
 

 

 

Date:   10 / 21 /2019  
 

To:   Interested Person  
 

From:   Tanya Paglia , Land Use Services  
  503 -823 -4989  / Tanya.Paglia@portlandoregon.gov  

 

NOTICE OF A TYPE II DECISION ON A PROPOS AL IN 
YOUR NEIGHBORHOOD  
 
The Bureau of Development Services has  approved  a proposal  in your neighborhood.  The 
mailed copy of this document is only a summary of the decision.  
The reasons for the decision are included in the version located on the BDS website 
http://www.p or tlandonline.com/bds/index.cfm?c=46429 .  Click on the District Coalition then 
scroll to the relevant Neighborhood, and case number.  If you disagree with the decision, you 
can appeal.  Information on how to do so is included at the end of this decision.  
 

CASE FILE NUMBER : LU  19 -119690  DZ  ð K AADY CARWASH 

RENOVATION   
 

GENERAL INFORMATION  
 
Applicant:  Bonnie Chiu  | TVA Architects  

920 SW 6th Ave #1500  | Portland , OR 97204  
 bonniec@tvaarchitects.com  

 
Owners:  Chuck Kaady  | Kaady Car Wash  

2545 SW Spring Garden S t  #200  | Portland , OR 97219  
 

  
Site Address:  1909 W BURNSIDE ST  
 
Legal Description:  BLOCK 277&278 TL 7300 LAND ONLY SEE R141210 (R180227421) 

FOR IMPS, COUCHS ADD  
Tax Account No.:  R180227420, R6496 91740  
State ID No.:  1N1E33DB  07300, 1N1E33DB  08002  
Quarter  Section:  3028  
 
Neighborhood:  NW/NW, Northwest District, contact John Bradley at 503 -313 -7574.  
Business District:  Nob Hill, contact Nob Hill at nobhillportland@gmail.com.  
District Coalition:  Neigh bors West/Northwest, contact Mark Sieber at 503 -823 -4212.  
 
Plan District:  Central City - Goose Hollow  
Zoning:  CXd ð Central Commercial with Design Overlay  
 
Case Type:  DZ ð Design Review  
Procedure:  Type II , an administrative decision with appeal to the Desi gn 

Commission.  
Proposal:  
The applicant requests Design Revie w approval for a project to renovate an existing car wash.  
Renovation includes new exterior building finishes, expansion of building in the North -South 
direction, new pay booths, new trash enclos ure, new driveway  and  site work.  The main building 

http://www.portlandonline.com/bds/index.cfm?c=46429
http://www.portlandonline.com/bds/index.cfm?c=46429
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and booth s will be clad in white metal panels. The existing vacuums and monument sign will 
be removed, and the two curb cuts on W. Burnside will be consolidated into one 36õ wide curb 
cut.  

Modification requests [PZC 33.825.040] : 
1.  Modify the d rive -through setbacks a nd landscaping standards (33.224.030 ). 

 
Note: the expansion shown  in th e proposed design has already been approved through a 
Nonconforming Situation Review ( LU 19 -138361  NU) in August of 2019.  

Design review i s required because the proposal is for exterior alterations t o a building in a 
design overlay zone.  
 
Relevant Approval Criteria:  
In order to be approved, this prop osal must comply with th e approval criteria of Title 33.  The 
relevant approval criteria are:  

< Central City Fundamental Design Guidelines  
< Oregon Statewide  Planning Goals  

< Goose Hollow District Design Guidelines  

 

ANALYSIS  
 
Site and Vicinity:   The site is loc ated on the northwest co rner of NW 19 th  Ave. and W Burnside 
and has been  developed with a car wash since 1972. The site is improved with surf ace vehicle 
area, a single -story car wash building, and landscaping. Surrounding prope rties are developed 
with a mi x of uses and developmen t intensities. Some neighboring lots are developed with 
single -story commercial buildings and surface parking lots, w hile others are developed with 
multi -story residential  buildings.  West Burnside is a 4 -lane arterial road  connectin g downtown 
Portland with  west side neighborhoods . Providence Park is located one block south of the site.  

Zoning:   The Central Commercial  (CX) zone is in tended  to provide for commercial development 
within Portland's  most urban and intense areas. A broad ra nge of uses is allowed t o reflect 
Portland's role as a commercial, cul tural and governmental center. Development  is intended to 
be very inten se with high  build ing coverage, large buildings, and buildings placed close 
together.  Development is intended to be  pedestrian -oriented wit h a strong emphasis on a safe 
and attractive streetscape.  

The òdó overlay promotes the conse rvation and enhancement o f areas of t he City with special 
historic, architectural or cultural value. New development and exterior modificati ons to existing 
developm ent are subject to design review.  This is achieved through the creation of design 
districts and applying the Design O verlay Zone as part of community planning projects, 
development of design guidelines for each district, and by requ iring design review.  In  addition, 
design review ensures that certain types of infi ll development will be compatible  with the 
neighborhood an d enhance th e area.  

