. Portland Police Bureau 

F. Letters 
1. Bureau of Planning & Sustainability; September 24, 2013; Concerns and opposition 

G. Other 
I. Original LUR Application 
2. Pre Application Summary Notes 
3. Letter to Applicant, August 9, 2013 ; re: missing information 
4. Excerpts from Northwest District Plan 
5. Adopted Ordinance No. 182429 
6. Map showing site location in RSIA 

H. Received in the Hearings Office 
1. Notice of Hearing - Cate, Sylvia 
2. Staff Report- Cate, Sylvia (attached) 
3. 10/3/13 letter from Ted Reid, Metro - Cate, Sylvia 
4. PowerPoint presentation- Cate, Sylvia 

··. · .. 

r 
I 
I 
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5. 10/311 3 letter from Ted Reid, Metro- White, Christe 
6. 10/7/13 letter- White, Christe 
7. Record Closing Information- Hearings Office 
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City of Portland, Oregon 
Bureau of Development Services 

land Use Services 

FROM CONCEPT TO CONSTRUCTION 

Amanda Fritz, Commissioner 
Paul L.Scarlett, Director 
Phone: (503) 823-7300 

FaX; (503) 823-5630 
TTY: (503)823~8 

www.portlandoregon.gov/bds 

STAFF REPORT AND REcOMMENDATION TO THE HEARINGS OFFICER 

CASE FILE: LU 13-182710 CP ZC 
PC# 13-143696 

REVIEW BY: 
WHEN: 
WHERE: 

Hearings Officer 
Monday, October 7, 20 13@ 1:30PM 
1900 SW Fourth Ave., Suite 3000 
Portland, OR 97201 

B UREAU OF D EVELOPMENT SERVI CES STAFF: SYLVlA CATE / SYLVIA-CATE@PORTLA.NDOREGON .GOV 

Applicant: 

Owner: 

~ite Address: 

Legal Description: 
Tax Account No.: 
State ID No.: 
Quarter S ection: 

Ne ighborhood: 
Business District: 

District Coalit ion: 
Plan District: 

Existing Zoning: 
Proposed Zoning: 

Case Type: 
Procedure: 

'· " ~ .. '' · .... . ·· . ~~~· .. , 

Christe White 
Radler White Parks & Alexander LLP 
111 SW Columbia St Suite 1100 
Portland OR 97201 

Casey ~1uny 
Castaway Bronze LLC 
1551 SW Upper Hali S t 
Portland, OR 97201 

1900 NW 18TH AVE 

BLOCK 28 LOT 2&3, WATSONS ADD 
R883802660 
lN1·I:?ROr: 01900 
282.1-$ 

Northwest District, contact John Bradley at 503-3 13-7574. 
Peari District Busiaes~ Associstion, contact Adele Nofield at: 
503-223-0070. 
Neighbors WeztjNorthwest, contact Mark Sieber at 503-823-4212. 
Northwest Plaj'l District 

IG 1, General Industrial 1 
EXd , Central Employment with a Design overlay zone 

CP ZC: Comprehensive Plan Map Amend..."Tlent a.."l.d Zone Map Aine.ndment 
Type HI, with a public hearing befcre the Hearings Officer. The Hearings 
Officer will make a recommendation to City Council, who makes the final 
decision in this matter. 

1900 SW 4th Avenue, Suite# 5000, Portland, OR 9720 1 

CfTY OF PORTI.AND 
HEARINGS OFACE 
Exhibit #H-2 
Case II 4130024 

........ 

Bureau case # 13-182710 CP Z 



Staff Report a nd Recommendation for LU 13-18271 0 CP ZC Page 2 

Proposal: 
Castaway Bronze owns and operates this 10,000 square foot s ite The s ite is currently zoned IG 1 
(General Industrial 1) with the Industria l Sanc tuary Comprehensive Plan designation, and is 
within the Northwest Plan Distric t . Castaway proposes to rezone the site to EXd (Central 
Employment with a design overlay) and t o ch a nge the Plan designation to Central Employment. 
Castaway opera tes an event venue a t the site . There is no new d evelopment proposed under this 
application. Castaway seeks to continue its exis ting u se following the Compreh en sive Plan 
Amendment and Zone Change. 

Approval Criter ia: 
In order to be a pproved, this proposal must comply with the criteria of Title 33, the Pla nning and 
Zoning Code. The applicable criteria a re: 
33.810.0 5 0 Comprehe n s ive Plan M a p Amendme n ts 
33.855.0 5 0 Zoning Map Ame ndme n ts 

The above criteria a lso include, by reference, applicable portions of the Portland Comprer.ensiue 
Plan (goals and policies), State Land Use Goals, and the Me!ro Urban Growth Management 
Functional Plan (titles). 

Site a nd Vicinity: The subject s ite is a .23 acre [ 10,000 square foot) lot design a ted a nd zoned 
indus trial land developed with a 10,000 square foot building constructed circa 1929, which is 
li sted as a "Generic Garage< 15,000sr' structure in Multnomah County Assessor records. The 
building is a one-story, two-tone painted concrete building. T'ne street facing facades along both 
NW Ups hur a i!d NW 18th Avenue a re c haracterized by iarge side by side multi-lite v.rindow bays 
divided by decorative columnar pilas ters which create o. pedestrian-scale streetscape. This 
pedestrian scale is further vis ua lly a n ch ot·ed by a d istinctive cast bronze ornament above the roof 
parape t a t the com e r of u ·pshur and 18th Ave nue. Immediately north of t."'"le s ite is a nursery with 
exterior display of de-::t~rative garden obj ects as well as landscapin g plants a nd rela ted m a terials. 
County records also ii~t the u se of the build ing as 'warehouse s howroom'; h owever , no 
documenta tion was four.d in the City's h istorical records indicating that retail sales had occurred 
a t the site in the past . 

. ,..l c s ite is ln:--P. t.t':d kitty-comer from a la rge are<:. c f_RXcl. zoned !ands, a s w.:.) ·. as adjacent t.o ?.":·~, · 
Z<:l!1!i ,g to ;·;· .. ~,::<::.:~ and northeast, while directly nnrtf . :,.x: ~ust outs ide of L.'le NW Plan Dis tric t . 
boun dary line are parcels zoned IH but with a n EXd Co:uprehensive Plan <iesi!5>i3.tion. A small 
fmger of IG l zoning is directly south of the s ite , sandwiched between the EXd zoned land s to the 
east and west. Northwest of the site are parcels zoned IG 1 in the immedia te a rea, as well as 
parcels so zoned within the Guild 's La ke lndus LJi al Sanctuary Pla n Distric t ; the boundary line of 
whic h is direc tly northwest of the site and a pproximately 300 feet away on the diagonal. 

The area is ch a racterized by a mix of u ses allowed within the EX and IG zoning . Approximately 2 
blocks to the south are overhead highwa y ra mps connecting US Highway 3 0 to the Fremont 
Bridge I Inte rsta te S a nd Interstate 40'5. 

· The applicant further describes the s ite and vicinity as follows: 

• T h e S i t e is loca t ed between EXd-zoned properties. To the immediate southwest is 
a large tract of EXd-zoned p rop erties that comprise ouer 2 0 blocks, and to the east is 
another large tract of EXd-zoned properties comprising over 30 blocks. The Site is 
located in a small pocket between these large continuous tracts of EXd-zoned lands. 

!. 

I 



Staff Report and Recommendation for LU 13- 182710 CP zc Page 3 

• Uses in the area include multiple lwme and garden retailers, including Bedford and 
Brown, Pomarius Nursery, Globe Lighting, Elements International, and Direct Source 
International; multiple restaurants, including Dockside, Olympic Provisions, and 
Brekens Kitchen; a variety of office uses, including Tether (advertising}, Department 
Zero {advertising), Mau l Foster Alongi (environmental consulting), and Men·weather 
Group (business consulting); event spaces, including The Slate and PNCA; and 
miscellaneous uses such as hair salons and fitness studios. 

Existing Zoning: The site is currently zoned IGl, General Indus tria l 1. The General Industrial 
zones are two of the three zones that implement the Industrial Sanctuary map designation of the 
Comprehensive Plan. The zones provide areas where m ost industrial uses may locate, while oth er 
uses are restricted to prevent potential conflicts and to preserve land for industry. The 
development standards for each zone are intended to allow new development which is similar in 
character to existing development. The intent is to promote viab le and attractive industrial areas. 
Areas mapped with the IG l zone generally have smaller lots and a grid block pattem. The area is 

mostly developed, with sites having high building coverages and buildings that are usually close to 
the street. IG 1 areas tend to be the City's older industria l areas. 

Proposed Zoning: Th e applicant proposes to change the zoning to EXd: Central Employment with 
a Design Overlay. This zone implements t he Central Employment map designation of the 
Comprehensive Plan. The zone allows mixed -uses and is intended for areas in the center of the 
City that have predominantly industrial type development. The intent of the zone is to allow 
industrial and commercial u ses which need a central location. Residential uses are allowed, but 
are not intended to prcdomi.nate or set development standards for other uses in the area. The 
develop:nent standards are intended to allow new development which is similar in character to 
e..xil:>ting devt>lopment. 

The Design Overlay Zone promotes the conservation, enhancement, and continued vitality of areas 
of the City with special scenic, architecturiil, or cultural value. The Design Overlay Zone also 
promotes quality high-density development .adjacent to transit facilities. This is achieved through 
the creation of design districts and applyin g th e Design Overiay Zone as part of community 
planning projects, development of design guidelines for each district , and by requiring design 
review or compliance with the Community Design Standards. In a ddition, design review or 
compliance with the Community Design Standards ensures that ce rtain types of infill developmen~ 
-,;v.;_~;~umpatible wit~i;i..!t~ neighborJ"l(Y, t~ and ~nhance the area. ·· .l: i. • 

Th~,E)~ign Overlay Zone is applied to areas where design and neighborhuod :;~1qracter are of 
special concem. Application of the Design Overlay Zone must be accompanied by adoption of · 
design guidelines, or by specifying which guidelines will be used. Many applications of the Design 
Overlay Zone s hown on the Official Zoning Maps are referred to as design districts. Other 
apptications of the Design Overlay Zone shown on the Official Zoning Maps are not specific design 
districts. Some are adopted as part of a community planning pr·oject, and some are applied 
automatically when zoning is changed to CX, EX, RX, or IR. 

In th is specific application, the proposal is to change the zoning on the subject site to EX, thus the 
d overlay is automatically applied. 

Land Use History: City records indicate there are no prior land u se reviews for this site. 

However, the site lies within a surrounding area that was identified and mapped as ·a Transition 
Subarea during the 2003 Northwest District Plan process. The Transition Subarea was described 
as an area that is expected to shift away from the historical industrial use pattems. The 
Northwest District Plan indicated that much of the area north of NW Thurman would retain the 
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indus tria l designation. However, industrial areas south of Thurman, such as the subj ect s ite, 
were identified as within this Transi tion Subarea and therefore likely in transition and more suited 
for re-designation to Central Employment and zoned EXd. 

While the Industrial Sanctuary Comprehensive Plan designat ion and IG 1 zoning remained on the 
s ubject site after the fina l decis ion by the City Council in the Northwest District Plann ing process, 
the legislative and planning his tory related to this site indicates that it is an a rea tha t is in 
trans ition from an indus trial-only a rea to a mixed light indus trial, commercial and retai l area. 

In fact, it appears to Staff a fter reviewing the planning his tory that the preservation of the 
Indus trial Sanc tu ary Comprehensive Plan Designation on the s ubject site and the s ubsequent 
placemen t of the site within Metro's designated Regionally Significant Industrial Area [RSIA) is 
inconsistent with the description and policies for the Transitional Subarea. Regard less, during the 
ensuing years since the 2003 Northwest District Planning process, the office, re tai l, school and 
reside ntial uses that have developed in proximity to the s ite is evidence that movement away from 
strict industrial developme nt is actively occurring in the Transition Subarea . 

Agen cy Review: A "Request for Response" wa s mailed on August 26, 2013. The following 
Bureaus have responded with no issues or concerns: 

• Bureau of Environmental Services 
• Wa ter Bureau 
• Fire Bureau 
• S ite Developmen t Section of BDS 
• Bureau of Parks-Forestry Division 

Life Safety Section of BDS 
• Portland Police Bureau 

The Burcav oi Transportation Engineering responded with an analysis of the p:-c pc <:c: i a nd 
submitted findings and comments regarding compliance "vith the Tra nsportation Plannin g Rule, 
Goal 6 , and adequacy of the transportation sys tem. Excerpt s of these findings are found below, in 
this report. The full analysis is contained in Exhibit E-2, i11. the record for this review. 

A written response has been received from th e Bureau of Planning & Sustai:>ability (BPS), 
expressing concerns and opposition tc the proposal. The response is Exhibit F - 1, in the record for 
this review. The re le vant corrcerns raised a~ a c:h::h=essed-bche fmdings; the following is a 
. -..'. ltJl~~ n.f issues raiseci 2.!k1. staff comment:~ ,:· · ·- .·, ·· S' . :--- , . 

BPS ~~:lri:et tha t the proposal can riot meet the approval criteria, and therefore they d o not support ._; 
this request. BPS further asserts that " .. . this proposal does n ot 111eel: Policy 2.14, Industrial 
Sanctuaries, and Policy 5. 1, Urban Development and Urbanization, as well as others by exte nsion 
and consequen tly does not equally or better support--the Comprehensive Plan as a whoie." 

Sta[f Comment: This staff re port and recommendation to the Hearings Officer contains findings 
tha t the a pplication , on ba lance, is equally or more s upportive of the Comprehensive Plan than the 
existing designation, including the Policies and Objectives contained in the adopted North west 
Plan Distric t (NWPD) . 

BPS s tates that the Central Employment designa tion (in this area), because of the proximity of the 
s ite to the Central City and the Pearl and River Districts, " ... results in commercially and 
reside ntially domina ted m ixed u ses, higher land values and more trip generation ." 

Sta[f Comment: The EXd zone allows a mix of u ses, regardless of the proximity of the zone to the 
Central City. An associated concern raised in the letter regarding the mixed-u ses tha t the EXd 
zone allows is the impact of such u ses on nearby in dustrially-zoned lands. Howeve r, it should be 
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noted that there are regulations that govern development within the NW Plan District that place 
lim its on the amount of residential development that can occur within the 'Transitional Subarea' 
of the NWPD. Specifically 33.562. 100.8 limits residential development within a mapped area that 
contain s the s ubject site to a maximum of 20% of the allowed FAR (floor area ratio). In this case, 
the s ite is allowed a 3:1 FAR. Thus the 10,000 square foot site is allowed a maxim um of 30,000 
squ a re feet with 20%, or 6,000 square feet allowed in residential u se. This allowance would 
provide sufficient area for 6-8 residential units. 

The NWPp also places limitations on the amount of Retail Sales and Service and Office u ses in the 
EXd zone; h owever , the subj ect site is not within the mapped areas subject to commercial 
limitations per Map 33.562-2. Therefore, the site is limited to th e amount of Retail Sales a nd 
Service and Office uses as governed by the EX base zone, which are allowed by right. The EX zone 
is d istinct from the EG l and EG2 zones, which do have limits on commercial uses. 

The BPS response a lso indicates a concern in regards to increased trip generation and impacts on 
freight district s treets. These concerns are addressed below under the a ppropriate criteria, 
evaluating the data provided by the a pplicant's traffic engineer. The data provided and the 
analysis by Portland Bureau of Transportation does not support a position that the proposal will 
result in a s ignificant increase in trip generat ion or significant impacts on the freight district 
s treets. 

The proposal does not include any residential uses; however, as this is a Comprehensive Plan 
Amendment request, cons ideration of p otentia l future development is appropriate. The findings 
below, in t his S taff Report and Recommendation to the Hearings Officer, address these concerns 
in further detail. 

The BPS letter also raises the concern that the s ite is within a Me tro mapped section of a 
designatf!d Regionally Significant lndu;:trial Area and therefore should not be approved . 

Sta{fCommeni: The findings below under criterion 33.810.050.A.3. show that the proposal is 
consisten t with the approval criteria, including th e City's adopted NW District Plan and. Policy 13, 
Transitional Subarea. · 

Lastiy, the BPS letter raises a concern that this application is not consistent with recently 
completed studies associated with a Comprehensive Plan update that is n ot yet adopted. The letter 
suggests that "[u)ntil the Comprehensive Plaf' t:pdate is compi~~en ::<.he! acknowledg<:d by DLCD to 

~. meet the indus trial ca!'~-t,:i.t:.'· ~fall, we do rtot.& ::nk that contim.J.irz reduction:;~!· the ~ity's 
industrial land capacii..Y tr. I:JL .~mprcl:rensive--pie:-.n map changes are supportable under 
Statewille Planning Goal 9 reqt:irements or the existing compreh ensive plan policies tha t 
implemen:t .. Go.al9. Until the u pdated comprehensive plan is acknowledged we recommend that 
map a.-neridment applications that would expand industria l capacity s hortfails be denied." 

Staff Comment: This application is vested in adopted regulations. A moratorium on approving 
applications related to th e fndustrial Sanctuary lasting unW after acknowledgement of the a 
future u pdate is not appropriate. 

Ne ig hborhood R evie w: A Notice of Proposal in Your Neighborhood was mailed on September 16, 
2013. No responses h ave been received from notified property owners. The applicant notes that 
this proposal was presented to the NW Dis trict Association . After discussion, the NWD voted in 
support of the proposal. A letter of support is expected from the NWD, but it was not received by 
time of publication of this Report. 
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·zo~ING-CODE APPRQVAii·CRIT>ERI:A':~ 

A. Quasi-Judicial. Amendments to the Comprehensive Plan Map that are quasi-judicial will 
be a pproved if the review body find s that the applicant has shown that all of the following 
criteria arc met: 

I. The requested designation for the site has been evaluated against relevant 
Comprehensive Plan policies and on bala nce has been found to be equ a lly or more 
supportive of the Comprehensive Plan as a whole than the old designation; 

Findings: The following Comprehens ive Plan Goals and Policies are relevant to this 
proposal: 

Goal 1 Metropolitan Coordination 
The Comprehensive Plan s hall be coordinated with federal and state law and support regional goals, 
objectives and plans adopted by the Columbia Region Association of Governments and its successor, 
the Metropolitan Service District, to promote a regional planning Jramewo~k.. 

Findings: The Urban Growth Management Functional Plan was approved November 2 l, 1996 by the 
Metro Council and became effective February 19, 1997. The purpose of the plan is to implement 
the Regional Urban Growth Goals and Objec tives (RUGGO), including the 2040 Growth Concept . 
Local j urisdiction s must address the Function a l Plan when Comprehens ive Plan Map Amendments 
are proposed Lhrough the quas i-judicial or legisla tive processes. The Urban Growth Management 
Functional Plan is Section 3.07 of th e Metro Code. 

The City of Portland's Compreh ensive Plan and the implementing Zoning regula tions of PCC Title 
33 are either in <.:cmpliance with, or are not inconsistent with, the applicable Metro Titles. 

The 13 titles in that section are summarized and addressed below: 

Urban Growt h /Y'r~_r].agement Functional Plan 

Title 1 - Requirem~nts for Housing and Employment Accommodation 

Findings: The city is fully compliant with the requirements of Title l and as a res ult, the City has 
·adequate housing capacity due to d evelop ment of reside2tial units c~ i<:. ::>.ds within C~: • · ::-1 

Smploy~~""-: .,)f C~mm.ercial zones. ·: ·· .' • · ....:. ., 
.. . . 4 · - •. t 

Title 2 - R egional Parking Policy. 

Findings: Chapter 33.266 of the Portland zoni.ng code establishes p a rking maximums and 
minimums for specified u ses in a variety of z<;>nes, consistent with the requirements of Title 2. 

Title 3 - Wate r Quality, Flood Management and Fis h and Wildlife Cons ervation 

Findings: Compliance with this title is achieved in these areas through the review of d evelopment 
again s t the current Storm water Ma n agement Man u al regulations a t time of buildin g permits. 

Title 4 - Indust..rial a nd Other Employment Areas 
Title 4 places restrictions of certain u ses in three designations on the 2040 Growth Concept Map. 

Findings : Compliance with this title is achieved by addressing the criteria found at 
33.810.0 50 .A.3. Findings against these criteria are found below, in this report. The applicant's 
application includes findings directly addressing Metro Title 4 , which are contained in Exhibit A-4. 
These findings are not included in this Report, but arc in the record for this application. 

I· 
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Title 5 - Neighbor Cities and Rural Reserves 

Findings: The proposal has no impact on this title, as the subject site is within the urban growth 
boundary and therefore has no impact on neighboring cities or rural res erves. 

Title 6- Central City, R egional Centers, Town Centers and Station Communities 

Findings: The proposal has no impact on this title, as the subject site is not within the Central 
City, nor is it designated as a Regional or Town Center or a Station Community. 

Title 7 - Affordable Housing 

Findings: The proposal has n o impact on this title, as the site is not currently residentially zoned; 
nor is the proposal inconsistent as the requested zoning allows residential by right. The proposal 
does not include new development nor any residential uses. 