The Centr al City Plan District  implements the Central City 2035 Plan. The regulations address 
the unique role the Centr al City plays as the regionõs premier center for jobs, health and 
human services, tourism, entertainment and urban li ving. The re gulations encoura ge a high -
density urban area with a broad mix of commercial, residential, industrial a nd institutional 
uses, a nd foster transit -supportive development, pedestrian and bi cycle -friendly streets, a 
vibrant public realm and a healt hy urban riv er. The site is w ithin the Goose Hollow Subdistrict 
of this plan district.  

Land Use History:   City reco rds indicate that prior land use reviews include th e following:  

¶ LU 19 -138361  NU: 2019 approval of a Nonconforming Situation Review  to remodel  and 
expand the ar wash building and add two new cashier booths.  

¶ LU 18 -165731 LC : 2018 approval of a Lot Consolidat ion request . 

¶ LUR 01 -0032 0: 2001 Design Review approval to modify a sign . 

¶ LUR 93 -00872 : 1994 Design Review approval for new coin -operated vacu um s. 
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Agenc y Review:  A òNotice of Proposal in Your Neighborhoodó was mailed on 8/ 6/2019 . The 
following six  Bureaus, Divisions and/or Section s respo nded with no objections and four  of 
these included comments fo und in Exhibits E -1 through E-4: 

¶ Life Safety Div ision of the  Burea u of Developmen t Services (Exhibit E -1) 

¶ Site Development Review Section of Bureau of Development Services (Exhib it E -2) 

¶ Bureau of Environmental Services (Exhib it E -3) 

¶ Bureau of Transportation Enginee ring and Development  Review (Exhibit E -4) 

¶ Fire Bure au 

¶ Water Bureau  

The Bureau of Tr ansportation Engineering and  Development  Reviewõs response included the  
following comment  perta ining to Driveway Design Exception  19-167602 TR : 

The applicant must close the driveways on W Burnside and replace the m with a si ngle 34-

ft drivew ay as conditi oned in the approved Driveway Design Exception  19-167602 TR.  

Neighborhood  Review:  A Notice of P roposal in Your Neighborhood was mailed on 8/ 6/2019 .  
One written response  have been received from either the Neighborh ood Association or not ified 
property owners in response to the proposal.  

¶ Erica and Tim Griffin, neighb ors, wrote on August 9, 2019  with co ncerns about 
construction  noise and comment s about avoiding a trash enclosure condition that would 
provide secretive a reas that would attrac t illegal activity.  

Staff Response : The findings below disc uss how the project , specifically the location of the 

trash enclosure, meets applicable Design  Review Guidelines. Construction noise cannot be 
considered in this land use revi ew, as that issue is not addressed in the approval c riteria. It 
is therefore encouraged that the respondents reach out directly to the lis ted applicant and 
owner to discuss construction plans.  

 

ZONING COD E APPROVAL CRITERIA  
 
Chapter 33 .825 Design Review  
Secti on 33.825.010 Purpose of Design Review  
Design  review ensures  that developme nt conserves and enhances the recognized s pecial design  
values of a site or area.  Design review is used to ensure the conservation, enhancement, a nd 
continu ed vitality of the id ent ified scenic, architectural, and cultural val ues of each des ign 
district or  area.  Design review ensures that certain  types of inf ill development will be 
compatible with the neighborhood and enhance the area.  Design revie w is also used in certain 
cases to review public and private projects to ensure  that they are of a high desig n quality.  
 
Section 33.825.055 Design Revi ew Approval C riteria  
A design review application will be approved if the review body finds the applicant to have 
shown that the proposal  complies with the design district guidelines.  

 
Findings:   The site is design ated with design overlay zoning (d), there fore the prop osal 
requires Design Review approval.  Because of the siteõs location, the applicable design 
guideline s are the Central Cit y Fundamental and Goose Hollow Special Design Gu idelines.   
 

Goose Hollow Dist rict Design Guidelines and Central City Fu ndamental Des ign Guidelines  
The Goose Hollow District is envisioned to be a predominantly urban residenti al, transi t -
oriented community located on the western edge of the Central City between Washing ton Park 
and Do wntown Portland. When riding light rail th rough the Wes t Hills tunnel to the Central 
City, it is the first neighborhood experienced before entering  downtown Portland. The Urban 
Design Vision celebrates the sense of arrival fro m the west at J efferson Street  Station and 
Collins Circle, and from the north at the Civic Stadium Station and Fire Fighterõs Park. This is 
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done by integrating the history of th e communit y with its special na tur al and formal (man -
made) characteristics.  
 