Title 8 Compliance Procedures 

Findings: This proposal meets this Title by fulfilling the notice requirements for Type lii land use 
reviews, as outlined in PCC 33.850, Statewide Planning Goal Exceptions. In addition to notifying 
the affected neighborhood a ssociations and property-owners within a 400-foot radius of the site, a 
notice of the proposal has also been sent to Metro and to the Department of Land Conservation 
and Development. 

Title 9 Performance Measures 
Title 10 Definitions 
Title 11 Planning for New Urban Areas 
Title 12 Protection of Residential Neighborhoods 
T it!e 13 Nature in Neighborhoods 

Findings: The requested proposal has no impact on, and is not inconsistent with, these Titles. 

In s ummary, the proposal will have little or no effect on t hese titles or these titles will be met 
through compliance with other applicable City regulations. Therefore, the request is 
consistent with Metro's regional planning ·framework, and the City's Comprehen sive Plan 
lGOAL 1: Mtdropolitan Coordination] is met. 

If ~ 
0 

:J •• 

··~ T.:.AL 2 Urban Dev(rl~yment f~0. 

M;..r,!tain Portland's role as the major· regional employment, population u.1d < ••• l.,.Jal center through 
public policies that encourage expanded opportunity for housing and jobs, while retaining the 
character of established residential neighborhoods and business centers. 

Findings: The site is located in an establish ed center of business activity and the existing event 
venue is currently one of the businesses operating in the area. Permitting the continuation of this 
existing use through a zone change and Comprehensive Plan amendment will retain the character 
and the vitality of this existing business area. As discussed earlier, under the Site and Vicinity 
section of this report, the building was constructed in 1929 as a one-story 10,000 sf garage 
building. The architectu ral vernacular of this era is evident in the two street facing facades which 
include large 4 over 4 bay windows separated by columnar pilasters in a dynamic symmetry that 
provides a pedestrian oriented and pedestrian-scaled streetscape wh ich in turn reinforces the 
bicycle facility along NW 18th Avenue which one of the site's frontages. Permit records document 
the structure has been renovated several times over the years. Permits issued from 2006 forward 
include re-roofing, insulating, relocating existing and adding n ew restrooms to be ADA compliant, 
new fire alarms, and electrical upgrades. 
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The applicant notes that the event venue u se occupying the site is a robust business operation 
that appropria tely retains and re-uses an early 1Wentieth century utilitarian garage/warehouse: 

Its continued use as an event center is both appropriate to the architectural and 
physical characteristics of the building as well as the surrounding uses. This one­
s tory warehouse building has limited indus trial re-purposing options but is ideal for 
its current use as an event venue. The venue is consistently booked by major 
corporations, non-profits, and schools throughout the year. Without this current 
adaptive re-use, the building may be removed for another purpose on the Site. Thus, 
preserving the existing e ve nt use and business maintains Portland's role as a major 
regional employment and cultural center while retaining the character of the 
business area in support of this Goal. 

The following Goal 2 Policies are relevant: 

2.2 Urban Diversity 
Promote a range of living environments and employment opportunities for Portland residents in order to 
attract and retain a stable and diversified population. 

Findings: The applicant addresses this policy as follows: 

The current event venue employs 2 people on the premises and countless off-site 
uendors (caterers, music providers, valet parking teams, event planners , florists, etc. ). 
Tht.:s, each event creates jobs for many different vendors, up to 100 additional people 
per event. This application, if approved will re tain these existing jobs. If the Site was 
fcr<ed tc m.flintain its indus trial designation a nd be used only for industrial purposes , 
it is not clear ft:Jw mQ1ly jobs that designation would encourage on the site. Cen.ainly, 
!he diverse employment opportunities p rovided by event uenue use oft.he Si'e are 
equally 'JT. more supportive of this policy than the speculative number of jobs that 
might be provided if the site were to retain its industrial de.-:ignation and transition to 
an unknown industrial u se. 

Staff concurs with t he applicant's analys is and notes that the e vent venue use provides a broad 
range of employment opportunities ior services and goods in support of the venue space and each 
ev<'..nt. The EX zone 9}!0w~ light indust:-i_•_l ..::.;1~ manufacturing _uses, as well as office. and 
-·.::~bttse87-Heweve~use the .site:'i~h~·;thin the :rNPD, it is s u bject to limits oo th; , p­
o.n_·_ .r:r-.of.n :sidential d ttYi.'c·)pment allowed on the site. 

2.10 Dow ntown Portla nd 
Reinforce the downtown's position as the principal commercial, service, cultural and high density houseng 
center in the city and the region. Maintain the downtown as the city's principal retaii center through 
implementation of the Downtown Plan. 

Findings: The applicant addresses this policy as follows: 

To the extent the Site is uiewed as part of the downtown, retaining an existing and 
viable commercial an.d cultural use is equally or more supportive of this policy and 
objective than the old designation. The e.~.:isting use is currently operating under the 
old designation. That designation significantly limits the events to those primarily 
serving industrial users. Because the existing business would not be viable relying 
primarily on industrial use rs, it requires a broader base of p atrons. The Site is 
currently serving this broader base of patrons Q1ld therefore directly provides a 
principal commercial and cultural service to the City and the downtown in a mQ1lner 



:: .. 

Staff Repon a;1d Recommenda tion for LU 13 - 1827 10 CP ZC 

that is more supportive of this policy than the old, more restrictive designation. The 
Site accommodates this broader use in a manner that is supportive of and not in 
conflict with any indus trial users in the Site vicinity ... 
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Staff notes that the site lies just outside of the Central City Plan District Boundary line by 
approximately 154 feet. Given this proximity, the existing u se on the site does provide a significant 
com munity event facility that can be s upportive to both the downtown core and the Indus trial 
Sanctuary employees a nd bus inesses. 

2.12 Transit Corridors 
Provide a mixture of activities along major transit routes Major Transit Priority Streets, Transit Access 
Streets, and Main Streets to support the use of transit. Encourage development of commercial uses and 
allow labor-intensive industrial activities which are compatible with the surrounding area. Increase residential 
densities on residentially-zoned lands within one-quarter mile of existing and planned transit routes to transit­
supportive levels. Require development along transit routes to relate to the transit line and pedestrians and 
to provide on-site pedestrian connections. 

Findings: The applicant a ddresses this policy as follows: 

The streets bordering the Site (NW Upshur and NW 18th) are not major transit routes, 
Major Transit Priority Streets, Transit Access Streets, or Main S treets. NW Upshur is a 
Local Service Transit and Traffic Street, a Local Ser.Jice Bikeway, a Local Service 
Walkway and a Local Service Truck Street. NW 18th is a Local Service Transit and 
Traffic Street, an Off-Street Pedestrian Path, a Local Service Bikeway and a Local 
Service Truck Street. Therefore, while this policy is not applicable to this amendment, 
the continued use of the Site for an event venue will promote a mixture of uses and 
acti!rities along the multi-modal corridor. 

~.":4 iuiustrial Sanctuaries 
Provide industrial sanctuaries. Encourage the growth of industrial activities in the city by preserving 
industrial land primarily for manufacturing purposes. 

Findings;. 1'he a pplicant addresses t his policy as fo11ows: 

Re-d esignating the Site from Indus trial Sanctuary/ IG 1 to Central Employment/ EX will 
continue to support the growth ofindus t,.iczl activities b:_:.;:,,_ ... :;;. .. :-uing industrial land 
prim..arilJjfo~ ·, :t : . .... ~_:::. :: · :.ring purposes. ~-: .. , "-: 

{W]hile manufacturing is a p ennitted use in the IG 1 zone, meeting areas or exhibition 
halls that attract a large n·umber of sp ectators are considered a Conditional Us'2 in the 
IG 1 zone. These meeting areas do not have to demons trate that they serve an 
industrial user to be pe rmitted in the zone. Rather, in general, these larger venues 
have to demonstrate that they do not have a significant impact on indus trial uses and 
facilities in the area. Meeting areas less than 20,000 square f eet are considered Retail 
Sales and Service uses. As such, in order to qualify as a Conditional Use, that smaller 
event venue must demonstrate that industrial users are the primary market for the 
use. 

The City's limitations on uses in the industrial zone preserves industrial land primarily 
f or manufacturing purposes by allowing those uses outright while restricting other 
uses through the Conditional Use review .. . 

The Site is currently in use as a s mall e vent venue comprising only 10,000 square f eet 
in an existing one-s tory warehouse that has been converted for the intended use. The 
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event venue does serve some indus trial users. Its use as an event center does not 
preclude or inhibit the City from continuing to preserve industrial land primarily for 
manufacturing purposes. There is no manufacturing use being taken out of operation 
on the Site, and the Site will continue to be used as it is today for events. 
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Like the larger event venues that qualify as Major Event Entertainment, this use, as 
demonstrated below, currently has and will continue to have no impact on industrial 
users in the area. It is an off-peak operation with 95% of its use on weekdays after 
6:00pm and weekends. There is no conflict with indus trial users or indus trial traffic. 
The Site is not located on any major freight traffic routes, and it is adjacent to other 
EXd-zoned properties. The EXd zone itself allows manufacturing and production uses 
outright and thus a rezone to EXd maintains this allowance. 

In sum, the current and anticipated operation on the Site continues to encourage the 
City to preserve indus tn"al land primarily for manufacturing purposes, and therefore 
this propos al is equally supportive of this policy. 

Staff finds that the applican t has demonstrated that on balance, this Policy is supported because: 

" The EX zone allows all of the same Industrial uses that are a llowed in !ndus trial zones, 
except for: Quick Vehicle Servicing, Waste-Related, Rail Yard, a nd Mining. Given the size 
and location of the site, none of these Industrial uses are feasible under the existing 1-
zoning, and as such, there is no net loss in manufacturing or industrial capacity with the 
proposed EXd zoning. 

The e;-:isting u se serves some industrial users, and by proximity would be well situated to 
se.i"Ve a n indus trial customer base for trade shows, etc. as the existing building has been 
renovated to be an event V·::!nue; however, the current business operation serves a broader 
customer base. 

• The eve::-,r use has minimal impacts on the s urrounding industrial sanctuary because the 
transport.:.:tion impacts are off-peak to the industrial uses. 

• The size of the site is comparable to 2 single-dwelling RS lots. As such the EX zone will 
continue to 8]Jow manufacturing and industrial uses that ~o.u!-::J. be accommo~·.: ~e~l "'"'a 
7 '.'00 ~q._ft.lot. The amount of resi¢~:.i :.:a ~ .-i.!~"'_Ned is limiteci. ::;·,h.: to the site size G.L·. 
10c;.:..tio:1 within the NWPD. · <• : • 

• The 2003 Northwest Plan District planning process identified and mapped an area within 
the N'NPD boundaries described a~ Transitional Subarea. Policy 13 of the Adopted 
Northwest District Pla.n provides his torical background and direction from City Council in 
acknowledging the changing nature ofland uses within this area. [Exhibit G-4] . An excerpt 
of the plan and the vision for the Transitional Subarea is described within the Plan 
document as follows: 

The Transition Subarea is home to a variety of commercial, industrial, creative 
industries, and transportation-related businesses, including the operations 
headquarters of CNF, Inc., a major regional employer. Other uses include small 
housing enclaves, and several historically s ignificant structures, such as St. 
Patrick's Church While many industrial businesses have historically located here, 
it is becoming more obsolete for some types of industrial operations due to 
relatively small parcel sizes, street configurations and the ongoing transition of the 
nearby Pearl District from industrial uses to a vibrant mixed-use neighborhood. 

1. 
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Large portions of the Subarea are currently underutilized. Other attributes include 
close proximity to the Central City and good freeway access... · 

With the adoption of the Guild's Lake Industrial Sanctuary Plan, City Council 
acknowledged the changing nature of land uses south of NW Vaughn Street and 
directed that planning for a transition to new uses be a part of the Northwest 
District Plan. The planning process has identified the community's desire to 
integrate the Transition Subarea into the fabric of the neighborhood as an area of 
mixed u ses. 
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The Transition Subarea Policy encourages a mix of land uses including new 
housing, the retention and creation of employment opportunities and maintaining 
compatible light industrial uses, particularly north of 1-405. This plan accomplis hes 
this goal in part, by adopf:!"ng changes to the Comprehensive Plan map from its 
current Genera/Industrial designation to a mixed -use Central Employment 
d esignation. The policy, objectives and implementing actions promote a number of 
concepts·such as transportation system connectivity, including multi-modal 
circulation and safety w!.d linkages to the Willamette River. They also s eek the 
retention or nearby relocation of industrial uses, the creation of plazas, ope n 
space, park and community facilities, the encouragement of ne w housing and in 
p articular affordable hous ing, and the recognition of the unique historical attn.butes 
of the NW Upshur industrial area and St. Patrick's Church. Also of importance is 
the gradual transition of compatible land u ses near the Guild's Lake Industrial 
Sanctuary ... 

Given thi s planning effort and the associated recognition that the Tra nsitiOn Subarea has a 
unique role to p lay in the overall land use transitions occurring i:r-the area , the proposal to re­
de~!gnate and 1·ezon e the subject site from JG 1 to EXd is consistent with th e intent of the 
Trans i6on Subarea. The application is also consistent with several Trans ition Subarea Objectives , 
as foliows, with staff comments: 

A. Encourage the mixing of land uses, both on individual sites and throughout the Subarea. 

·The proposec! r-=:-d ~'--">i"nation and rezoning will place the EXd zone on the subject s ite wh ich i~ . 
· ·:,sistent with t:; , .:; , ., ·if!ctives ?. :: :1 i".:1rent of the Transitional art>.:=t . , .. · c , . .-:o c 

C. Encourage the mtention of existing jobs and the creation of new jobs in the :.:·'IJ?Jea. 

The proposed zon ing will e na ble the existing use to continue on th e si te. The event venue use is an 
active and on going business that is robust a nd creates the n eed for services and goods in support 
of each unique even t. If the event venue were to vacate the site, the building could be occu pied 
with a new u se or n ew development could occur. In either case, jobs will most likely be retained or 
created. 

I. Create plazas, parks, community facilities, and open spaces to meet the needs of the Subarea's 
residents and e mployees. 

The event venue provides a facility for the community as well as adjacent employees and residents 
to host trade shows, professional gatherif1:gs and recreational events. 

J. Preserve the his toric industrial character of NW Upshur Street north of the freeway. 
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The applicant does not propose any new development. Rather, the application narrative includes 
an extensive description of the activity level of the venue and the desire to preserve the existing 
building. While the building is not listed in the City's 'Historic Resource Inventory' it has been 
renovated and upgraded while keeping the original strong design and a rchitectural elements 
intact. 

K. Protect the Guild's Lake lndustn·az Sanctuary by locating activities a nd uses that are 
compatible with industry at the northern edge of the subarea. 

The proposed re-dcsign a tion and rezoning to EXd provides a suitable base zone that will allow 
uses that include light manufacturing and related industrial service uses that are supportive to 
the Guild's Lake Industrial Sanctuary, and s trengthen the Sanctuary by placing compatible zoning 
and uses near the GLIS. 

Based on the above facts and findings, the proposal is supportive of, and not inconsistent with, 
Policy 2. 14 , Industrial Sanctuaries. 

2.16 Strip Development 
Discourage the development of new strip commercial areas and focus future activity in such areas !o create 
a more clustered pattern of commercial development. 

Findings: The applicant addresses this policy as Tollo\vs: 

Allowing the continued use of this eveni center in northwest Portland supports the clusrered 
pattern of commercial development and does not s upport or encourage lhe development of strip 
r.enters. This venue is loco ted between expansive 1racts of other EXd-zoned lands that are 
deueloped with a mix ofw:;es including schools, residences, offices~ restaurants and general 
retail. To the ncrth, the Site is bordered by IG 1 -zoned lands, some of which are occupied by 
industrial .development. Positioned amongst this cluster of varying uses, the-event o;enue serves 
a dive,-se local an.d regional clientele. In this manner, applying the Central Employment 
designation to the Site supports the continuation of a clustered pattern of commercial 
development consistent with this policy. 

The proposal is to rezone the parcel to EXd. No new development-is proposed. Given the existing 
zoning pattern, with the site located kitty comer and in between toiarge swaths of EXd zoning, 
the proposal has no im!Y3.cts and is consis~:'!g,t .. wi th this policy . 

. n:'I·J.- ... ~;.. . ; 

Mixed Use ~ - . 
'-·. ~ontinue aonechanism !hat will allow for the continuation and enhancement. of areas of mixed use chara('le. 

where such areas act as buffers and where opportunities exist for creation of nodes or centers of mixed 
commercial, light industrial and apartment development 

Findin gs; The applicant addresses this policy as follows: 

This rezoning and Comprehensive Plan amendment will act as a mechanism to contrnue to 
support the existing mixed use nature of the area. Following the rezoning, the mixed·use area 
will continue to act as a buffer where there is the opportunity for a mix of commercial, industrial, 
and residential uses. 

Today, the Sil.e is surrounded with this very mix of uses. As discussed above, there are office, 
school, residential, retail, and light industrial uses surrounding the Site. To the east are 
multiple restaurants and a marketing agency. To the west is ·oddball Shoes," an XL shoe 
retailer with a s howroom, and Upshur Warehouse, which houses offices, retail, online 
companies, and a construction management firm. To the south is Cascade Health.care Products, 
a wholesale and retail provider of healthcare products and "Seams to Fit, • a retailer of 
consignment furniture. To the southwest, caddy-corner from the Site, are interior designers, 

r- · 
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retail set designers, a hair salon, land management consultant, an advertising agency, an event 
space, and a life coach/personal fit.ness business. To the north a ,..e various retailers selling 
home furnishings and garden. design p,..oducts, interior designers, consulting, construction, and 
advertising businesses, and a small event space. 

The recognition. of the existing use on this Site thr-ough the application. of the Central 
Employment and EXd Plan and zone designations will maintain the mixed-use character of the 
area and will preserve a buffer between. the industrial uses to the north and the EXd uses to the 
south, eas t, and west. Today, these uses operate in harmony with each other, each contributing 
to the mixed use characte,.. of the a,..ea in s uppor-t of this policy. 

As discussed earlier , the site is located within the identified and mapped Transitional Subarea of 
the Northwest Plan District. The Subarea is described within the adopted NW District Plan which 
states that. this area is in trans ition from conventional industrial u ses to a mix of u ses. Further, 
the area description notes: 

The Transition Subarea Policy encourages a mix of land uses including new housing, 
the retention and creation of employment opportunities and maintaining compatible 
light industrial uses, partiCtflarly north of I-405. This plan accomplishes this goal in 
part, by adopting changes to the Comprehensive Plan map from its current General 
Industrial designation to a mixed-use Central Employment designation. 

Given the ex isting use on the site and t he inte nt of Policy 13 within the NWPD, the proposal is 
supportive of this policy. 

2.25 Central City Plan 
Encourage coni:nued investment within Portland's Central City while enhancing its attractiveness for work, 
recreation and living. Through the implementation of the Central City Plan. coordinate development. provide 
a:r:J and protection to Portland's citizens, and enhance the Central City's special natural, cultural and 
aesthetic features. 

Finding~·: The applicant addresses this policy as follows: 

To the extent this Site, located in the Northwest Plan District, is considered part of the 
Central City, retention of this use and its operation is equally supportive of the policy 
to enhance the Central City as a work, r~creation and living location. Castaway is a 
special venue h:g::;i.!:~ a large range of e:J_,nts from schoota.:u·: r:harity aucti~;.$, to 
political event.:> .. :,;,;;·.i(tisgs-crm::ll;orporate· gu.therings. The existirtg buildi!!9 <$an 
aesthetic reso.urce-td tl-.e City's resldents and a cultural resource through its role as a 
community gathering place. 

In summarj, Staff concurs with the applicant's analysis, and b ased on the evidence provided, the 
proposed Plan map amendment a nd Zone map amendment is consistent with, and suppor tive of, 
Goal 2, Urban Development an.d the relevant policies. 

GOAL 3 Neighborhoods 
Preserve and reinforce the stability and diversity of the City's neighborhoods while allowing for 
increased density in order to attract and retain long-tenn residents and businesses and insure the 
City's res idential quality and economic vitulity. 

Findings: The applicant addresses this Goa l as follows: 

The Castaway event venue is an existing business on the Site that contributes to the 
economic vitality of the neighborhood, while not conflicting with other business, school, 
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industrial and residential uses in the area. The Site has an existing use whose 
continuation in the converted warehouse building will contribute to the stability and 
diversity of the neighborhood and its uses. Therefore, changing the Plan and zone to 
Central Employment/ EXd to a llow the use to continue on this Site is equally supportive 
of this policy compared to maintaining the Indus trial SanctuanJ/!Gl designatio1L 

Staff notes the following description regarding this n e igh borhood [emphasis added] contained 
under Policy 13 of the adopted NWPD: 

With the adoption of the Guild's Lake Industrial Sanctuary Plan, City Council 
acknowledged the changing nature of land uses south of NW Vaughn Street anc!. 
direc ted that planning [or a transition to new u s es be a part o( the Northwest 
District Plan. The planning process has identified the community's desire to 
integrate the Transition Subarea into the fabric o[the n eighborhood a s an are a of 
m ixed u ses. 

This par ticular area has been in transition for some time , as was acknowledge by City Council and 
within the NWPD. Given tha t Policy 13 boU1 identified and mapped the Transitiona l Subarea and 
that the NWPD is a n adopted doc ume nt, staff notes that the· proposal to re-designate a nd rezone 
to EXd is e n tirely consistent with the a bove a n alysis. Further, the appiicant does not propose a ny 
n ew .development, and has laid out the reason s that this request is being madz~ , which is to a llow 
an existing use to continue bus iness operations on the site. Staff concurs with lhe applicant's 
a nalysis. 

3.1 Physical Conditions 
P1ovide and coordinate programs to prevent the deterioration of exist ing structures and public facilities. 

Findings: The applicant a ddresses th is policy a s follows: 

The Site is cc~.rrently privately capitalized in a manner that prevents the deterioration 
of a wr:~teh.ause that was constru.cted-in-192R-. ..The existing structure is being 
adaptiuP.ly re-used in a manner that contributes to the diverse and quality fabn·c of 
the exist£~1-,; :::trea.. No new public facilities are needed to continue this existing use. 
Thus, this amendment equally or bette r supports this policy by retaining an existing 
use that will continue to preserve the existing structures and public facilities Or!. the 

• •• \,. ........ ~ • .:. 0 • r .: 

• '. ~I-::. 

3.2 Social Conditions 
Prov;de ar.d coordinate programs to promote neighborhood interest. concern and security and to minim ize 
lhe sc..::ial impact of land use decisions. 

Findings: Th e applicant addresses this policy as follows : 

The Castaway venue has become a City asset for important private and public events. 
Because it is an off-peak operation in the area, it creates eyes on the street after 6:00 

pm on weekdays and during weekend hours, when many of the surrounding uses are 
either closed or in reduced operations. This off-peak presence promotes 
neighborhood interest and security. If this use were prohibited tr..rough a denial of 
this amendment request, that d enial would have a negative social impact on. thP­
community in several ways. Such a denial would likely remove the existing use from 
the Site and the original building would no longer be maintained fo r that use. In 
addition, the neighborhood would lose this popular special event venue, which would 
e liminate or reduce any wee knight or weekend activity on the Site, thereby making 
this intersection less populated and secure during those hours. Accordingly, 
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preserving the u se through this amendment r equest is equally or more supportive of 
this policy. 

Page 15 

The proposal is supportive of thi s policy. As demonstrated in documentation provided by the 
applicant and the traffic study, the use is an off-peak operation that provides activity in the 
immediate area, which furthers the mixed use nature of the Transitional Subarea, as well as 
addresses the commun ity's desire to see this area become more mixed u se. While the metric of 
social impacts of a land u se decision is difficult to quantify, an active use and well maintained 
building and si te provides and promotes neighborhood interest as contrasted by a vacant or 
unused building. For these reasons, the proposal is not inconsis tent with this policy. 

3.4 His to ric Preserva tion 
Preserve and retain historic structures and areas throughout the city. 

Findings: The applicant addresses th is policy as follows: 

The Castaway warehouse is not designated as a historic s tructure. However, the 
wareh ouse was constructed in 1929 and has been adapted to re-use as an event 
venue. This amendment would p ermit the con tinuation of that use and therefore the 
continued preservat ion and retention of the 1929 structure. In this manner, the 
amendment ensures tha t this use will continue to support the policy of preserving and 
retairu·ng older buildings. If the amendment is not p ermi tted, the building will have to 
change u ses and there is no certainty that the warehouse will be retained on Site. 

As p reviously described in this report, the building is in excellent condition and is a fine example 
of th'! architectural vemacuiar of early twentieth centmy gar ages. The building is n et a 
designated Historic Landmark, nor is it listed in the City's In ventory of Historic Resources [such a 
listing has nn regulatory value ). However , as described in the adopted NWPD, the development and 
buildings in the 'Upshur Warehouse District ' {a s ubset of the Transitional Subarea i11 the NWPOJ 
are described as follows: 

A unique area within the Northwesi· District is the warehouse d istrict clustered along 
the fanner rail spur on NW Upshur Stree1., between N W 1 7th and NW 2 0th avenues, 
and along NW Thurman Street, between NW 15th and NW 19th avenues. This area, 
somewha! i<.:r-~ryt.edfrom the rest of the Northwest District by the Fremont Bridge 
approach rLi.f: I.J.'-'· ·include.~·.;. well-p1eseroed assortment of ear!!:! t•·· -~. :i .... t!-:-century 
indu strial buildings. ( Exhibi ~ G-4, pp. C-24 -25, NWPD). 

· As th e a pplicant notes, the bu ilding has been renovated and well maintained. The proposal d oes 
not include any n ew d evelopment and will reta in the existin g building. This is consistent with the 
inten t of Policy 3 .4, Historic Preserva tion, and is a lso ~onsistent with the planning framework 
conta ined with in the a dopted NWPD for the Transitiona l Subarea and the warehou se district 
within·the Subarea. 

3.5 · Neighborhood Invo lvement 
Provide for the active involvement of neighborhood residents and businesses in decisions affecting their 
neighborhood through the promotion of neighborhood and business associations. Provide information to 
neighborhood and bus iness associations which allows them to monitor the impact of the Comprehensive 
Plan a nd to report their findings annually to the Planning and Sustainability Commission. 

Findings : Th e applicant a ddresses this policy as follows: 

This amendment is being processed as a Type m Comprehensive Plan and Zoning Map 
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Amendment. The process requires a pre-application conference, which was held on 
May 22, 2013, followed by an application submittal, public notice and comment p eriod, 
and hearings before the Hearings Officer and City Council. Before the Applicant 
submitted for a pre-application, the Applicant reached out to neighbors and the NWDA 
to make them aware of the coming application and to discuss any issues or concerns. 

Notice of the hearing on the proposed amendments h as been sent by the City to the appropriate 
Neighborhood Association and to property owners within 400 feet of the s ite. The s ite is pos ted 
with information pertaining to the application a nd hearing schedu le. 

The a pplicant a ttended a NWDA meeting and presented the proposal to the Neighborhood 
Association. The Neighborhood Association voted to support the proposal. A letter of support is 
expected from the NWDA, but was not received by the time of publication of this Report. 
Overall, the proposal is supportive of this Policy. 

3.1 0 No rthwest District Plan 
Promote the livability , historic character. and economic vitality of a diverse, mixed-use, urban neighborhood 
by induding the Northwest District Plan as part of this Comprehensive Plan. 

Findings: The applicant addresses this po licy as follows: 

This amendment is consistent wiih and supportive of this policy. There will be no 
ctLa.nges to the livability, historic charar.ter or vitality of the Northwest District reS!llting 
from this amendment. If approved, the Castaway evenl venue 1.uill continue its exis ting 
operations uf'..de r the new EXd zoning designation. The existing operations preserve 
and promote livability, historic character and vitality. The 1 929 warehouse will be 
preserved in its cu.rrentform and used a s an event venue that adds to the lh •ability 
and vitality of the area. 

The event venue is an off-peak use located amongst a LV-itie variety of other uses such 
as a school, offices, light industrial uses, retail outlets, and ,-;ewer residential uses . 
With the off-peak use, the event venue adds vitality and p..::ople on the s treet when 
other surrounding uses are dark or at reduced operations. This contributes to the eyes 
on the street c:-.d. e nhances acti;.Je ~:>~in the northern portio;r_ of the Northwest 
~listrict, a s it stre-. .~:;.='"!.es toward Nai!0 Pi.t'J·;i;:way. N!:7.;mng this continued use through 
this amendment eq::.ally or better supports the policies of the Compre hensive Plan to 
promote the livability, characte r and economic vitality of a diverse mixed-use urban 
neighborhood in NV/ Portland and the NWDP. 

The Northwest District Plan itself (PCC 33.562.1 iO. C. 1} establishes a 20,000 square 
foot limit for Retail Sales and Service uses on this Site. The Castaway is a 10,000 
square f oot site with one floor above grade, for a total area in Retail Sales and Service 
use of just under 10,000 square feet in compliance with this directive of the NWDP. 

The subject site is located within the Northwes t District Plan (NW DP) boundaries, and within the 
Trar:.sitional S ubarea [and Upshur Warehouse District , a subset of t..~e Transitional Subarea]. 
Similar to the Comprehensive Plan, the NWDP includes policies a nd objectives that must be 
balanced against each other in guiding land use decisions within the area. Applicable polic ies and 
objectives are provided below along with a description of h ow the proposed amendments equally or 
better satisfy the policies and objectives than the existin g Comprehen s ive Plan and zon in g 
designation: 
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Above, Policy 2 .14, Industrial Sanctuary, speaks to the adopted Neighborhood Plan. However, this 
adopted Plan and relevant policies are again addressed below, in greater detail: 

Under Section E., Policies, Objectives and Implementation Actions, the adopted NWDP states the 
following: 

The Northwest District Plan policies, objectives, and actions are intended to help 
achieve the vision and urban design concept. They are based on the 1999 NWDA 
board-adopted Northwest District Neighborhood Plan and were revised to reflect input 
from community workshops, neighborhood walks, advisory committee meetings and 
citizen and agency comments on drafts of the plan. 

Adopted by City Council, the policies and objectives are part of Portland's 
Comprehensive Plan. They provide guidance for decision makers and future public 
and private investments in the Northwest District. They support the plan 's 
implementing measures (such as the new land use regulations adopted with the plan}, 
and must be carefully weighed when quasi-judicial Comprehensive Plan map 
amendments are considered. 

The NWPD also includes a discuss ion of how the Plan is to be used for Land Use Reviews, 
as follows [emphasis added]: 

R elationship to Land Use Reviews 
The Comprehensive Plan and neighborhood and area plans serue several purposes. 
Each plan is a statement of desired character and urban form over time. In addition, 
the plans may be used in certain iand use reviews. When a land use rt::uiew req-uires a 
proposal to be consistent with a plan, City planners look at certain aspects for 
ccnformance. Each plan contains a set of elements that should be considered and 
balanced, some requirements that should be met, and some that are guidelines but not 
required. Each goal and policy of the Comprehensive Plan is designated as mand.atory, 
balancing, or aspirational. All o[ the goals and policies of the Northwest District Plf'IJ: 
are balancing. as are the goals and policies of all neighborhood plans. This means that 
all o(them must be considered in relation to each ot'!£r and must be weighed with the 
balancing policies o[the Comprehensive Plan. They must_gll be considered, but do not 
have to be in~J.Ui_c!:y.~l/_q_ met. _ ___ '· ·· · ,·., ·' · : · . 

.. . 
St-"l.f[ has reviewed all of the policies within the NWDP, and have determined that the following 
l'fWPD Policies are applicable a nd relevant to this application: 

Land Use Policy 
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. 

Comment: The proposal seeks to re-designate and rezone a 10,000 square foot parcel developed 
with an existing one story building. The a pplicant does not propose any new development, and 
seeks to continue the current event venue space and business operations on the site. The 
applicant notes, and s taff concurs, that the proposal is consistent with the Policies and Objectives 
for the Transitional Subarea within the plan. Those Polic ies and Objectives are specifically crafted 
to ensure th at uses and development occur in this area that are cons istent with the overall Plan. 
The proposal enhances the district's 'sense of place' by preserving an excellent example of early 
twentieth century 'generic garage' architecture, thus preserving a unique building within the 
Upshur Warehouse District. The event venue use itself, as noted by the applicant, draws a 
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number of visitors into the neighborh ood du ring 'off-peak' hours which provides a particularly 
active use in an transitioning indusfrial area t hat is otherwise sign ificantly dormant during the 
off-peak hours. Ac!ditionally, the applicant notes that employers and workers within the Indus trial 
Sanctuary are a lso customers to the even t venue space. Thus, the use provides a facility to a very 
diverse community that is an a c tive use for the neighborhood. 

The p roposed amendment is entirely consistent with the general land use policy of the NWDP 
becau se the rezone will better a llow the site to contribute to the desired mix of bus iness u ses 
within the Transitional S ubarea. It will also a llow the s ite to be more consistent with the distric t's 
overall c ha racter, as well as m ore consis tent with the uses immediately su rrounding the site. The 
NWDP Land Use Policy is implemented through a series of obj ectives. S taff has reviewed these 
Objectives and notes that the following a re applicable: 

B . Support land use strategies and developments that enhance employment 
opportunities in the dis trict. 

Comment: The proposed chan ge to a n EXd zoning des ignation is a land u se s t rategy that is 
entirely consisten t with the goal of enhancing employment opportunities, particularly in the 
Trans itional Subarea. As discu ssed above, the industria l use opportunities, and therefore 
Industria l use employment opportunities, are limited under the existing Indus trial Sanct uary 
des ignation given the location of the site between two 1a rge swaths of EXd zoning and uses 
combined with the small size of the site. Therefore, the proposed change to an EXd designa t ion 
will enhance the employme n t opportunities at the s ite , and correspondingly in the d istrict. 

L Encourage uses along edges of the dist.--ict that serve the needs of the district and 
adjacent neighborhoods. 

Comment: The s ite is located m very closP. proximity to the Cent ral City, the Pearl District and the 
Guild 's Lake Industrial Sanctuary. The event venue u se serves a broad range of customers , and is 
well s ituated to provide event space for multiple neighborhoods. The EX zone will continue to 
provide opportul:ities for small industrial uses and the NW Plan Dist4rict will limit potentia l 
impacts on the industrial area by limita !ions on residen tial development. 

Policy 2, Institutions, is not relevant to this application. 

Transpc-;:;;tion-P-olie ... - ..;:··~ ·~- .-~· _ ·' .·; · 
Provtdc a ft.fl range of transportation options for r.:n;,·;.Jq .'~le-and-goods ther:-.:b_y 
supporting neighborhood livability and commerce and red•1cing reliance on the 
automobile. 

Policy 3, Transportation, is directed at impiernentin g agen c1es for transportation improveme01ts. 
The applicable criteria fo r this Comprehens ive Plan Map Amendment and Zon e Map Amendment 
application include extens ive analysis of t ransportation Goals and Policies, as well as a n analysis 
of addition al transportation c riteria [found at 33.810.050.A.3] and potential impacts of th e 
proposal on adj acent industrial lands and indus tria l u ses. Th e proposal is discussed in more 
detail u nder Compreh e n s ive Plan Goal 6 below, which describes the variety of both traditional and 
alternative transportation facilities a djacent a nd in proximity to the site. A bicycle facility run s 
a long the NW t 8•h Avenu e frontage of the site. The proposed Central Employment designation will 
p rovide greater opportu nities for t.he site to take advantage of a n d m aximize the u ses and 
employment opportunities than the current designation facilitates. Addition a lly, the productive 
u se of this s ite will help jus tify the case for addi tional transit facilities in the immedia te vicinity of 
the site, which is an identified need for this section of the ne ighborhood . For these reasons, and 
the reasons detailed under Goal 6 below, the proposed amendment better satisfies this 
neighborhood policy than the existing zoning designation. 

. . . .. ~ .· .. , ... 

I· 
I. 
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Parking Policy 
Provide and manage parking to serve the community while protecting and enhancing the livabilily and urban 
character of the district. 

Comment: The site has no on-site parkin g as the exis ting building covers the entire site. As 
discussed in detail under Goal 6 and 33.810.050.A.3, the event venue u se operated during off­
peak hours a nd con sequently has little impact on immediately surrounding u ses. The a pplicant 
h as secured a long-term lease for off s treet parking with 20 spaces immediate ly east of the site. 
Shuttle and valet services are often utilized at events, as the applicant a lso has a lease with ODOT 
to ensu re the availabili ty of 80 parking s paces located under the 1-405 Bridge. The applicant has 
additional options for securing additional parking from adjacent businesses during off-peak hours 
a nd has d e termined that 48 spaces are available to rent from City Center Parking at NW 19Lh and 
Thurman. Given the nature of many of the events, valet services and limousine/bus 
trans porta tion for guests are frequently utilized, as well as shuttle buses to shuttle employees to 
the event venue. 

If the event use were to vacate the site, due to the size of the site, any future new development 
would have little impact on area parking because the furtu4re uses and d evelo pment a llowed 
would be limited. 

Business and Economic Development Policy 
Foster a healthy and prosperous business community that serves the needs of the districl. Retain and 
expand the diverse mix of businesses and jobs. 

Comment: The proposal is consistent with this policy, as the requested re -designa tion a nd 
rezoning will provide the land u se approvals necessary to sustrun a robust a nd active business on 
the s ite that not only serves the needs of the distlic t, but is well situa ted w provide services to the 
dis trict and several adjacent neighborhoods. This policy is implemented by Objectives. Tht 
following Objectives and note that the following are applicable: 

A. Promote the formation of new, and the growth of establis hed, businesses. 

C. S upport the establishment and growth of retail businesses that provide goods and seroices 
ne~ded b17 district res idents and employ ees while responding to the regional nature of the 
Northwe::.-~ 1 etail and ser,;ir.c market. 

D. Support businesses thilt provide living wage jobs and aSS!$t riu, • . .'ty in attaining its 
economic and employment goals. 

The proposal would enable the growth of an established business, which in turn can provide 
additional job both to vendors in s u pport of the event venue, as well as staff managing the event. 
As noted by the applicant, this relative ly modest sized event venue has a cu s tome r base that 
includes employers a nd employees from the Industria l Sanctuary, as well as drawing customers 
from the broad base of the s urrounding neighborhoods and the Central City. 

If the event venue use were to vacate the site, future uses, whether they a re industria l in nature 
or comme rcial would provide employment opportunities but not the extent of creating impacts to 
the industrial area. 

Urban Design Polley 
Respect the urban design principles and architectural qualities that define the district's human-scaled, 
pedestrian-oriented character. 
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Comment: The proposal is s upportive of this policy becau se the request to re-design a te a nd re -zon e 
the s ite to EXd wil l au tomatically place the Design overlay zone onto the site. New development 
will be required to comply with th e Community Design Standards or be subject to a Design 
Review. Howeve r, it is important to note that the a pplicant does not propose any new 
development , bu t ra ther seeks to preserve th e buildin g and the c..xisting even t venue u se occurring 
on the site. The human-scaled, pedestrian orientation of the build ing has been previou sly 
discussed in this report. Policies a re implemented via the related Objectives. Staff h as reviewed 
the Objectives, and notes tha t the followin g is relevan t: 

C. Preserve and enhance the distinct character of different parts of the Northwest 
District. 

The proposal is supportive of th is Objective, as the request, as noted throughout this report , is 
cons is tent with the policies and governing regu la tion s applic able in the NW Plan District. The site 
is located in a specifically identified and m apped a rea of the NWPD [Transition Subarea/Upshur 
Ware house Dis trict] because of the unique c haracteris tics of this a rea. The proposal is consisten t 
with the vis ion, policies and regulations adopted for this area. 

Histo ric P reservatio n Policy 
Identify, preserve, and protect historic resources and support development that enhances the historic 
qualities of the district. 

Comme nt: Throughout this report, it has been noted that the existing building, while not a 
designated his toric resource is, non etheless, a fin e exam ple of early twentieth century 'garage' 
vernacuiar. While this style of building can be fou nd in the City in multiple industria! areas, the 
p roposal seeks to reta il! the building, w h ich has been renovated and maintained such that it is a n 
attractivP. 5\.rildl:'fg cons·i sle r~t·wTI:h-tfieVl.Sionto-r llit "Ups fiurwareri"ou se Distrid-w!tliifitne ·· ··-----·-­
Trans ition S~barea. This Policy is implem ented by a number of objectives . Sta ff has reviewed 
those Obje.ctives and note that the following are re levan t to this application: 

A. Promote restorations and renovations of residential and commercial s tructures that 
maintain the historic style, quality, and character of the original building. 

B. Encourage adaptive reuse of his toric resources that maintain their historic character. 

··. ~ noted earlier, tb~ ~" !ild in g has been :::.:.•.'ovated in a ;;·ay tha t nas maintained the hi~tcr: - <:t~··!~ 
_':!.-character of the i:· .. ,ilc:ing. In addition, t11e appii._·::.!lt has noted multiple times that th" <' · .;.:.:..:__:_ __ 

ver{ue u se. is an adr.ptive reuse of this building tha t •viii continu e to preserve it and the h istoric 
qualit ies it con tributes to the n eighborhood a nd in particular the Upsh ur Warehouse Dist rict of 
the TraP.sitional Subarea. 

Policy 9, Public Safety, is not relevant to this a pplication. 

Quality of life Policy 
Strengthen the sense of community and ensure that cultural, educational and recreational resources continue 
to be a vital part of public life. 

E. Foster events and activities thn.t create positive inleractions among community 
membe rs. 

Comment: The proposal seeks to continue business operations of a n event venue on t he site which 
provides a modes tly sized facility for events and activities for a broad array of employers, 
organizations, schools, fund raisers, and s im ilar activities. Due to the location of the s ite, this 
facility is in clos e proximity to several neighborhood s and distric ts, and the event s themselves are 
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positive a nd commu nity buildin g activities that allow participants to n etwork, socialize , and do so 
in this unique area of the Northwest District. 

Policy 11, Environment, is not releva nt to this application. 

Business and Residential Interaction Policy 
Foster cooperation between business and residential interests in the district, enhancing ways residential, 
commercial. and industrial uses can benefit from their interaction and mitigate negative impacts. 

Comment: The proposal would result in a community and district asset that provides a space to 
h old events and activities that would serve the business and residential interes ts in the dis trict 
a nd a djacent neighborhood s. 

Transition Subarea Policy 
Integrate the Subarea into the pedestrian-oriented, architecturally diverse urban fabric to the south and west. 
Encourage a mix of housing, commercial, institutional, open space. and light industrial uses. 

Comment: The discu ssion contained in the adopted NWPD regarding this policy has been 
addressed previou s ly in this report under Comprehen sive Plan Policy 2. 14, Industrial Sanctuaries, 
but it bea rs repeating .here, again, with emphasis added , in order to demonstrate the compliance 
of the proposal with the Trans ition Subarea Policy. The NWPD describes this Subarea and rela ted 
policies as follows : 

Policy 13: Trans ition Subarea Discussion 
The Transition Subarea . .. is home to a variety of commercial, industrial, creative 
industries, and transportation.-reiated bus inesses, including the operat ions 
headquarters of CNF, Inc., a major regional employer. Other uses include s mall 
."?.Dusing enclaves, and several historically significant structures, such as St. Patrick's 
Church While many indusin.al businesses have historically located here. it is 
becoming more obsolete [or some types of industrial operations due to relatiuelv .small 
p arcel s izes. street configurations and the ongoing trans ition of the nearby Pea.d 
District [rom industrial uses to a uibrant mixed-use neighborhood. Large portiom:. nf the 
Subarea are currently underutilized. 

Other atbibutes include close proxim.itJ:; to the Central City ,.,..,d good freeway acces.s. 
Although !t" ~;F~._"_?~:·;,~~dfrom areas 'to ~e east and norti-CJ::[!.;~reeway (!:!c.i il t1.£S, 

sidewalks tl.-...i.;,~: o.!~l:.g.most streets and'Han:sit service is good, .with bus' rcutes on NW 
23rd and 2 1st Avenues, and nearby on NW Lovejoy and Kearney Streets and NW 
Front A venue. 

With the adoption of the Guild's Lake Indus trial Sanctuary Plan. Citu Council 
a cknowledged the changing nature o(land uses south o[NW Vaughn Street and 
directed that p lanning (or a trans ition to new uses be a part o[the Northwest District 
Plan. The planning process has identified the community's d esire to integrate the 
Transition Subarea into the fabric o(the neighborhood as an area of mixed uses. 
While many want to see an increase in housing, there is also a desire to preserve 
employment opportunities such as through the expansion of creative industries iike 
Vinton Studios, and live-work units for p eople pursing creative and other employment 
endeavors . 

The Transition Subarea Policy encourages a mix oflan.d uses including new housing, 
the retention and creation of employment opportunities and maintaining compatible 
light industrial uses, particularly north o[l-405. This plan accomplishes this goal in 
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part, by adopting changes to the Comprehensive Plan map from its current General 
Indus trial designation to a mixed-use Central Employment designation. 

!During the appeal process of the NWPD, the EXd designation was removed from 
properties in the Transitional S u barea, and the old Industrial Sanctuary designation 
re-establish ed over properties in th is area. The a ppea l, based on transportation 
iss ues, has been resolved . However, the EXd design a tion was not reinstated after 
the a ppea l process con cluded]. 

The policy, objectives and implementing actions promote a number of concepts s uch as 
transportation s y s tem connectivity, including multi-modal circulation and safety and 
linkages to the Willamette River. They also seek the retention or nearby relocation of 
industrial uses, the creation of plazas, open space, park and community facilities, the 
encouragement of new housing and in particular affordable housing, and the 
recognition of the unique historical attributes o[the NW Upshur industrial a rea and Sl. 
Patrick's Church Also o[importance is the gradual tr'ansition o[comoatible land uses 
near the Guild's Lake Industrial Sanctuary north of NW Vaughn Street. 

As discussed earlier in this report, the proposal is con sistent with and supportive of Policy 13, 
Transitional Subarea, of the NWPD. The proposal seeks to re-designate and rezone the site to 
Central Employment/EXd , in accorda n ce with Policy 13 which seeks to support a transition in 
this a rea to mixed uses that a re compatible with adjacent industrial u ses , wh ile pr-eserving and 
c reating additional employme nt opportunities in this distric t. 

GOAL 4 Hous ing 
Enhance Portland's vitality as a community at the center ufthe region's housing market by p roviding 
housing of different types, tenures, dens ity, sizes, costs, and locations that accommodate the needs, 
preferences, and financial capabilities of current and future households. 

4 . .;,: 

F"in dings: The proposal is con s istent with the Objectives under this Policy because the 
proposed Central Employment des ignation allows residential u ses while the existing 
designation does not . However, as previously discussed , the a pplicant does not propose 
any new development, but rather , the ability to continue the existing c.v~nt venue use. 
Ne>n e the-less, the proposal is more supportive of this po!ir:y- :than the e~i:<>ti.1!!.. d-::-·.'gnation. 

Maintain Housing Potential 
Retain housing potential by requiring no net loss of land reserved for, or committed to, residential , or mixed­
use. When considering requests for amendments tc the Comprehensive Plan map, require that any loss of 
potential housing OJnits be replaced. 

F ind i ngs: The proposal actually increases housing potential because the existing 
d esignation proh1bit s res idential u ses [except for house boats] while the proposed 
designation a llows residential u ses. As noted previously, the applicant does not propose 
any new development or any for future reside ntia l development, but none the less, the 
proposal is more supportive of this policy than the existing designation . However, it is also 
important to note tha t the zoning regulations for the Northwest Plan District (Chapter 
33.562J limit the amoun t of housing that can be developed on this site if it is rezoned to 
EXd ~t 33.562.100, Residential Use Limitation, at [-Bl s tates: 

B. Limitation. On sites zoned EX in the area s hown on Map 562-2, up to 20 
percent of the net building area may be in Residential uses. More than 20 
percent is prohibited. 

··.·: 
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The purpose of this limitation is found at 33.562.100.A, which states: 

Residential uses are limited in an area adjacent to the Guild's Lake lndustrial 
Sanctuary plan district in order to minimize conflicts with industrial activities. 
This limitation minimizes the potential for residential traffic and diffe ring 
environmental expectations that can result in conflicts with industrial operation s, 
while providing opportunities for those who may desire residence in a primarily 
nonresidential building in a historically industrial area. 

Therefore, while the EXd zone would provide an increased housing potential, that 
potential is limited. In this case, the site could be redeveloped up to a full 3:1 FAR, 
or 30,000 s q ft. However, only 20% or 6,000 sq ft can be in residential u se. Given 
this limit, the housing potentia l for this site might be up to 8 units. However, as 
noted throughout this report, the applicant does not propose any new development 
and seeks a pproval in ordez· to preserv(! an existing business and the building on 
the s ite . 

The Bureau of Planning and S u stainability r aised concems about the requested 
EXd zoning and the amount of residential development the rezone would allow, as 
follows: 

The proposed change in designation and zoning to EX would allow more retail and 
residential uses in the area which will have adverse impacts on the industrial use:s in the 
area. In this part of the city, adjacency to the Central City and the Northwest Plan District 
make it sucll that the EX zone functions primarily as a multi family residential and mixed . 
use zone. Multi family residential and mixed uses introduce incompatible dynamics and 
impacts that make it difficult for surrounding industry to operate and expand and have a 
detrimental effect on the area's industrial cha! acter. 

However, due to the s mall size of the s ite and the limitations on residential 
development (20% of the maximum allowed FAR) through the NW Plan District. In 
this case, the residential limitation would allow 6,000 s q ft in residential uses, or 
appro~ately 6-8 units . Given these restrictions, the concems of BPS are 
_aq~~lF~.StQ · The proposal is more supportive of Goal 4 than the existing def'ignation. . . 

GOAL 5 Economic Developme nt 
Foster a strong and diverse econor.Ly which provides a full range of employment and economic 
choices for individuals and families in all parts of the city. 

F indings: The applicant addresses this goal as follows: 

The Site currently employs two people on site and many additional vendors for each 
event. This current employment would be maintained under this amendment request. 
Maintaining this current employment certainly supports a more diverse and stronger 
economy than if the use was denied and the jobs were lost. In addition, the Site 
creates jobs during off-peak hours, thereby adding evening and weekend work options 
to the broad range of employment opportunities in the area. Thus, maintaining this use 
through the amendment request is equally or more s upportive of this goal than the old 
designation. 
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The proposa l supports this Policy because there-designation of the subject s ite to Central 
Employment better satisfies Po licy 5. I by creating greater use flexibility which in turn can create 
increased employment opportunities associated with the event venue. As noted in the adopted NW 
Plan, the Transition Subarea: 

While many industrial businesses have historically located here, it is becoming more 
obsolete for some types of industrial operations due to relatively small parcel sizes, 
street configurations and the ongoing transition of the nearby Pearl District. 

The applicant notes in the proposal narrative that the small site size and type of building is not 
immediately suitable fo r most industrial uses, consistent with the acknowledgement of Policy 13, 
NWPD, that this site is relatively 'obsole te' for the fndustrial designation. 

Goal 5 is also implemented via Policies and Objectives, which starr has reviewed and notes that 
the following are relevant to this application: 

5.1 Urban Development and Revitalization 
Encourage investment in the development, redevelopment, rehabilitation and adaptive reuse of urban land 
and build ings for employment and housing opportunities. 

Findings: The applicant addresses this goal as follows: 

The 1929 warehouse has been preserved, rehabilitated and re-used for an employment 
opportunity. As stated above, the Castaway employs two people on site and countless 
off-site vendors for each event. We do not know, and are far less certain, how this Site 
could be utilized for an industn'al use and have the same impacts on employment. 
opportunitie.<; on and off-site. We can conservatively assume that the existing job impn.ct 
ofth:? current use is at least as supportive of this policy as the old designatio!L 

S taff concurs \Vith the a.pplicanl's analysis. Two objectives under this policy a rc also relevant to 
this application: 

Objectives: 

A. Ensure that there ZiG sufficient inventories of commercially and industrially-zoned, buildable land 
suppJ:"d with adequate lev<:!ls .::•f public and transportation services. 

C. Retain in:Justrial sanctuary zones and maXI!'r.i.:E use of infrastructure and intermodal tran~~~! ,..:'::--,---- ­
linkages witff and within these areas. 

---rh e appiicam addresses these Objectives as follows: 

Nothing in this application challenges the current availability of industrial landfor 
indus trial purposes. Ins tead, this application seeks to conform the zone and Plan 
designation to the existing use of the Site. No new development is proposed for the 
Site. Rather, the application would permit the continuation of an eA.-isting use that is 
operating compatibly with other uses in the area. These other uses range from a 
school to light industrial, office, retail, and residential. 

Preservation of indus trial land inventories are reflected in several regulatory 
documents, most notably Title 33 and Metro's Growth Concept Map and Functional 
Plan. Jn addition, PCC 33.810.050.A.3 applies to Comprehensive Plan amendments 
such as this one, when the application proposes to change an Industrial Sanctuary 
designation ... 

. 
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Under Tille 3.07.450.C.6 ofthe Metro Functional Plan and the City's implementing 
provisions in PCC 33.810.050.J\.3.g, no more than 20 acres on the Site can be given a 
non-industrial zone des ignation. This code provision strongly indicates that rezone 
applications under 20 acres do not threaten a viable supply of industrial land if that 
rezone also meets all ofthe approval criteria under PCC 33.810.050.A.3. This Site 
comprises only I 0,000 square f eet, well under the 20-acre non-industrial zone 
maximum set forth in the Functional Plan and Zoning Code. Below, this application 
also demonstrates that each of the criteria of PCC 33.810.050.A.3 are s atisfied. 
Thus, from a stn'ctly quantity perspective, this application ensures sufficient 
inventories of industrial land are maintained. 

Further, the EXd zone continues to permit many industrial uses such as 
manufacturing and production, warehouse and freight movement, wholesale sales 
and industrial service. These uses are permitted outright in the EXd zone and are not 
s ubject to criteria that limit the indus trial use. Thus, there is no loss of land that 
could accommodate industrial uses in the future. 

Based on these findings, this amendment equally or better supports the inventory 
policy than the old designation. While the Industrial Sanctuary Plan designation will 
be altered for this Site, it is a rr~:inimal alteration affecting only a 10,000 square fool 
existing 1929 warehouse that · ~as been converted to adaptive re -use as an event 
lJenue. This application does not remove a current industrial use from the site nor 
does it preclude future industrial uses on the site under the EXd zoning. 

Staff concurs with this analysis. 

~.2 Business Development 
Sustain and support business development activities to retain, expand and recruit businesses. 

Findings: The applicant addresses this policy as follows: 
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Castaway is an existing business located on the edge ofthe Central City Plan District 
and within th~ Northwest Plan District. By thi.<; .. amendment, Castaway will be allowed 
to continue its current, viable busir:.~ss serving the comn~t~;nity. Castaway establishes 
relations'l<r,·-:-- .,.ui.1h...ather.. businesses. :ndustries and non pre {its by p,_.,_,iding an euent 
venue fc . -.:~i~·;'; . . w:s·hosted..by those gmups. Many groups return to this event venue on 
an annual or mm<! frequent bas is. For instance, NIKE regularly hosts corporate off­
sites at this location and multiple non-profits re turn annually to host th.eir annual 
auctions. The Site also hosts numerous weddings, and partners with many local 
wedding vendors to make those events successful. Not only will this amendment 
continue to support Castaway as an ongoing business concern in the City of Portland, 
it will also indirectly s upport the vendors that it partners with as well as the business 
and non-profit clients that rely on this event venue for annual or more frequent events. 
In this manner, the new EXd zone will equally or better support this bus iness 
development goal as the old IG 1 designation_ 

Staff concurs with this analysis. 

5.3 Community-Based Economic Development 
Support community-based economic development initiatives consistent with this Comprehensive Plan and 
compatible with neighborhood livability. 

-·.· .. 



·. 

Staff Report and Recommendation for LU 13- J 82710 CP ZC Page 26 

Objectives: 

D. Assist broadly-based community coalitions to implement development objectives and programs of 
adopted community or neighborhood plans. Coalition interests include, at a minimum, City-recognized 
neighborhood and business associations, as well as businesses, residents, educators, service 
providers, and other groups and individuals. 

Findings: The applicant addresses this objective as follows: 

The Site is located in the Northwest Plan District and is within the boundaries of the 
Nortlw.Jest District Association. The NWPD establishes several community objectives fo r 
the neighborhood including the provision of an urban level of mixed u se development 
including commercial, office, housing and employment. Under PCC 33.562.010, 
"objectives of the plan dis trict include strengthening the area's role as a commercial and 
residential center. " The purpose statement also calls for minimizing the conflicts 
between the mixed-u ses of the plan district and the industn·al uses of the Guild's Lake 
Indus trial SanctuanJ. 

The Site is located amongs t othe r EXd or mixed use zoned land to the southwest and 
east, and is south of the southernmost IJoundanJ of the Guild's Lake Indus trial 
Sanctuary. The Site as currently d eveloped and is providing a retail sales and service 
use in the midst of a variety of other existing uses, such as office buildings, 
restaurants, retail uses, a school, and Light industrial uses. The current use of the Site 
is cons istent with the purpose of the NWPD and provides a sens ible and appropriate 
buffer between th$ mixed uses of the area and the Guild's Lake uses to the north. 

The Site is 10,000 s quare f eet and is developed with a one-story warehouse dating to 
J 929. With these inherent site limitations, the use will remain consis tent with the 
20, 000 square f oot limitation fo r retail sales and service uses in the EXd zone and the 
N~'v'PD. 

Based on the NWPD purpo~e s tateme nt and implementing regulations, the proposed 
EXd zone and the current Site use is more consistent with this economic. development 
goal than the old IG 1 designation. The amendment will continue to pemiit a commercial 
use ir>.. an existing mixed use em{ironment without any impc:.cts on the in.du.st: :<:.; . .Jea to 
£he norih and will remain wel(u;i.d.e~ ·~.:·;. · : ,:0,000 square forjt \mitation on retaii sa·.?$ 
and service uses in the_NWPD. '· . · ., 

S taff concurs with this analysis. 

C. Evaluate the impact of zoning regulations and procedures on neighborhood businesses and retailers 
using the community and neighborhood planning process. Involve affected business district 
associations and neighborhood associations in that evaluation. 

D. Encourage consensus-building activities at the community and neighborhood levels which enhance 
neighborhood livability and promote economic vitality. 

Findings: The applicant addresses these Objectives as follows: 

This zone change and Comprehensive Plan amendment is a Type m p rocedure. 
Therefore, notice and an opportunity to comment through a public comment period is 
required by the Code, and hearings will be held with the ne ighborhood association as 
well a s the general public. In addition, before filing fo r a pre-application conference, the 
Applicant spoke with the NWDA and neighbors to make them aware of the intended 

··.· .. 

.· 
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application and to provide a forum to discuss any issues. This application addresses 
all of the approval criteria for a zone change and Comprehensive Plan amendment and 
therefore evaluates the full impact of the zoning request on this Site. 

In this way, the Type m process associated with the zone change will be more 
supportive of this objective than maintaining the old designation. 

Staff concurs with this analysis. 

5.4 Trans portation System 
Promote a multi-modal reg ional transportation system tf:lat stimulates and supports long term economic 
development and business investment. 

Fin dings: The applicant addresses this policy as follows: 

The Site is curren1.ly served by a developed street and sidewalk system_ NW Upshur 
Street is a Local Service Transit and Traffic Street, a Local Service Bikeway, a Local 
Service Walkway and a Local Service Truck Street. NW 18'h is a Local Service Transit 
and Traffic Street, an Off-Street Pedestrian Path, a Local Service Bikeway and a Local 
Service Truck Street. Thus, the Site has multi-modal transportation options to support 
iong tenn economic and business development. 

The tran sportation system in this immediate area is multi modal. Additional discussion regarding 
t ransportation Goals, Policies, and impacts are addressed else where in this report, u nder Goal 6 
a n d u nder 33.810.0SO.A.3. Staff concu rs with the applicant's analysis. 

O bject ives: 

A. Support multimodal freight transportation improvements to provide competitive regional access to global 
markets and facilitate the efficient movement of goods and services in and out or Portland's major 
industrial and commercial districts. Ensure access to intermodal terminals and related distribution 
facilities to facilitate the lo~! . national, and international distribution of goods and services. 

Findings; The applicant a ddresses this Obj ective as follows: 
:-;._:.; '? .~ 

The S1te L•; not luca,~c.: on a s treet with any m.ajor Jreigh! da..: .:.·:: .~on .. . !J is not locu' ~c.: 
on a Regional Truckway, Priority Truck Street, Major Truck Street, Truck Access Street 
or Freight District Street, and the zone change will not affect access to any intennodal 
terminals or distribution. facilities in the area. 

Instead Upshur is a Local Service Transit and Traffic Street, a Local Service Bikeway, 
a Local Service Walkway and a Local Service Truck Street. NW 18'h is a Local Service 
Transit and Traffic Street, an Off-Street Pedestrian Path, a Local Service Bikeway and 
a Local Service Truck Street In this way the Site will have no impact on freight 
transportation improvements. The Site is also currently developed with its intended 
use. The event venue creates mostly off-peak vehicle trips and these trips are 
currently already accommodated on the existing transportation system Presently, the 
portions of NW 18th and 19th serving the site operate at LOS B, and NW Upshur 
operates at LOS D. These are deemed acceptable levels of service by the City of 
Portland Because the Site's trips are mostly off-peak and accounted for in the s ystem 
as existing background traffic, this amendment is equally or more supportive of this 
freight policy than the old designation. 
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S ta ff concurs with this analysis. Additional findings regarding street classifications, etc. can be 
found under Goal 6 and 33.810.0SO.A.3, which is also supportive of this analysis. 

E. Promote safe and pleasant bicycle and pedestrian access to and circulation within commercial areas. 
Provide convenient. secure bicycle parking for employees and shoppers. 

Findings: The applicant addresses this Objective as follows: 

As stated above, NW Upshur and NW J8fh are Local Service Bikeways. Upshur is a 
Local Service Walkway and NW 181h is an Off-Street Pedestrian Path. Amending the 
zone from IG 1 to EXd will not change these designations or the manner in which these 
streets are u sed. Further, the EX zone includes a numbe r of requirements to enhance 
pedestrian and bicycle access to and circulation within the area. (See, for example, the 
pedestrian s tandards of PCC 33. 140.240). 

As noted, the existing event venue use ofthe Site will continue following the zone and 
plan ·amendment. The existing building is located at the comer of NW Upshur and NW 
18th and has d irect connections to the street for pedestrians. Bicycle lanes run 
immediately in front ofthe building. Because the majority ofthe events at the Site 
occur on weekends and during off-peak weekd ay hours, the Site does not contribute to 
excessive traffic that might detract from bicycle and pedestrian use of the surrounding 
streets. Thus, amending the zone to confonn to the existing use ensures (hat the Site 
will continue to promote safe and p leasant bicycle and pedestrian experienr.es in the 
area. 

Thus, the combination of off-peak commercial traffic and the bicycle and pedestrian 
reguic:tions for the EX zone will support the continued commercial us.; of this Site in a 
manner that is more supp ortive of this objective than the old industrial designation. 

Staff concurs with this analysis and n otes that the findings under Goal6 a n d 33.8 10.050.A.3 are 
also s upportive of this Objective . 

F. Encourage a wide range of goods and services in each commercial area in order to promote air quality 
an(.i <'!:l~rgy conservation. · 

Fllirlings:-i."l\e -applicant addresses this Objective as follows: 

The existing use encourages the maintenance of a wide range of services in the 
comme rcial area. Within a 2-block radius ofthe Site, there are a variety of commercial 
and indus trial uses. Most .notably, the Site is surrounded by the following uses: 
multiple home and garden retailers, including Bedford and Brown, Pomarius Nursery, 
Globe Lighting, Elements International, and Direct Source International; multiple 
restaurants, inclu(iing Dockside, Olympic Provis ions, and Brekens Kitche n; a variety of 
office u ses, including Tether (advertising), Department Zero (advertising), Maul Foster 
Alongi (environmental consulting), and Meriweather Group (ousiness consulting); event 
spaces, including The Slate and PNCA; and miscellaneous uses such as hair salons 
and fitness studios. 

The event venue fits squarely within this existing mix of uses and provides a 
complimentary commercial service use in the mixed use area. Because the Site 
currently contributes to the wide range of goods and services in the area, amending the 
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zoning to conform to the existing use will continue to promote air quality and energy 
conservation equally or better than the /Gl plan and zone designation. Maintaining this 
use will also promote energy conservation through the adaptive re-use of the I 929 
warehouse and the off-peak energy usage pattern associated with the event venue. 

Staff concurs with this analysis. 

H. Pursue transportation and parking improvements that reinforce commercial, industrial and residential 
districts and promote development of new districts. 

Findings: The applicant addresses this Objective as follows: 

The parking and transportation improvements on and off site reinforce the commercial 
and industrial aspects of this district and will continue to do so following the zone 
change and plan amendment. 

First, the Castaway event ve nue is an existing use whose background traffic already 
exists and is accommodated on the transportation and parking network. The T/A 
demonstrates that the transportation facilities in the area operate at acceptable levels of 
service and will continue to do so following this amendment. Second, the event venue 
generates mostly off-peak trips. Thus, most users of the Site come on the weekends 
or after 6:00pm on the w eekdays, thereby limiting any conflict with the majority of 
peak-hour traffic generated by other existing and planned uses in the area. Third, 
the re is no minimum parking requirement f or the EX zone, and the maximum parking 
s tandards set forth in Table 266-2 of PCC 33.266 will limit the number of spaces on the 
Site following the zone change and plan amendment. As set forth in PCC 33.266.115, 
the maximum parking regulations will promote efficient use of the Site, enhance urban 
form, encourage the use of alternative modes of transportation, provide for better 
pedestrian movement, and protect air and water quality. 

The Site currently has 20 •on-site"' spaces immediately east of the building (because the 
warehouse occupies the entirety of the 10, 000-square foot lot, the parking is located on 
an adjacent lot and secured through a long-term lease)- In addition, Castaway has 
option;:; h reryt spaces from adju. . ~!tt businesses du.nr,e their off-pP.(!k hours, 48 spaces 
are a!.'~i:::.. :.!~ :raJen1]Tom City Cei':ter at NW 191' and TJunnaH, '.i.nd. Castaway recently 
execute d a lease with ODOT to ensttre the a vailability of over 80 spaces under the I-405 
Bridge. In addition, there is ample on-street parking f or events due to the off-peak 
usage of the Site. Lastly, many ofthe events use valet services and limousine/bus 
transportation f or guests, and s huttle buses to s huttle employees from the job site to the 
event venue. 

Accordingly, the existing transportation and parking improvements are consistent with 
the s tandards of the EX zone and will equally or better reinforce the commercial and 
industrial districts than the IG 1 designation. 

Staff concurs with this analysis and n otes tha t the tran sportation related findings under Goal 6 
and 33.810.050.A.3 are also s upportive of this analysis. 

5.8 Diversity and Identity in Industrial Areas 
Promote a variety of efficient, safe and attractive industrial sanctuary and mixed employment areas in 
Portland. · 
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Findings: The applicant a ddresses this policy as follows: 

The Site is located between mixed employment areas and the industrial sanctuary. The 
area has been developed with a wide variety of uses, many of which are detailed above 
and include a school, light industrial, outdoor and indoor furnishings, office uses and 
this event ve nue. 

Thus, the area a lready promotes a variety of safe and attractive industrial sanctuary 
and mixed e mployment areas. This amendment simply further enforces this variety by 
conforming the zoning map and Comprehensive Plan map to the existing use on Site. 
The Site already operates safely and attractively with the mix of uses in the area. The 
streets serving the Site are not designated freight streets and are instead Local Service 
Traffic, Transit and Truck streets with City Walkway and Bikeway designations. Each 
of these designations is consistent with the continuing use of the Site in the manner 
proposed here. 

As the TTA demonstrates, the off-peak traffic generated by the Site does not interfere 
with industrial traffic, and the traffic pattern is highly consistent and compatible with 
the existing and planned uses in the area. Furthermore, there is virtually no difference 
in peak-hour trip generation between the EX zone and the IG 1 zone. 

Therefore, rezoning the Site to EXd will be equally or more supportive of this 
Comprehensive Plan policy than the old designation. 

Staff concurs with this analysis a nd again notes that the t:-ans portation findings throughout i.his 
report are supportive of t h is analysis and this Objective . 

D. Within industrial districts, allow some lands designated for commercial or mixed employment. Provide for 
this while maintaining the overall industrial orientation of tht: districts . 

E. C;eate mixed employment areas which encourage a broad range of employment opportunities by 
permitling a mix of industrial and commercial activities. Prevent land use conflicts within the mixed 
employment areas through the use of development standards and by lirr.i:i;;g conflicting types of 
development. 

. . " ('( -'' 

F. For activities which tend to h;,-..:r: ::.;, :y~tial-off-site impacts ot demands on public services, lim it the 
zones wt:=re they are permitted outrigr:t, and require additional reviews where they may be appropriate. 

Finaings: The applicant addresses the three Objectives listed above as follows: 

The Site is located in an area that has a mix of Employment and Industrial zones. 
While the Site itself is currently zoned Industrial, a large tract of land to the immediate 
southwest is zoned Ce ntral Employment (EXd), as is the large tract of land to the east of 
the Site. Rezoning and re-designating this 10,000 square foot Site to EXd will meet the 
above objective of allowing some lands to be designated for commercial or mixed 
employment while maintaining the overall indus trial orientation of !he properties to the 
north 

The a.mendment will continue to encourage a broad range of employment opportunities 
by permitting the current mix of industrial and commercial activities in the area. Land 
use conflicts will be prevented, and are currently preve nted, by the limited and off-peak 
nature of the existing use on the Site. Furthermore, the Site is within the Northwest 
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Plan District (Map 562-1, PCC 33. 562}. The NWPD regulations in PCC 33.562.110. C. 1 
limit the size of Retail Sales and Service uses to 20,000 square feet, and PCC 33.562 
also p lace limitations on residential uses and building heights . The Site comprises only 
a total of 1 0, 000 square feet, and there is only one use in the 1929 warehouse on Site. 
Therefore, the nature of the existing development, combined with the NWPD regulations, 
will preserve the industrial nature of the area and prevent conflicts between the varying 
uses. 

Finally, as the transportation analys is demonstrates, the majority of traffic to the site 
occurs during weekend hours and off-peak w eekday hours. Therefore, impacts are 
minimal. In addition, the trip ge neration potentr."al of the site under the existing and 
proposed zoning scenario is essentially equal dun·ng the critical weekday pm peak hour 
(the potential build out of the proposed zoning results in one less trip than the existing 
zolling). For this reason, no off-site transportation impacts will occur as a result of the 
zone change, and no mitigation meas ures are necessary. 

Therefore, rezoning the Site to EXd will be equally or more s upportive of these mixed 
use policies than the old desig.natiorL 

Staff concurs with this analysis . The zoning code regulations applicable to the site because of its 
location within the Northwest Plan District will limit impacts should the event u se vacate the site 
and it is redeveloped with residen tial use. 

GOAL 6 T ransportation 
Deve lop a balanced, equitable, and efficient transportation system that provides a range of 
trar:.sportation choices; reinforces the livability of neighborhoods; supports a s trong and diverse 
economy; reduces air, noise, and water pollution,· and lessens reliance on the automobile while 
maintainir<g accessibility. 

Findings: The Portland Bureau of Transportation responded with the following findings and 
comments: 

Portland Transportation/Development Review has reviewed the application for its potential 
impact::: ~::: garding thP. puiJiic right-of-way, traffic impacts and-co11formance with ar!o:.: •~d 

policies, street d_e$ig:iatitms, Title 33, Title 17, and for pot~Tnt. :.;:.~s upon transpi. ·: at:0n 
services. 

Kittelson's memorandum analyzed whether the zone change would significantly affect the 
transportation system (either as determined by Oregon's Transportation Planning Rule (TPR) or 
the City's Administration Rule TRN 10.27 -Traffic Capacity Analysis for Land Use Review 
Cases) . The reasonable 'worst-case' analysis to calculate trip generation was based on 
"Specialty Retail." The trip generation potential of the site under the existing and proposed 
zoning designations is essentially equal during the critical weekday pm peak hour (the potential 
build out of the proposed zoning results in one less trip than the existing zoning). Therefore, no 
off-site transportation impacts will occur as a result of the zone change. Further. as confirmed 
by the Bureau, no additional quantitative analysis is needed to comply with the City of Portland 
Administrative Rule or the Transportation Planning Rule. 

Compliance with the Transportation Planning Rule 
660-01 2-0060, Transportat ion Planning Rule (TPR) 

.. 
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As noted, the Applicant consulted with the Bureau of Transportation Engineering & 
Development prior to fi ling the application and confirmed that the application would not require 
further analysis under the TPR. Below are add itional findings in support of this conclusion. 

Plan and Land Use Regulation Amendments 
(1) If an amendment to a functional plan, an acknowledged comprehens ive plan, or a 
land use regulation (including a zoning map) wo uld s ig nificantly affect an existing o r 
planned transportatio n facility, then the local government must put in place m easures as 
provided in section (2) o f this rule, unless the amendment is allowed under section (3), 
(9) or (1 0) of this rule. A plan or land use regulation am endment s ignificantly affects a 
transportation fac ility if it would: 

(a) Change the functional classification of an existing o r planned transportation fac ility 
(exclusive of correction of map errors in an adopted pfan); 

The proposed application will not change the functional classification of any existing or planned 
transportation facilities. 

(b) Change stand~rds implem enting a functional classification system; or 

The proposed application will not change the standards implementing a functional classification 
system. 

{c} Result in any of the effects listed in paragraphs (A) through (C) o f this subsect!o n 
based or. projected cond itions m easured at the end of the planning period identified in 
the adopied TSP. A s part of evaluating projected conditio ns, the amount of traffic 
projectod to be gene rated within the area of the amendment may be reduced if the 
amendment includes an enforceable, ongoing requirem ent that w ould demonstrably limit 
traffic generation, including, but not limited to, trans po rtation demand m anagement This 
reduction m ay diminish o r completely eliminate the s ignificant effect o f the amendment 

(A) Types or levels o!' !:ravel or access that are inconsistent w ith the functional 
class ific~!ip_l) of an exisri~g or p !anned transportatio n fac ility; 

....,. • I l~o,\, • .. : _ ! 

As detailed i ;~1t< i i~elson's memorandum an·d -th~ original application narrative, tht: .1-ii) 0•--aGration 
potential of the site under the existing (IG1 ) and proposed (EX d) zoning designations is 
essentially equal during the critical weekday pm peak hour (the potential build out of the 
proposed zoning results in one less trip_!han ttw existiog zoning). Therefore, no off-site 
transportation impacts will occur as a result of the zone change. 

The affected facilities have the following functional classifications: NW Upshur is a Local 
Service Transit and Traffic Street, a Local Service Bikeway, a Local Service Walkway and a 
Local Service Truck Street. NW 18th and 191

h are Local Service Transit and Traffic Streets, City 
Bikeways, Local Service Walkways, and Local Service Truck Streets. The existing event venue 
on the site creates mostly off-peak vehicle trips, and these trips are currently already 
accommodated on the existing transportation system, including the referenced facilities. 

I: 

I 
I 

I 

Presently, the portions of NW 18th and 191
h serving the site operate at LOS B, and NW Upshur "" 

operates at LOS D. These are deemed acceptable levels of service by the City of Portland. 
Because the site's trips are mostly off-peak and accounted for in the system as existing 
background traffic, this amendment will not create types or levels o f travel or access that are 
inconsistent with the functional classification of an existing or planned transportation facility. 
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(B) Degrade the performance of an existing or planned transportation facility such that it 
would not meet the performance s tandards identified in the TSP or comprehensive plan; 
or 

As noted above, the potential build out of the site under the proposed zone (EXd) would actually 
result in one less trip than the existing zone (IG 1 ). Furthermore, the existing event venue on the 
site creates mostly off-peak vehicle trips, and these trips are currently already accommodated 
on the existing transportation system. Presently. the portions of NW 18th and 191

h serving the 
site operate at LOS 8, and NW Upshur operates at LOS D. These are deemed acceptable 
levels of service by the City of Portland, and the proposed zone change will not alter 
performance of these streets. Therefore, the zone change will not degrade the performance of 
an existing or planned transportation facility such that it would not meet the performance 
standards identified in the TSP or comprehensive plan. 

(C) Degrade the performance of an existing or planned transportation facility that is 
otherwise projected to not meet the performance standards identified in the TSP or 

. comprehensive plan. 

As noted above, the portions of NW 18th and 19th serving the site operate at LOS B. and NW 
Upshur operates at LOS D. These are deemed acceptable levels of service by the City of 
Portland, arid the potential build out of the site unde; the proposed zone (EXd) would actually 
result in one less trip than the existing zone (IG1). Therefore, the proposed zone change will 
not degrade the performance of an existing or planned transportation facility that is otherwise 
projected to not meet the performance standards identified in the TSP or comprehensive pian. 

In summary, the proposed zone change from IG1 to EXd will not significantly affect ar. existir.g 
or planned transportation facility and therefore no further analysis is required under the TPR. 

The proposed zone change and comprehensive plan amendment is consistent with the relevant 
objectives and policies designed to implement this goal as follows. 

6.5 Traffic Classification Descriptions 
Develop a ba!.anced, equitabie; ;>-nd efficient tnin~~crtalio_n systP.m that provides a range 
of trans..qv:~~/ l • . ee.ojees; reiHfa!·f.'es the l ivability of r.eighbui!!!Jods; supports a strong 
and diverse economy; ·reduces air, -noise, and water pollution; and lessens relian~e on 
the automobile while maintaining accessibility. 

NW Upshuris a Local Service Transit and Traffic Street, a Local Service·Bikeway, a Local 
Service W alkway, and a Local Service Truck Street. NW 181h and 19th are Local Service Transit 
and Traffic Streets, Local Service Walkways, City Bikeways, and Local Service Truck Streets. 
Therefore, the following objectives related to Local Service Traffic Streets are relevant to this 
application. 

F. Local Service Traffic Streets 
Local Service Traffic Streets are intended to distribute local traffic and provide access to 
local residences or commercial uses. 

• l and Use/Development. Discourage auto-oriented land uses from using Local Service Traffic 
Streets as their primary access. 
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Classification. Streets not classified as Regional Trafficways, Major City Traffic Streets, 
Dist rict Collectors, or Neighborhood Collectors are c lassified as Local Service Traffic Streets. 

• Connect ions. Loca l Service Traffic Streets should connect neighborhoods, provide local 
c irculat ion, and provide access to nearby centers, corridors, station areas, and main streets. 
• Funct ion. Local Service Traffic Streets provide local circulation for t raffic, pedestrians, and 
bicyclis ts and (except in special circumstances) s ho uld provide on-st reet parking. In some 

instances where vehicle speeds and vo lumes are very low (for example, w oonerfs and 
accessw ays ), Local Service Traffic Streets may accommodate both vehicles and pedestrians and 
bicyc lists in a shared space. 

The existing event venue on the site creates mostly off-peak vehicle trips on the adjacent Local 
Service Traffic Streets, and these trips are currently already accommodated on the existing 
transportation system. Presently, the portions of NW 18th and 19th serving the site operate at 
LOS B. and NW Upshur operates at LOS D. These are deemed acceptable levels of service by 
the City of Portland, and the proposed zone change will not alter performance of these streets. 
Following the zone change, the streets will continue to provide local circulation for traffic, 
pedestrians, and bicyclists. As detailed in the application materials, the event venue often uses 
shuttle buses and valet parking, thereby minimizing vehicle trips to the site. Finally, the 
surrounding area contains many EXd-zoned properties which rely upon the subject streets for 
loca l access to a variety of uses, including those allowed in both the IG1 and EXd zones. The 
proposed zone change will not alter the ·manner in which these streets meet their classifications 
and serve the local neighborhood 

6.6 Trans it C lassification Descriptions 
Ma inta in a system o f' trans it s treets that supports the m o vement o f trans it ve h icles fo r 
re gio nal, interregio~al, interdis trici:, a nd lo c a l t rips. 

E. Loca l Service Trans it Streets 
Local Service Transit Streets a re inte nded t o provide trans it service to nearby ;esidents 
and ?,dj acent commercial areas. 

• Land Use. Trans it o perations on Local Service Trans it Streets should give preference to 
acce~~ for individual pro pert ies a~d to the specific nee<;!_!; ~t"property owr-ef$~?t. , : ;esidents. along 
the street. . ... 
• Classificat ion. Streets not classif ied :-~s Regional Transitwa"ys, Maj or Transit Priority Streets, 
Trans it Access Streets, or Community Transit Streets are classified as Local Service Transit 
Streets. 

• Function. Local Service Trans it Streets may be used fo r paratransit service, end loops for 

regularly scheduled routes, and may carry school buses. 
• Bus Stops . Locate stops alo ng Local Service Trans it Streets based o n Tri-Met service 
standards. 

As noted above, NW Upshur. NW 18th, and NW 19th are Local Service Transit Streets. Per the 
quoted objectives, changing the zoning of the site from IG1 to EXd will encourage pedestrian­
and transit-oriented development in a commercial and mixed-use area. The surrounding 
properties currently contain the mix of commercial, residential, office, and industrial uses 
described in the application materials. These uses are served by the bike and pedestrian 
designations of the referenced streets. The uses authorized by the EXd zone mirror those 
already established in the area, are more supportive of pedestrian and transit-oriented 
development than the industria l uses favored by the IG 1 zone. 
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6.7 Bicycle Classification Descriptions 
Maintain a system of bikeways to serve all bicycle users and all types of bicycle trips. 

A. City Bikeways 
City Bikeways are intended to serve the Central City, regional and town centers , station 
communities, and other employment, commercial, institutional, and recreational 
destinations. 

• Land Use. Auto-oriented land uses should be discouraged from locating on City Bikeways 
that are not also classified as Major City Traffic Streets. 
• Design. Consider the following factors in determining the appropriate design treatment for 
City Bikeways: traffic volume, speed of motor vehicles, and street width . Minimize conflicts where 
City Bikeways cross other streets. 
• Improvements. Consider the following possible design treatments for City Bikeways: bicycle 
lanes, wider travel Janes, wide shoulders on partially improved roadways, bicycle boulevards, and 
signage for local street connections. 
• On-Street Parking. On-street motor vehicle parking may be removed on City Bikeways to 
provide bicycle lanes, except where parking is determined to be essential to serve adjacent land 
~Jses, and feasible options are not available to provide the parking on-site. 
• Bicycle Parking. Destinations along City Bikeways should have long-term and/or short-term 
bicycle parking to meet the needs of bicyclists. 
• Traffic Calming. When bicycle lanes are not feasible, traffic calming, bicycle boulevards, or 
similar techniques will be considered to allow bicyclists to share travel lanes safely with 
motorized traffic. 

As noted above. NW Upshur is a Local Service Bikeway and NW 181
h and NW 18th a re City 

Bikeways. Following the zone change, the City Bikeway designation will be unchanged, and the 
streets will continue to provide bike access to adjacent properties . In addition , the purpose of · 
the EXd zone is to allow mixed industrial and commercial uses in areas in the center of the City 

· · ·.·· that have predominantly industrial type development. Residential uses are allowed, but are not 
.. · Jnte_:;u1.,g:i:.to predomi~~e or s_et development standards for other uses in the ere.<.' The 

devek::;ment stB-!'I':i;:!fds-are intended to allow new dev-~!oJ;:;·, .. ~t·whieh-is-·similar i· ;~haracter to 
. existing development. In general, the mixed-use, urban dev~;·.'~ i>ment allowed by til·.· f:Xd zone 
is consistent with the types of uses encouraged along City Bikevvays. In add ition. the existing 
event venue will continue to operate on the site under the new zoning. The Applicant's events 
are almost entirely held in the off-peak hours: on weekends and after 6 :00 pm on the weekdays. 
Therefore, the venue does not generate vehicular traffic during the a.m. and p .m. peak hours 
when bicycle commuters are likely to use the City Bikeway loop most heavily. Parking for the 
events is located both on and off site in designated off-street parking areas, often with shuttle 
and valet services, thereby limiting auto traffic to the site. 

C. Local Service Bikeways 
Local Service Bikeways are intended to serve local circulation needs for bicyclists and 
provide access to adjacent properties. 

• Classification. All streets not classified as City Bikeways or Off-Street Paths, with the 
exception of Regional Trafficways not also classified as Major City Traffic Streets, are classified 
as Local Service Bikeways. 

, .. , .. 

~· • . ..-r: ~..' 
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• Improvements. Consider the following design treatments for Local Service Bikeways: shared 
roadways, traffic calming, bicycle lanes, and extra-wide curb lanes. Crossings of Local Service 
Bikeways with other rights-of-way should minimize conflicts. 
• On-Street Parking. On-street parking on Local Service Bikeways should not be removed to 
provide bicycle lanes. 

• Operation. Treatment of Local Service Bikeways should not have a side effect of creating, 
accommodating, or encouraging automobile through-traffic. 

As noted above, NW Upshur is a Local Service Bikeway. Following the zone change, the Local 
Service Bikeway designation will be unchanged, and the street will continue to provide bike 
access to adjacent properties. The existing event venue will continue to operate on the site 
under the new zoning. The majority of tfaffic generated by the event venue occurs after 6pm. 
Therefore, the venue does not generate vehicular traffic during the a.m. and p.m. peak hours 
when bicycle commuters are likely to use the Local Service Bikeway most heavily. 

6.8 Pedestrian Classification Descriptions 
Maintain a system of pedestrianways to serve all types of pedestrian trips, particularly 
those with a transportation function. 

C. City Walkways 
City Walkways are intended to provide safe, convenient, and attractive pedestrian access 
to activities along major streets and to recreation and institutions; provide connections 
between neighborhoods; and provide access to transit. 

• Land Use. Cit; Walkways should serve areas with dense zoning, commercial areas, and major 
destinations . Where auto-oriented land uses are allowed on City Wa~kways, site development 
standards should address the needs of pedestrians for access. 

• Improvements .. Use the Pedestrian Design Guid~ to design City Walkways. Consider special 

design treatment for City Walkways that are also designated as Regional or Community_.Main 
Streets. 

South of NW Thurma.rl, NW 19th becomes a City Walkway. This provides enhanced pedestrian 
acces·s !r ~·f,l the site to the pc·~~~strian di~t~l<::t to the south. The propose_d EX9 7<1ne ~~Jil.~ow 
many ofti:c:uses alrea_dy pemiitt.::d in the f..xi-:.ting IG1 zone, plus enhanced erp- . ,,~ses 
encouraged-by the EXd zone. The zone change will allow the existing event venue use to 
continue. The City Walkway along NW 19th wil! continue to serve the event venue and could 
also support the variety of employment uses allowed within the EXd zone. 

E. Local Service Walkways 
Local Service Walkways are intended to serve local circulation needs for pedestrians 
and provide safe and convenient access to local destinations, including safe routes to 
schools. 

• Land Use. Local Service Walkways are usually located in residential, commercial, or industrial 

areas on Local Service Traffic Streets. 
• Classification. All streets not classified as City Walkways or Off-Street Paths, with the 

exception of Regional Trafficways not also classified as Major City Traffic Streets, are classified 
as Local Service Walkways. 

• Improvements. Use the Pedestrian Design Guide to design Local Service Walkways. 

.• 
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Immediately adjacent to the site , NW Upshur, NW 181
h, and NW 19th are Local Service 

W alkways. The subject streets will retain this classification following the zone change, and will 
continue to meet the objectives for Local Service W alkways. The streets w ill provide 
convenient pedestrian access to the event venue on the s ite, as well as the variety o f 
residentia l, commercial, and industrial uses a llowed by the EXd zone. 

6.9 Freight Classification Descriptions 
Designate a system of truck streets, r ailroad lines, and intermodal freight facilities that 
support local, national, and international distribution of goods and services. 

F. Local Service Truc k Streets 

Local Service Truck Streets are intended to serve local truck circulation and access. 
• Land Use. Local Service Truck Streets provide for goods and service delivery to individual 
commercial, employment, and residential locations outside of Freight Districts. 
• Function. Local Service Truck Streets s hould provide loca l t ruck access and circulation only. 
• Connections. All streets, outside of Freight Districts, not classif ied as Regional Truckways, 
Priority Truck Streets, Major Truck Streets, or Truck Access Streets are classified as Local 
Service Truck Streets. Local Service Truck Streets with a higher Traffic classification are the 
preferred routes for local access and circulation. 
• Design. Local Service Truck Streets s hould g ive preference to accessing individual properties 
and the specific needs of property owners and residents along the street. Use of restrictive 
signage and operational accommodation are appropriate for Loca i Service Truck Streets 

NW Upshur, NW 18tto, and NW 19th are Local Service Truck Streets. T he designation of these 
streets w ill not change following the zone change. T he streets will cor.tinue to serve !ocal truck 
circulation and access for the event venue on the s ite, other potential uses in the EXd zone, and 
surrounding properties. 

6 .1 1 Street Design Classification Desc riptions 
Street Design Classification Descriptions identify the preferred modal emphasis and 
design treatments for regionally significant ~treets and special design treatments for 
!ocall~~~gr.!ficant s treets . , :-='· •< 

... lv_.. . . . ' 
. I. Local Streats 
Local Streets are designed to compleme nt planned land uses and reduce d ependence on 
arterials fo r local circulation. 

• Land Use. Local Streets are multimodal, but are not intended for trucks (other than local 
deliveries) in residential areas. Local Streets are important for local circulation of trucks in 
commercial and industrial areas. 

• Design. Local street design includes many connections with other streets, sidewalks, on­
street parking, and planting of street trees and ground cover (where planting strips are included). 

• Classific.ation. All streets not classified as Urban Throughways, Regional and Community 
Main Streets, Regional and Community Corridors, Urban Roads, and Greenscape Streets are 
classified as Local Streets fo r street design. 

NW Upshur, NW 1.8lh, and NW 19th are Local Streets. This Street Design Classification 
Description will not change following the zone change. The streets will continue to complement 

.... .. 
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planned land uses within the proposed EXd zone and will reduce dependence on arterials for 
local circulation. 

Land Use and Transportation Policies: 

6.18 Adequacy of Trans portation Facilities 
Ensure that amendments to the Comprehensive Plan (including goal exceptions and map 
amendments), zone changes, conditional uses, master plans, impact mitigation plans, 
and land use regulations that change allowed land uses are consistent with the identified 
function and capacity of, and adopted performance measures for, affected transportation 
facilities. 

As set forth above in response to the TPR and incorporated herein by reference, the proposed 
amendments are consistent with the identified function and capacity of, and adopted 
performance measures for, the affected transportation facilities. Kittelson's memorandum and 
the original application narrative explain that the trip generation pote ntial of the site under the 
existing (IG1) and proposed (EXd) zoning designations is essentially equal during the critical 
weekday pm peak hour. The potential build out of the proposed zoning results in one less trip 
than the existing zoning. Therefore, no off-site transportation impacts will occur as a result of 
the zone change and comprehensive plan amendment. 

In addition, the purpose of this application is to allow the existing event venue on the site to 
continue following the zone change. This use creates mostly off-peak vehicle trips on the 
adjacent Loca! Service Traffic Streets, and these trips are currently already accommodated on 
the existing transportation system. Presently, the portions of NW 18th and 19111 serving the site 
operate at LOS B, and NW UpshL.!r operates at LOS D. These are deemed acceptable levels of 
service by the City of Portland , and ihe proposed zone change will not alter performance of 
these streets. Therefore, the proposed amendments are consistent with the identified function 
a~d capacity of, and adopted performance measures for, the affected transportation facilities 

S .. t9 Transit-Oriented Development 
Reinforce the link between trans it and land use by encouraging transit-oriented 
development and supporting increased residential and employment densities along 
transit streets, at existing and r lc.<"ln ed light rail tran~ •t stations, and ~-;: .:. ther ma;t.J'" 
activity centers. 

As addressed above and incorporated herein by reference, the affected facilities immediately 
surrounding the site are all ciassified as Local Service Transit Streets (NW 18th, NW 19u', and 
Upshur). Local Service Transit Streets are intended to provide transit service to nearby 
residents and adjacent commercial areas. Therefore, they are not intended to serve major 
transit-oriented developments. Rezoning the site from tG1 to EXd will maintain the existing 
employment density along these streets by allowing the event venue use to continue. In 
addition, the EXd zone allows a variety of residential and employment uses, and such uses 
have multiple transit options in this neighborhood, including the designated bicycle and 
pedestrian ways on NW 18th and NW 191

h. In addition, as you move south from the site, NW 18th 
and 19th become Transit Access Streets (below NW Thurman), and Thurman itself is a Transit 
Access Street and Community Transit Street, thereby accommodating the variety of uses 
allowed by the EXd zone. 

6.20 Connectivity 



i 
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Supp011 development of an interconnected, multimodal transportation system to serve 
mixed-use areas, res idential neighborhoods, and other activity centers. 

Rezoning the site from IG1 to EXd will support the mixed-use nature of the area surrounding the 
site. In addition, the property and the mixed-use neighborhood surrounding it are well-situated 
to be served by an interconnected, multimodal transportation system. As noted, the portions of 
NW 18th and NW 19th adjacent to the site are classified as a City Bikeway loop, connecting 
cycl ists in the area to the commercial center to the south. In addition, as you move south from 
the site, NW 18111 and 19th become Transit Access Streets (below NW Thurman), and Thurman 
itself is a Transit A ccess Street and Community Transit Street, thereby accommodating the 
variety of uses allowed by the EXd zone. Furthermore, the site has convenient access to 
Highway 30, a Regional Transitway, and 1-405. NW 18'n and NW 19th also provide pedestrian 
access to NW Thurman to the south, which is classified as a City Walkway. South of Thurman, 
NW 19th also becomes a City W alkway as well , providing access to the pedestrian district to the 
south. 

6.22 Pedestrian Transportation 
Plan and complete a pedestrian network that increases the opportunities for walking to 
shopping and services, schools and parks, employment, and transit 

As noted above, immediately adjacent to the site, NW Upshur, NW 18th. and NW 19th are Local 
Service W alkways. The subject streets will retain this classification following the zone change, 
and will continue to meet the objectives for Loca l Service Walkways. The streets will provide 
convenient pedestrian access to the event venue on the site, as well as the variety of 
residential, commercial , and industrial uses allowed by the EXd zone. 

South of NW Thurman, NW 19th become!:- a City Walkway. This provides enhanced pedestrian 
access from the site to the pedestrian district to the south. The proposed EXd zone will allow 
many of the uses already permitted in the existin~ IG1 zone, and will a lso allow the event venue 
use to continue. The City Walkway along NW 191 will continue to serve the event venue and 
could also support the variety of employment uses allowed within the EXd zone. 

6.23 Bicycle Transportation 
.5--~::- .the bicy.cJc ·an-integ ral part ·of daily life in ~on!~r.ci, particularly fOi~ t.; ·~s of less th~;;;;;~~ · 

·five miles, by ifflp!eme nting a bikeway network, pro\' ;....;~Ad-of·trip faci~~-l'~s. improving 
bicycle/transit integration, encouraging b icycle use, and making b icycling safer. 

As noted above, NW Upshur is a Local Service Bikeway and NW 18th and NW 19111 are City 
Bikeways. Following the zone change, the Local Service Bikeway and City Bikeway designation 
will be unchanged, and the streets wili continue to provide bike access to adjacent properties. 
The existing event venue will continue to operate on the site under the new zoning. The 
majority of traffic generated by the event venue occurs after 6pm. Therefore, the venue does 
not generate vehicular traffic during the a.m. and p.m. peak hours when bicycle commuters are 
like ly to use the Local Service Bikeway and City Bikeways most heavily 

6.25 Parking Management 
Manage the parking supply to achieve transportation policy objectives for neighborhood 
and business district vitality, auto trip reduction, and improved air quality. 

6.27 Off-Street Parking 
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Regulate off-street parking to promote good urban form and the vitality of commercial 
and employment areas. 

The Applicant's events are almost entirely held in the off-peak hours: on weekends and after 
6:00 pm on the weekdays. Parking for the events is located both on and off site in designated 
off-street parking areas, often with shuttle and valet-services. The Site currently has 20 "on­
site" spaces immediately east of the building (because the warehouse occupies the entirety of 
the 10,000-square foot lot, the parking is located on an adjacent lot and secured through a long­
term lease). In addition, Castaway has options to rent spaces from adjacent businesses during 
their off-peak hours, 48 spaces are available for rent from City Center at NW 19th and 
Thurman, and Castaway recently executed a lease with ODOT to ensure the availability of over 
80 spaces under the 1-405 Bridge. In addition, there is ample on-street parking for events due to 
the off-peak usage of the Site. Lastly, many of the events use v~ let services and limousine/bus 
transportation for guests, and shuttle buses to shuttle employees from the job site to the event 
venue. 

The Transportation Impact Analysis eva luates the parking and traffic operations on the site and 
demonstrates that all study intersections continue to operate at acceptable levels of service and 
there are no confl icts with industrial users in the area 

The proposal is supportive of, and is consis tent with Goal 6 . 

GOAL 7 Energy 
Prc;mote a sustainable energy future by irtcreasing energy efficiency in all sectors of the city by ten 
percent. by !he year 2000. 

T:'indings: The applicant addresses this Goal with the following: 

This goal does not seem to be directed at un ihdividual applicant or property owner but 
at the City itself Because this application promotes the existing mix of uses in this EXd 
and Industrially-zoned area in a manner that {5 compatible with existing uses, and 
utilizes the existing inventory of buildings on Site, it represents a sustainable approach 
.to pr:_otecting existing bv..sinesses in the NW District area of the City consistent with, and , . . sr.t -· ·-··""' . ,, 
e4.•:::~Y supportive·oj ihz_- gaal. :·:- ·. · · 

~-. . . . 

Staff con.~urs with this analysis and further note·s that the applicant has applied for ami received 
permits to renovate the building, which included bringing the roof ins ulation into compliance with 
current building code requirements. The proposal is consistent with this Goal. 

GOAL 8 Environment 
Maintain and improve the quality of Portland's air, water and land resources and protect 
neighborhoods and business centers from detrimental noise pollution. 

Findings: The site has no environmental resources. The proposal is neutral and has no 
discemable impacts on air or water resources . The activities on site are subject to the noise limits 
established by Title 18, Noise Control. The proposal is not inconsistent with this Goal. 

- ..• ·! 
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GOAL 9 Citizen Involvement 
Improve the method for citizen involvement in the on-going la11d use decision-making process and 
provide opportunities for citizen participation in the implementation. review and amendment of the 
adopted Comprehensive Plan. 

Findings: The City provided notice of the proposal to s urrounding property owners within 400 
feet of the site and to the neighborhood association in order to inform them of their opportunity to 
comment on the application both in writing and at the public hearings on this application. In 
a ddition, the site has been posted per the requirements of the Portland Zoning Code for Type III 
Land Use Reviews. This GoaJ has been met. 

9.1 Citizen Involve ment Coo rdinatio n 
Encourage citizen involvement in land use planning projects by actively coordinating the planning process 
with relevant community organizations, through the reasonable availability of planning reports to city 
residents and businesses. and notice of official public hearings to neighborhood associations. business 
groups, affected individuals and the general public 

9.3 Co mpre he ns ive Plan Amendme nt 
Allow for the review and amendment of the adopted Comprehensive Plan which insures cit! zen involvement 
opportunities for the city's residents, businesses and organizations. 

Findings: The applicant addresses these two Polic ies as follows: 

This amendment equally or better supports this goal and its related policies and 
objectives because the City is processing this amendment as a Type m application 
under PCC 33.810. Citizen involvement is encouraged in this amendment through a 
variety of means. The applicant has engaged and will continue to engage the 
neighborhood through attendance at NWDA meetings and meetings with adjacent 
neighbors. These groups were invited to attend and participate in the pre-application 
conference and w ere noticed with the opportunity to provide commen.ts to BDS staff and 
the Hearings Officer and City Council in two public hearings. In S.J.rr..m.ary, the City has 
allowed for review of this amendment with sufficient public comment opportunities 
under PCC 33.810, consistent with this Goal, policy and objectives. 

Staff concurs. 

.. :"' ···. 
GOAL-1~ F~c.·.:LM±iew .-,. .. ~.-~------
Portland's Compr"!hensive Plan will undergo periodic review to assure that it remains an ~!p-to-date 

and workable framework for land use development. The Plan will be implemented in accordance 
with State law an.d the Goais, Policies and Comprehensive Plan Map contained in the adopted 
Comprehensive Plan. 

Findings: This Goal and related policies address how the City of Portland will address periodic 
review and how the Plan is implemented, including quasi-judicial Comprehensive Plan Map 
Amendments. 

10.4 Compre hensive Plan Map 
The Comprehensive Plan Map is the official long-range planning guide for uses and development in the city. 
The Comprehensive Plan Map uses the designations listed below. The designations state the type of area 
each is intended for, general uses and development types desired, and the corresponding zone or zones 
which implement the designation. Comprehensive Plan Map designations are shown on the Official Zoning 
Maps. 

. -... 
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(20) Central Employment 
This designation is intended to provide for mixed-use areas in an overall industrial-type setting. The 
designation is intended for very developed parts of the city which have the highest levels of public 
services. It allows a full range of industrial and commercial uses. Residential uses are allowed but 
should be compatible with the surrounding nonresidential development. The intensity of development 
will be higher than in other employment designations and most commercial designations. The 
corresponding zone is EX. The Design overlay zone will be applied in conjunction with the EX zone. 

(21) Industrial Sanctuary 
This designation is intended for areas where City policy is to reserve land for existing and future 
industrial development. A full range of industrial uses are permitted and encouraged. Nonindustrial 
uses are limited to prevent land use confiicts and to preserve land for industry. The corresponding 
zones are Generallndustrial1 (IG1), General lndustrial2 (IG2}, and Heavy Industrial (IH). 

Findings: The applicant addresses these Policies as follows: 

The Applicant proposes to amend the Comprehensive Plan des ignation for the Site 
from Industrial SanctuanJ to Central Employment Adjacent properties to the 
soutluuest and west already have the Central Employment designation and the 
corresponding EXd zone. As detailed above, the Central Employment designation is 
appropriate because the Site is located in a mixed-use portion of an industrial area. 
The designation has one corresponding zone-EX-which allows a full range of 
industrial and commercial uses, with limited residential uses. Because the Site is 
already developed with an event venue and located in a mixed-used area, the Central 
Employment designation is more appropriate tha n the lndustn.al Sanctuary 
designation. 

S ta ff c:oncurs with the a bove analysis_. It is a lso imp01tant to n ote that not only is the s ite a djacent 
to the EXd zone to the sout.'1west and west, but directly north and northwest a re lands either 
designa ted as Central _Employment, or zoned EXd. Additionally, a narrow exten sion of lands with 
thl." [ndustrial Sanctuary designation within which the site is located is bounded to the east by 
a riother s ignificant area o~ EXd zonin g. 

1G.7 Amendments to the Comprehensive Plan Map 
The Planning and Sustainability Commission must review and make recommendations to the City Council on 
all legislative amendments to the Comprehensive Plan Map. Quasi-judicial <:mendments to the 
Comprehensive Plan Map will l)e n~viewed by the Hear:r.2:; Officer prior to Ctty c·ou :~cil action. usi"g 
procedures stated in the L"'"'n:.-.: : ~~:--Eor quasi-judicia·t anmndments, the burden o: :;:"lJOf for ~; ;;; 
amendment is on the applicant. t:1e applicant must show thai the requested change is : (1) Consistent and 
supportive of the appropriate Comprehensive Plan Goals and Policies, (2) Compatible with the land use 
pattern established by the Comprehensive Plan Map, (3) Consistent with the Statewide Land Use Planning 
Goals, and (4) Consistent with any adopted applicable area plans adopted as part of the Comprehensive 
Pian. 

{1) Consistent and supportive of the appropriate Comprehensive Plan Goals and Policies, 

Findings: The preceding analysis and fi ndings in this report demonstrate that the proposed 
Plan Map Amendment is , on balance, s upportive of and consistent with the relevant goals 
and policies of the Comprehensive Plan. 

(2) Compatible with the land use pattern established by the Comprehensive Plan Map, 

Findings: The requested Plan designation and zoning for this site is compatible with the 
gen eral land use pattern established by the Comprehensive Plan for the area around the 
site. The requested Centra l Employment designation would expa nd the EXd zoning pattern 



Staff Report n nd Recommendation for LU 13-182710 CP ZC Page 43 

I 0,000 square feet to the northeast. The EXd zone a lready exists to the northeast, west, 
southwest and southeast. The existing areas of EXd zoned lands is bisected by a small area 
of IGl zoning that extends from the boundary of the Guild's Lake Industrial Sanctuary to 
the southeast, which includes the site. If the proposal is approved, the overall EXd zoning 
pattern would be further extended toward the northeast and the River District where EXd 
zoned lands are, and other, Industrial lands designated as Central Employment. This is 
not inconsistent with the overall land use pattern in the immediate area. With this change, 
there will remain a small area of IG 1 zoning that bisects two large swaths of EXd zoning. 

(3) Consistent with the Statewide land Use Planning Goals, and 

Findings: The State Land Conservation and Development Commission (LCDC) has 
acknowledged the City's Comprehensive Plan, and the City goals mentioned in "LCDC and 
Comprehensive Plan Considerations" are comparable to the statewide planning goals, as 
follows: City Goal 1 is the equivalent of State Goal 2 (Land Use Planning); City Goal 2 
addresses the issues of State Goal 14 (Urbanization); and City Goal 3 deals with local 
issues of the neighborhoods. Additionally, the following City and State goals are s imilar: 
City Goal 4 - State Goal 10 (Housing}; City Goal 5 State Goal 9 (Economic Development); 
City Goal 6 - S tate Goal 12 (Transportation) ; City Goal 7- State Goal 13 (Energy 
Conservation); City Goal 8 - State Goals 5, 6, 7 and 8 (Open Space, Scenic and Historic 
Areas and Natural Resources, Air, Water and Land Resource Quality, Areas Subject to 
Natural Disaster and Hazards, and Recreational Needs); and City Goal 9- State Goal 1 
(Citizen Involvement). Further, City Goal 10 addresses City plan amendments and 
rezoning, and City Goal 11 is similar to State Goal 11 (Public Facilities a nd Services) . 

For quasi-judicial plan amendments, compliance with the city's plan goals, as discussed 
here, show compliance with applicable slate goals. The analysis in this report indicates 
that a ll of the City goals and policies are supported by the proposal. Consequently, the 
proposal is consistent with all applicable Statewide goals. 

The Bureau of Planning and Sustaina bility raised a concern in their response that the 
application was not supportable under Statewide Planning Goal 9 requirements. However, 

~· ·the Portland Zoning Code (Title 33) was amended in 2008 to comply with Metro Title 4. The 
. findings for the amendment and adopted Ordinance Number 182429 (Exhibit G-5] states 

·.:~a~ The :71~ r;:n-::tments (including 33.8 10.050.A 3} :.va.r- .fonnd to be dire>!tl} <iuppor tive of 
Goal 9. Those tindings state: - - · ·· 

These amendments support Goal 9 by ensuring that adequate lands are available 

for indus trial and employment uses within the City of Portland. These amendments 

being the City into compliance with recent changes made to Metro's Urban Growth 

Management Functional Plan, specifically Title 4 . 

(4) Consistent with any adopted applicable area plans adopted as part of the 

Comprehensive Plan. 

Findings: As previously discu ssed above in this report, the proposal is consistent with the 
Vision, Goals, and Objectives of the Northwest Plan District. 
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10_8 Zone Changes 
Base zone changes within a Comprehensive Plan Map designation must be to the corresponding zone 
stated in the designation. When a designation has more than one corresponding zone, the most appropriate 
zone will be applied based on the purpose of the zone and the zoning and general land uses of surrounding 
lands. Zone changes must be granted when it is found that public services are presently capable of 
supporting the uses allowed by the zone, or can be made capable prior to issuing a certi ficate of occupancy. 
The adequacy of services is based on the proposed use and development. If a specific use and 
development proposal is not submitted, services must be able to support the range of uses and development 
allowed by the zone. For the purposes of this requirement, services include water supply, sanitary sewage 
disposal, stormwater disposal, transportation capabilities. and police and fire protection. 

Findings: The applicant addresses these Policies with the following commentary: 

The Applicant proposes a quasi-judicial amendment to Uie Comprehensive Plan map, 
from Industrial Sanctuary to Central Employment. This application denwnstrates 
compliance with all relevant zone change and Comprehensiue Plan amendment 
criteria. 

There is only one corresponding zone (EX) for the Central Employment designation. As 
detailed herein, the zone change should be granted because public services are 
presently capable of supporting the uses allowed by the EX zone and the existing event 
venue u se of the Site will continue following the zone change. The purpose of this 
amendment is not to facilitate the development of a new use, but to conform the zone to 
the existing, viable use of the Site. 

Findings addressing the adequacy of services a re found below, under 33.8 55.050.8., in this 
1eport. Staff con curs with this analysis . 

GOAL 11 A Public Facilities 
Provid£.: a timely, orderly and efficient arrangement of public facilities and services that support 
~> .. :isting rmd planned land use patterns and densities. 

11 A Provide a timely, orderly and efficient arrangement of public facilities and services that 
~upport e~l:;;ting and planned land use patterns and densities. 

;_' .:pita I Efficiency ·· 
M~·-':;mum use of existing public faciiiiies and services should be supported through e:u .• D:': ~;rtg=n·ew­
development to occur at the maximum densities allowed by the Comprehensive Plan and trorc.·gt: the 
development of vacant land within presently developed areas. 

Findings: The applicant addresses this Goal and related Policies as follows : 

The proposed zone change will facilitate maximum efficiency of public facilities and 
services by encouraging the continued re-u se of a 1929 warehouse for a viable event 
venue. The existing 10,000 square foot building occupies the entirety of the Site, and 
the Applicant uses the whole building for a viable event venue business. The 
proposed a m endments will ensure that the u se can continue in conformance with the 
zone, thereby maintaining an active use of a site that might otherwise lie vacant. 

Staff concurs with this analysis. 

1- . 

I 
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GOAL 12 Urban Design 
Enhance Portland as a livable city, attractive in its setting and dynamic in its urban character by 
preseroing its lu"story and building a substantial legacy of quality private developments and public 
improvements for future generations. 

POLICIES & OBJECTIVES: 

12.1 Portland's Character 

Enhance and extend Portland's attractive identity. Build on design elements, features and themes identified 
with the City. Recognize and extend the use of City themes that establish a basis of a shared identity 
reinforcing the individual's sense of participation in a larger community. 

Findings: The applicant addresses this Goal and Policy as follows: 

The proposed amendment will allow the existing event venue to continue on the Site, 
thereby reinforcing the mixed-use, urban character of the neighborhood. The area is 
compn·sed of mixed industrial, commercial, and residential development. Use ofthe 
10,000 square foot warehouse as an active event venue seroing the major nonprojits, 
corporations, and schools in the region reinforces the sense of community in the area. 
The zone change and Plan amendment will allow the Applicant to continue to provide a 
desired meeting place for the larger community. 

Staff concurs with this analysis. 

1 2.2 Enhancing Variety 

Promote !11e development of areas of special identity and urban r.haracter. Portland is a city bui!! from the 
aggregation of formerly independent settlements. The City's residential, commercial and industrial areas 
shvufd have attractive identities :hal enhance the urbanity of the City. 

Findings: The applicant addresses this Policy as follows : 

The subject neighborhood has a special character as a mixed-use industrial and 
commercial neighborhood. Many older warehouses, such as the building on the Site 
subject to this application, have been ~bject tp ,creative reuse. The 10,000 square foot 
warehouse OTl the Site ha~ been successfully reused as a viable event site that serves 
--:.-:- ··1-'/ <:::i_onificant membz :-.s ·.jthe community, ircduding Nike . . Weiden and Kennedy, 
- :;.-.. .-:-o.._, '"'-s tturtptufits;-'Wtd:-many Portland resiaent"?seekm.g ar. urban location for a 
weddiris .reception. The proposed zone change a11d plan amendment will promote the 
identity of this urban area by allowing the existing event venue to thrive on the Site in 
conformance with the new zone. 

Staff concurs with this analysis. 

12.6 Preserve Neighborhoods 
Preserve and support the qualities of individual neighborhoods that help to make them attractive places. 
Encourage neighborhoods to express their design values in neighborhood and community planning projects. 
Seek ways to respect and strengthen neighborhood values in new development projects that implement this 

Comprehensive Plan. 

Findings: The applicant addresses this Policy as follows: 

The proposed zone change and plan amendment willpr'eseroe the qualities ofthis 
neighborhood by allowing a respected event venue to continue to serve the community. 
The Castaway event venue is a respected business within the larger community, 

'!.:I~: · 
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meeting a variety of nonprofit, corporate, and individual event planning needs on a 
daily basis. The venue is part oftlre mixed use fabric ofthe surrounding neighborhood, 
which includes retail, industrial, office, and residential uses. In addition, the venue has 
successfully reused a 1929 warehouse to sen;e modern event planning demands. 
Therefore, this application will promote this objective by allowing the event planning use 
to continue in conformance with the proposed EXd zone. 

Staff concurs with this analysis and a lso notes that this proposal is consistent with Policy 13 of 
the NWPD, which calls for this Transitiona l Subarea to become m o re a more mixed u se 
neighborhood with development and uses that are compatible with adjacent industrial uses. This 
application appears to n ot only be consistent with policy 13, but th e application itself appear s to 
embody the planning vision for this Subarea, i.e., creating an active, vibrant use that is 
compa t ible with industrial la nds but also creates interest in, and promotes activity within· this 
e me rging mixed u se neighborhood. 

12.7 Design Qua lity 
Enhance Portland's appearance and character through development of public and private projects that are 
models of innovation and leadership in the design of the built environment. Encourage the design of the 
bui!t environment to meet standards of excellence while fostering the creativity of architects and designers. 
Establish design review in areas that are important to Portland's identity, setting, history and to the 
enhancement of its character. 

Findings: T~e applicant addresses this Policy as follows: 

The Comprehensive Plan and PCC 33.420.021 require all properties within the EX zone 
to receive the design ("d"} overlay. Therefore, this application will encourage better 
d eszgn on the Site by mandating the application of the design standards to any future 
rl.evelopm.ent on the Site. 

S taff concurs with this ·ana1ysis. 

12.8 Community Planning 
When community and/or neighborhood plans are developed include consideration of urban design issues a& 
a part of them. Use consideration of urban design issues to help establish. preserve and enhance the 
identity and character of each community plan's study area. 

E. Use the creation of new ries!qn districts and :!oning,;;t~'ldards to reduce !h:~ ii:· ~l i hood of cc~ftict~ 
between new and exi:st!nr:;> .:.!~.....;.:..:pments . Address p1.:.:l-:!errys that emerge wher-; n<'.w infil' ··= ~· -~mentis 
at greater density thar. exis<i.l~ Jevelopment. · · 

Findings: The applicant addresses this Policy and Objective as follows: 

As noted, PCC 33. 420.021 and the Comprehensive Plan :equire the application ofthe 
"d"' des ign ouerlay to the S ite in conjunction with the EX zone. In addition, the Site is 
within the Northwest Plan Dis trict. The development standards for the Northwest Plan 
District s eek to foster an urban level of mixed-use development while minimizing 
conflicts with nearby indus trial u ses. These community planning protections will reduce 
the likelihood of conflict between any future EX uses on the Site and the surrounding 
neighborhood. 

In summary, re -designating the Site from Industrial Sanctuary to Central Employment 
will be equally or more supportive of the Comprehensive Plan as a whole, as required 
by PCC 33.810. OSO.A. l. 
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Staff concurs with this analysis. To s ummarize, the proposal, on. balance, meets or is consistent 
with the applicable Goals and Policies of Portland's Comprehensive Plan as well as the Goals and 
Policies contained within the Northwest District Plan. This criterion is met. 

2. When the requested amendment is: 

• From a residential Comprehensive Plan Map designation to a commercial, 
employment, industrial, or institutional cam pus Comprehensive Plan Map 
designa tion; or 

• From the urban commercial Comprehensive Plan Map designation with CM 
zoning to another commercial, employment, industrial, or institutional campus 
Com prehensive Plan Map designation; 

the requested change will not result in a net loss of potential housing units. 

Findings: The proposal includes a requ ested amendment from Industrial to 
Employment, and therefore the provisions for no net loss in housing potential are 
not applicable. 

3. When the requested amendment is from an Industrial Sanctu ary or Mixed 
Employment Comprehen s ive Plan Map designation, in order to prevent the 
displacement of industrial and employment uses and preserve land primarily for 
these uses, the following c riteria must also be met: 

a. The uses a llowed by the proposed designation will not have significant 
adverse effects on industrial and employment uses in the area or compromise 
th~ area's overall industrial character; 

Findings: The applicant addresses this criterion as follows: 

As noted above. t.he area is characterized by mixed industrial, retail, office, residential, 
and service uses. As detailed in PCC 33.140.030, the Central Employment plan and 
zoning designations are intended for areas in the center of the City that have 
predominantly industrial type development The stated intent of the zone is to allow 

: · ~,.- industria! aT:td commercial uses which need a Cl"nt]·al. location. Residettti=z_i -:.!Ses are 
.... Uowed; ;·:::'.t.:' .tire not intended to predominate or'sct·.:.,_. ,'-_:opment s tandartib for- other 
u ses in the area, and the development standards are i:'iended to allow new · 
development which is similar in character to existing development. 

The Central Employment/ EX designation does not significantly expand the uses 
allowed on the Site compared to the IG 1 zone. While the Central Employment zone 
allows residential uses, the development standards limit those uses to ensure 
consistency with the mixed use character of the area. In addition, although retail sales 
and service and office uses are allowed outright in the EX zone and are subject to less 
res trictive development standards, they are also allowed in the IGJ zone (with more 
limitations]. Finally, the EX zone also allows a series of institutional uses (schools, 
colleges, medical centers, and religious institutions} that are not otherwise allowed in 
the IG 1 zone. However, the area already has one school that coexists with the mixed 
industrial and commercial uses in.the neighborhood, and the Site is generally too small 
( 10, 000 square feet, completely occupied by the existing structure} to be suitable for any 
significant institutional uses that might alter the character of the neighborhood. 
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Therefore, the uses allowed by the Central Employment Plan and zone designations will 
not adversely affect industrial and employment uses in the area. Rather, the zone and 
plan designation is well suited for the area's overall mixed industn"al and commercial 
character. 

b. The transportation system is capable of safely support ing the uses allowed 
by the proposed designation in addition to the existing uses in the a rea. 
Evaluation factors include street capacity a nd level of service, truck circulation, 
access to a rteria ls, transi t availability, on-street p arking impacts, s ite access 
requirements, n e ighborhood impacts, and pedestrian a nd bicycle circu lation and 
safe ty; 

Findings: The applica nt addresses this criterion as follows: 

As detai led in the attached tra n sportation analysis from Kittelson , incorporated herein 
by reference, the exis ting tra n s portation facilities are capable of supporting the 
existing use of the S ite and the potential uses allowed by the EX zone. Kittelson 
analyzed whether the zone change and Plan amendment would significantly affect the 
transportation system (either as determined by Oregon's Transportation Pla nning Ru le 
(TPR) or the City's Administration Rule TRN 10.27 - Traffic Capacity Ana lysis for Land 
Use Review Cases), and concluded tha t it would not. Comparing the "reasonable" 
worse case build out of the Site using a t rip generation factor based on 'Specialty 
Retail', Kittelson found that the trip generation potential of the site under the existing 
and proposed zoning scenarios is essentially equal during the critical weekday p.m. 
peak hour (the potential build out of the proposed wning results in one less trip tha!l 
the existin g wning). For this r~ason, no off-site t ransportation impacts will oc.:cu !" as 2. 

result of the zone change. Fu rther, no additional qua_Tltitative analysis is ne(.'dcd to 
c.:omp!y with the City of PortlanJ Administrative Rule or the Transportation Plannin g 
Rule 

in addition, as discussed above nnd incorporated herein by reference, the Site has 
adequate access to parking facilities and often uses shuttle and valet seroices to meet 
clients' needs. The off-peak nature of the existing use enables the Applicant to s hare 
parking facilities with neighboring properties. The S ite is also accessible for cyclists and 
pedestrians because it is located on designated bike and pedestrian routes. Finally, the 

·· ~.-._.~~·i is not located o:< :::..J.!.P.signated Major Truck Street. Therefore, there c .. e :>n m.aior 
co,:..:"~"cf_:; withfreighl traffic in the ~~~a:· - -

This c riterion is met. 

c. The uses allowed by the proposed designation will not s ignificantiy interfere 
with industrial u se of the transportation system in the area , including t ruck, rail, 
a ir, and marine faci lities; 

Findings: The applicant addresses this criterion as follows : 

As discussed above and incorporated herein by reference, the Si1.e is not located along 
any major industrial freight streets, nor is it adjacent to rail, air, or marine facilities: To 
the contrary, NW Upshur is a Local Seroice Bikeway, a Local Seroi.ce Walkway and a 
Local Seroi.ce Truck Street. NW 18'h is a Local Seroi.ce Transit and Traffic Street, an Off­
Street Pedestrian Path, a Local Seroi.ce Bikeway and a Local Seroice Truck Street, and 
NW 17'11 is designated as a City Walkway. In general, the immediately surrounding 
streets serve more local, multi-modal traffic than heavy industrial traffic. The uses 
allowed by the Central Employment des ignation are already pre valent in the area, 
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without adverse impact on industrial users oj-the transportation facilities. Therefore, the 
uses allowed by the proposed Central Employment/ EX designation will not interfere 
with industrial use of the transportation system in the area. 

This criterion is met. 

d. The s ite does not have direct access to special industrial services such as 
m ultimodal freight move:n:ent facilities; 

Findings: The a pplicant a ddresses this criterion as follows: 

The Site does not have direct access to multimodal freight movement facilities. Rather, 
the Site is located in a m ixed-use a rea un"th multiple EX-zoned properties. The Site 
does not connect to nor provide any special indus trial services to the area. Instead, it 
is already successfully operating as an event venue. Therefore, re-designating the 
Site to conform the zone and Plan designations to the existing use will not impact any 
fre ight movement facilities. 

This criterion is met. 

e. The proposed designation will preserve t he physical continuity of the area 
designated as Indus trial Sanctuary or Mixed Employment a n d not result in a 
discontinuous zonin g pa ttem; 

Findings: The appiicant addresses this criterion as follows: 

As shown on ihe attached maps, the Central Employment designation borders the Site 
to the southwest and also covers multiple blocks to the east. Therefore, re-designating 
the Site will not result in a discontinuous zoning pattern. Rather, it will alter the existing 
border between the Central Employment and Industrial Sanctuary areas in a manne r 
that recognizes the existing land use pattern of the area. 

This criterion i.S met. 

f. The u ses a llowed by the proposed designation will not r educe the ability of 
Portland's Central City, Regional or Town Centers to attract or retain the principal 
retail, cultural, and civic facilities; and 

Findings: The applicant addresses this criteria~: as follows: 

The Site is within the Northwest Plan District. It is not within the Central City Plan 
Dis trict, nor is it in a designated Regional/Town Center. Nevertheless, to the extent the 
Site is considered part of the Central City, the proposed Central Employment 
designation will not reduce the opportunities for retail, cultural, and civic facilities 
because the EX zone allows mo;·e s uch uses than the IG 1 zone. 

This c riterion is m et. 

g. The size of the area that may be given a n ew Comprehensive Plan Map 
designation is as follows: 

I· 
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(1) l f the s ite is design a ted Indus tria l Sanctuary, and Metro also has designated 
the site· as part of a Regionally S ignificant Ind u s trial Area, no m ore than 10 
acres m ay be give n a new Compre h ensive Plan Ma p designation ; 

(2) If the s ite is designated Indus trial Sanctuary, and Metro has designated t he 
site as a n Industrial Area, b u t not as part of a Regionally Significant 
Ind u strial Area, no more than 20 acres m ay be given a new Comprehensive 
Plan Map design a tion ; 

(3) lf the s ite is designated Indus trial Sanctuary, a nd Metro has designated the 
s ite as a n E mployment Area, no m ore than 40 acres may be given a new 
Comprehensive Plan Map design a tion ; 

(4) If the s ite is designated Mixed Employment, no more than 40 acres may be 
given a new Compre hen s ive Pla n Ma p designa tion ; 

(5) Exception . If the s ite is not designa ted a s indu strial or employment by 
Metro , these s ize limits do not a pply. 

Findings: The applican t a ddresses this crite rion as follows: 

Under :his criterion, the difference between analyzing a comprehensive p lan 
a mendment for a site designated a s an Industrial Area vers u .::: a RSIA is that the re­
d esignation is limited to 20 acres for an Indus trial Are a and 1 0 acres for a RSIA. In 
this case, the propos al f a lls we ll below both acreage limitations because the Site is 
only 10,000 square f eet. The refore, even if the p rope rly is within the RSIA. the 
prop osal meets this criterion. 

This cnt erion is met. 

4.. Compliance with the-Comprehensive Plan Map. The zone chan ge is to a correspond.in g 
•~c.;le of the Compre h en sive Plan Ma p. 

1. When th e Compreh e n sive Pla n Ma p designa tion has m ore th an one corresponding 
zone, it m ust bP. s hown that the propo:::ea zone is the m0s:. ~: ·; ,.opriate, takir1!: into 
conslderation t~.~· o·; . - " =··s-of e achm m e . az. d the wning pattP!!J -.~f sun- · . < .~i·•g land. 

- - --- Findings: The Comprehensive Plan Map design a tion is "Cen tr a l Employment". There 
is only on e corresponding zone for the Central Employment m ap designation, which 
is EX. This criterion is n ot applicable . 

2. Wher-e R zoned lands h a ve a C, E , or I designa tion with a Bu ffer overlay, the zone 
ch a nge will only be approved if it is for the expa n sion of a use from abutting 
n onresid entia l la nd. Zone c ha n ges for n ew u ses that are not expansions are 
proh ibited . 

Findings: The zone c h ar1ge requ est is from IG l to EXd . Therefore th is criterion is not 
a pplicable. 

3. When the wne ch ange req ues t is from a higher-density reside ntial zon e to a lower-
de ns ity reside ntial zone, or from the CM zon e to the CS zone, then th e approval 
c riterion in 33.8 10.050 A.2 mus t be me t . 

Findings: The zone c hange request is from IG 1 to EXd. The re fore this criterion is not 

-.... 

I. 
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applicable. 

B . Adequate public services. 

1. Adequacy of services applies only to the specific zone change s ite. 

2 . Adequacy of services is determined based on performance standards established by 
the service bureaus. The burden of proof is on the applicant to provide the necessary 
analysis. Factor s to consider inclu de the projected service demands of the site, the 
ability of the existing and proposed public services to accommodate those demand 

~- numbers, and the characteristics of the site a nd developmen t proposal, if any. 

a . Public services for water supply, and capac ity, and police and fire protection a re 
capable of supporting the uses a llowed by the zone or will be capable by the 
time development is complete. 

Findings: The Water Bureau responded with no objections, and s tated that 
adequate \nlter service is available and is currently serving the site. The Fire 
Bureau notc:s no con cerns. The Police Bureau has responded with no concerns. 

b . Proposed sanitary waste disposal a nd s tormwater disposal systems are or will 
be made accepta ble to the Bureau of Environmental Ser : iccs. Performance 
s tandards must be applied to the specific s ite design. Limitations on 
dt:\'elopment level, m itigation measures or discharge restrictions may be 
necess::~ry in order to assure these services are a dequatP.. 

Findings: The Bureau of Environmental Services has responded with no concerns 
and notes tha t saniwry services are available and ~dequate . No new cicvelopment is 
proposed a t this t ime, but any future development will be- subject lo the St0rmwater 
Management Ma nua l in e ffect a t the time of building permit s ubmitta l. Th is 
cr iterion is met. 

c. Pub!ic services for transportation system facilities are capable of s upportin g the 
u ses a llowed by the zone or will be capable by the time d evelopment is 
complete. Transportation capacity mus t be capable of supporting the uses 
~!lowed by the zone by the time dev~lopmen t is comple~~ - " nd in the p!an::!!P'-' . 

_ •. !~'?.ri0d defined by the Oregon Tr?.r•r;::.:~-. ::_qt:_p!l Rule, whicl: :s .;w years from tn.:: 
d ate the Transportation System P~aH ., .. ,~. adopted. Limitati'J'1S on developmen t 
level or mitiga t:vn measures may be nect.-ssary in 01der to assure transportation 
semces are adequa te. 

Findings: The Portland Bureau of Transportation has reviewed the proposal and 
has submit ted the following fmdings and comm ents: 

Trip Generation Potential of the Site 

Given that no redevelopment is currently proposed, we analyzed and compared the "reasonable" 
worse case build out of the site under the existing IG1 and the proposed EX zoning scenarios. This 
analysis was based on both the base zone allowances for the JG 1 and EX zones as well as the 
provisions of the Northwest Plan District in which the site is located. The analysis assumed the 
following : 

• The existing site is 10,000 square feet in size . 
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The IG1 zoning does not have a minimum floor area ratio (FAR) but does have a 

maximum building height of 45 feet. It also allows up to 3,000 square feet of retail uses. 

• The EX zoning has a maximum FAR of 3:1, a maximum building height of 45 feet and a 

maximum retail size of 20,000 square feet per use. Residential uses are limited to no 

greater than 20% of the maximum floor are a. 

Based on the above, the· m aximum build out scenario of the site under the IG1 zoning and 
associated 45 foot height limitation cou ld be a 40,000 square foot building with 37,000 square feet 
of industrial space and 3,000 square feet of retail. Conversely, under the EX zoning with a 3:1 FAR, 
a 30,000 square foot building could be constructed with 10,000 square feet of retail (assuming re tai l 
would orily occupy the first floor and not the second floor) , 10,000 square feet of office and 2 
apartment? occupying the third floor. Table 1 compares the trip generation of the two zoning 
scenarios. 

Tabfe 1. Trip Generation Comparison 

I I I 
ITE Land 

I Weekday PM Peak Hour ~ 
Use Size Use Code [ Daily Trips l I Out Total In 

I Existing IG1 Zoning r I I 
-

I j_ lrod ustrial 37,000 sq ft 110 260 36 4 32 ~ RetaH I 3,000 sq ft 826 130 f 8 4 4 I 
L---Total 1 _4_o_.o_o_o_s_q_ft~----------~----39_o __ ~l ______ 4_4 ____ ~ ____ s ____ ~ ___ 3_6 __ ~ 
I Propo<-ed EX Zoning --i ~ 

.. r---·-
Retail 10,000 sq ft 826 i 440 27 12 15 

·--· 
Office 10,000 sq ft 710 110 15 3 12 

" 2 u-.1, • ..:;·:- l 

I 
AJ:'-'!· ~.:"1\~nts ,,~--~ --··-- tO - --~ 1 I 1 ·-- 0 . ~·· :1'1 : 

I I 
., ' I) ·. 

-· - · , .. •. -· ·- -
i 'ot<:si 30,000 sq ft 560 43 16 27 r Difference Proposed Zoning - Existing +170 -1 +8 I -9 

Zoning I J -

As shown in Table 1 , the trip generation potential of the site under the existing and proposed 
zoning scenario is essentia lly equal during the critical weekday pm peak hour (the potential build 
out of the proposed zoning results in one less trip than the existing zoning). For this reason, no off­
site transportation impacts will occur as a result of the zone change. Further, no additional 
quantitative analysis is needed to comply with the City of Portland Administrative Rule or the 
Transportation Planning Rule. 

As detailed in the transportation analysis fmm Kitte lson, the existing transportation facilities are 
capable of supporting the existing use of the Site and the potential uses allowed by the EX zone. 
Kittelson analyzed whether the zone change would significantly affect the transportation system 
(either as determined by Oregon's Transportation Planning Rule (TP R) or the City's Administration 

... ~ 

I 

.· 

j. 
I 
I 

' · 
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Rule TRN 10.27 - Traffic Capacity Analysis for Land Use Review Cases), and concluded that it 
wou ld not. Comparing the "reasonable" worse case build out of the Site under the existing IG1 and 
the proposed EX zoning scenarios, Kittelson found that the trip generation potential of the site 
under the existing and proposed zoning scenario is essentially equal during the critical weekday pm 
peak hour (the potential build out of the proposed zoning results in one less trip than the existing 
zoning) . For this reason, no off-site transportation impacts will occur as a result of the zone change. 
Further, no additional quantitative analysis is needed to comply with the City of Portland 
Administrative Rule or the Transportation Planning Rule. Therefore, no limitations on development 
or mitigation measures are necessary to assure that transportation services are adequate. 

ODOT has suggested that the reasonable worst case scenario identified in the transportation 
impact analyses (TIA) provided by Kittelson be amended to contain the higher trip generating uses 
of sit-down restaurant and convenience store rather than Specialty Retail. Based on the location of 
the site, PBOT transportation staff does not feel this change is warranted and respectfully 
disagrees with ODOT. The 10,000 sq ft site is not in an area that would be conducive to either a 
larger sit-down restaurant or convenience store. Specialty retail includes small shopping centers 
that contain a variety of retail shops that specialize in quality apparel, hard goods and services, 
such as real estate offices, dance studios, florists, and small restaurants. PBOT staff believes this 
category more accurately reflects the range of retail uses appropriate for a reasonable worst case 
scenario. Making the changes ODOT suggests would not likely change the conclusion of the TIA 
that the number of vehicle trips allowed during the weekday PM Peak Hour under the existing 
zoning is very similar to the proposed zoning. 

The Bureau of Planning and Sustainability has submitted a letter in opposition to the proposed 
comprehensive plan and zoning map amendment. One of their stated concerns is that the increase 
on off- peak hour trips may create confl icts with industria l tenar~ts loading and delivery activities. 
Based on the Kittelson analyses, a net increase of 170 daily trips could result from the ;-xoposed EX 
zoning. This relatively smal! increase will disperse throughout the area and have a negligible impact 
on loading and delivery activities. In addition, since applicant has been operating at the site, these 
trips are already occurring without any detrimental impacts on the areas industrial users. 

Based on the applicant's narrative and TIA, PBOT staff concurs that the findings demonstrate that 
the proposed zone change and comprehensive plan amendment are consistent with the TPR and 
Go:31 6 of the Comprehe:,~i'.';><: Pian . " · . . ...... 

3. Services to a site that is requesting rezoning to !R Institutional Residential, will be 
considered adequate if the development proposed is mitigated through an approved 
impact mitigation plan or conditional use master plan for the institution. 

Findings: The site is not zoned IRd nor within an approved Impact Mitigation Plan 
boundary. This criterion is not applicable. 

C. When t h e r equested z o n e is IR, Institutional Resid en t ia l. In addition to the criteria 
listed in subsections A. and B. of this Section, a site being rezoned to IR, institutional 
Residential must be under the control of an institution that is a participant in an 
approved impact mitigation plan or conditional use master plan that includes the site. A 
site will be considered under an institution's control when it is owned by the institution or ,_ 
when the institut ion holds a lease for use of the site that covers the n ext 20 years or 
more. 
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Findings: The site is not zoned IRd nor is it wi thin a n approved Impact Mitigation 
Plan boundary. This cri terion is not applicable. 

D. Location. The site must be within the City's boundary of incorporation. See Sec tion 
33.855.080. 

Findings: The site is within the boundary of the City of Portland. This criterion is 
met. 

DEVELOPMENT STANDARDS 

Unless specifically required in the approval c riteria listed above, this proposal does not h ave to 
m eet the development s tandards in order to be approved during this review process. The pla ns 
submitted for a building or zoning permit must demonstrate that all developme n t standard s of 
Title 33 can be met, or have received a n Adjustme nt or Modification via a land u se review prior to 
the approval of a building or zoning permit . 

CONCL:VSIO~S ·: -. :,, , ·~ . ...; ..... ,., 

The applicant, Castaway Bronze, requests a Comprehe nsive Plan Map Amendment and 
concurrent Zon e Map Amendment to change the current designation and zoning on a 10,000 sq 
ft s ite fmm Industrial Sanctu a ry (designation! a nd JG 1, General Indust1ial 1, [zoni ng) to Central 
Employment (designation) and EXd, Cer.tra l Empioyment with Design overiay [zoning). 

Castaw::ty operates an event venue at C"!e s ite. There is nv new development propos~d u nder i.his 
application. C~staway seeks tc continue its exis ting u se following the Comprehensive Plan 
Amendment and Zone Change. 

Concerns h a.ve been raised regarding this application with in the context of recently completf- 1 
studies by the Bureau of Pla nning and S us ta inab ility [BPS ) that document a s hortfa ll of Industrial 
:3.nds within the City. Although a shortfall of Ind u stria l la nds exists within the C ity, future 
legislative planning projec t s will address this s hortfall with new policies and im plementing code at 
some point in t he future . Reducing this shortfall is vital to furtfier suppOrt the City's indus tr ia l 
l:.ased economy. · - · ~ 

However, CU!"rent regulat ions ai·;.J lh.e adopted NW Piar1 Dis tric t regulations work in concert to 
provide protections to the In dustrial Sanctua ry, but also mclude p olicies and direction to the 
desired u s<:>s and development within the NW ? D Transitional Subarea. These policies include 
limitations on residen tial development in this area, and policies encouraging m ixed u ses in tb i;s 
S ubarea that are compa tible with adjacent industrial uses while creating little or n o impacts on 
the indus tria l lands in proximity. Further, cu rrent regula tions require a thorough a n alysis of a 
request to re-d esignate a n industrially-zoned parcel to ensure any impacts resu lt ing from the re­
designation are d e minimus on freigh t movemen t, the transportation system and parking. 

The proposal is found to be , on balance, s upportive of the Comprehensive Plan Goals and Policies, 
a nd meets al l of the applicable approval crite ria for the requested zone change. The application is 
also supportive of a nd consistent with the a pplicab le policies and regulations of the NW Pian 
Dis trict. 

Therefore, staff recommends approval of the requested Comprehens ive Plan Map Amendm ent, and 
the concurrent Zoning Map Amendment. 

t 

I 
I 



Staff Report and Recommendation for LV 13- 18271 0 CP ZC Page 55 

TENTATIVE S TAFF RECOMMENDATION 
(May be revised upon receipt of new information at any time prior to the Hearings Officer decision) 

Approval of: 
• A Comprehensive Plan Map Amendment to change t he designation on the subject s ite from 

Industrial Sanctuary to Central Employment; and 
• A Zone Map Amendment to change the zoning on the subject site from JG 1, General 

Industrial!, to EXd, Central Employment with Design overlay. 

This approval applies to the parcel identified as: 

1900 NW 18TH AVE; BLOCK 28 LOT 2&3, WATSONS ADD; S tate ID No.: 1NlE28DC 01900 

P rocedural Informatio n . The application for this land u sc review was submitted on July 19, 
20 13, and was determined to be complete on Aug 20, 2013. 

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 again s t the Zoning Code in effect on July 19, 2013. 

So m e of t he informa tion containe d in this report was provide d by the a pplican t. 

,'\s required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the 
applicant to show that the approval cri teria are met. The Bureau of Development Services has 
independently reviewed the information submitted by the applicant ru<d has included this 
information only where th e Bureau ot Df!velopment Services has determined the information 
satisfactorily demonstrates compliam:e with the applicabie approval criteria. This report is the 
recommendation of the Bureau of Development Services with input from other City and public 
agencies. 

Conditions of App:.-oval. If approved, this project may be subject to a number of specific 
conditions, listed abovs. Compliance with the applicable conditions of approval must be 
d ocumented in all related permit applications. Plans and drawings submitted during the 
permitting process must illustrate how a pplicable conditions of approval are met. Any project 
;:!·: ments that an~ specifically required by cond itions of app1·oval must bc.sLown on the p!:-:;: :: •. A.i 

J8i.r . .J.~d as s·u..c~~-- = ·. 

These con ditions of approval run with the land, unless modified by future land use reviews. As 
u sed in the conditions, the term "applicant" includes the applicant for this land use review, any 
per~on undertc:o.king development pursuant to this land use review, the proprietor of the use or 
development approved by this land use review, and the curren t own er and futurf' owners of the 
property subject to this land u se review. 

This re port is not a d ec ision. This report is a recommendation by the Bureau of Development 
Services to the Land Use Hearings Officer. The Land Use Hearings Office may ad opt, modify, or 
reject this recommendation. The Hearings Officer will make a recommendation to the City Council 
within 1 7 days of the close of the record. You will receive mailed n otice of the decision if you write 
a letter received before the h earing or testify at the hearing, or if you are the property owner or 
applicant. 

You may review the file on this case at our office a t 1900 SW Fourth Ave., Suite 5000, Portland, 
OR 97201. Your comments to the Hearings Office should be mailed cfo Land Use Hearings 
Officer, 1900 SW Fourth Ave., Suite 3100 Portland, OR 97201 or FAX your comments to (503) 
823-4347. 
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City Council Hearing. The City Code requires the City Council to hold a public hearing on this 
case a nd you will have the opportunity to testify. The hea ring will be scheduled by the City 
Auditor upon r eceipt of the Hearings Officer's recommendation. If you wish to speak at the 
Counc il hearing, you are encouraged to submit written materials upon which your testimony will 
be based , to t he City Auditor. 

This decision, and any conditions associated with it, is final. It m ay be a ppealed to the 
Oregon La nd Use Boa rd of Appeals (LUBA), within ?.I days of the date of decision, as spec ified in 
the Oregon Revised Statute (ORS) 197.830. Among other things, ORS 197.830 requires that a 
petitioner at LUDA must have submitted written testimony .during the comment period for this 
land use review. You m ay call LUDA a t 1-503-373- 1265 for fu rther information on filing an 
appeal. 

Recording the final d ecis ion. 
If this Land Use Review is approved the final decision must be record ed with the Mul tnomah 
County Recorder . A few days prior to the last day to appeal, the City will mail instructions to the 
applicant for recording the d ocuments associated with their final land use decision . 

• 1\ building or zoning permit will be iss ued on ly after the final decis ion is recorded. 

The applicant, o uilder, or a representative may record the final decision as follows: 

'-' By Mai l: Send the two recording sheets (sent in separate mailing) and the final Land Use 
Review decision with a check made payable to the Multnomah County Recorder to: 
M!tltnomah County Recorder, P.O. Box 5007, Portland OR 97208. The recording f~e is 
ident;fied on the recording shtet. Please include a self-addressed, stamp~d envelope. 

• lr; Person: Bring the two r ecording s heets (sent in separa~e mailing) and th~ finai Land Use 
Rev:cw decision with a c hec k made payable to the Multnomah County Recorder to the Couniy 
R.~corder's officP. Iocated at 501 SE Hawthorne Boulevard, #1 58, Portland OR 972 14. The 
recording fee is identified on the recording s i_leet. 

For further informa tion on recording, please call the County Recorder at 503-988-3034 
For further infvl mation on your recording documents please call the Bureau of Development 
~e:y ·~es land Use ,S"',r-;-;· i~,1S· Division at 503-82;3"0625. • , . 

Ex~h:, ~ion of approval. Zone Change and Comprehensive Pla n Map Air ~.n\1.- · 1· l a ppr-rn£a!s do· • .> , 

no t expire . 

Apply ing for your per111its . A buiiding permit, occupancy permit, or development permit may be 
r equired before carrying out an approved project. At the time "they apply for a permit, permittees 
must demonstrate compliance with: 

• All condttions imposed herein; 
• All a pplicable development standards, unless specifically exempted as part of th is land use 

review; 
• All requirements of the b u ilding code; and 
• All provisions o f the Municipa! Code of the City of Portland, and all other applicable 

o rdi nances, provisions and regulations of the City. 

Planner's Na m e: Sylvia Cate 
Date: September 27, 2013 

-.· .. 
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EXHIBITS 
NOT A1TACHED UNLESS INDICATED 

A. Applicant's Statem ent: 
I. Project NruTative 
2. Kittelson Memo 
3. S upplem ental Nanative 
4. Second Suppleme n tal Narrative 
5. Title 4 Metro Map: JmlUary 2012 

B. Zoning Map (attached): 
l. Existing Zoning 
2. Proposed Zon ing 

C. Plans & Drawings: 
1. Site Plan (attached) 

D. Notification information: 
1. Reques t for ··esponsc 
2. Postin .~ Jette r sent to applican t 
3. Notice to IJe posted 
4. Applicant's statement certifying posting 
5 Mailin~ list 
6. Mailed notice 

E. Agency Responses: 
l. Bureau of Environmental Services 
2. Bureau of T ransportation Eng iueering and Development Review 
3 . Water Bun:au 
4. Fire Bureau 
5. S ite Development Review Section of Bureau of Development Services 
6. Bureau of Parks. Forestry Division 
7. Portland Police l3ureau 

F. Letters: 

Page 57 

l. Bureau of Planning & Sustaina bility; September 24, 2013; Concerns and opposition 
G. Other : 

l . Origina l LUR Application 
2 . Pre Application S ummary Notes 
3. Letter to Applicant. Augus t 9. 2013: re: missing information 
4. Excerpts from Northwes t District Plan 
5. Adopted Ordinance No. 182429 
6. Map showing si te location in RSIA 

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 n eed special accommodations . Call 503-823-7300 (TTY 5 0 3 -823-
6868). 
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