The Central City  Fundamental De sign Guidelines focus on four general cate gories. (A) Portland 
Personality, addresses design issues and elements that reinforce and enhance Portlan dõs 
charac ter. (B) Pedestrian E mph asis, addresses design issues and elements th at contribute t o 
a successful pedestrian environment. (C) Project Design , addresses s pecific building 
characteristics and their relationships to the public environment. (D) Spec ial Areas,  provides 
design guid elines for the four special areas of the Central  City.  
 
Goose Hollow District  Design Goals  
The Goose Hollow District De sign Goals ar e specific to the Goose Hollow District. These urban 
design goals and objectives are to:  

¶ Enh ance mixed -use, transit -oriente d d evelopment around the light rail stations to make it a 
pedestrian -friendly station community.  

¶ Provide open spaces to accommodate a ctive public life.  

¶ Strengthen connections to adjacent neighborhoods through light rail, bike  and pedes trian 
access and assu re a safe and pleasant bike/pedestrian environme nt.  

¶ Preserve an d enhance the c ommunityõs history and architectural character.  
 

Centra l City Plan Design Goals  
This set of goals are those developed to guide development througho ut the Cen tral City. They 
apply  wi thin all of the Central City policy areas. Th e nine goals fo r design review  within the 
Central City are as follows:  
1.  Encourage urba n design excellence in the Central City;  
2.  Integrate urban design and preservation of our heri tage into the development proce ss;  
3.  Enhance the character of the Central Cityõs districts;  
4.  Prom ote the develop ment of diversity and areas of special cha racter within  the Central City;  
5.  Establish an urban design relationship between the Central Cityõs districts and the  Central 

City as a wh ole; 
6.  Provide  for a pleasant, rich and diverse pe destrian experi ence for pedest rians;  
7.  Provide for the humanization of the  Central City  through promotion of the arts;  
8.  Assist in creating a 24 -hour Central City which is safe, hum ane and pr osperous ;  
9.  Ensure tha t n ew development is at a human scale and that i t relates to th e scale and 

desired character of its setting and the Cent ral City as a  whole . 
 

Staff has considered all guidelines and has addressed only those guidelines conside red 

applic able to this project.  
 

A2.  Emphasize Po rtla nd Themes.  When provided,  integrate Portland -related themes with the 
developmentõs overall design concept.  

A4 .  Use Unifying Elements.  Integrate unifying elements  and/or develop new feat ures that 
help unify and c onnect individual bui ldi ngs and different areas.   

A5.  Enhance,  Embe llish, and Identify Areas. Enhance an area by reflecting the local 
chara cter within the right -of-way. Embellish an area by integrating el ement s in new 
development that build on the areaõs character. Identify an areaõs special features or qualities 
by integ rating them into new development.  

A5 -1.  Strengthen the Identity of  the Civic Stadium Station Area.  This guideline may be 
accomplished by  any  or all of the following:  

a. Integrating the Civi c Stadium and Multnom ah Athletic Club into the stati on area. Th is can  
be done by making their ground level street walls more pedestrian -frien dly.  

b.  Incorporating the history of the Stadium and Tanner Creek in  the  form of art work, 
murals, and other design fe atures;  

c.  Strengthening  th e neighborhood focal point l ocated with in the  station area. Street trees, 
awnings, lighting and other amenities can e mphasize pedestrian connections to the focal 
point (the Park, Pla za/S tation). Buildings can orient their openings a nd entries towards 
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th e focal point to create a sense  of enclosu re and  enhance the sense of entry into the  
District; or  

d.  Using architectur al vo cabulary and materials that maintain continuity with the existing  
developments and add to the character of the stat ion area.  

A5 -3.  Enha nce  West Burnside Street. Enhance West Burnside Stree t  as a boulevard by 
extending and improving its boulevard treatment  and its environm ent for pedestri ans west of 
the Park Blocks.  This guideline may be acc omplished by any or all of t he following:  

a. Bufferi ng and  separating the sidewalk from vehicular tr affic  by introducing street trees, 
plantings and protective bollards;  

b.  En hancing the pedes trian promenade along Burnside and making it a linear focus for safe 
pedestrian activity by wideni ng the space used by pedestrians and locating sidewalk cafes 
and food  vend ors in the wider pedestrian space;  

c.  Maintaining visual contact and s urveillance betwe en the inside of  buildings and the 
adjacent public right -of-way space of West Burnside Street;  

d.  Pun ctuating ground floor s of b uildings with many destination points such  as entries for 
pedestrians and display windows;  

e. Locating  driveways and garage entrances on side streets where feasible, rather than 
crossing sidewalks along W est Burnside; or   

f.  Providing  pedestrian scale to b uil din gs fronting the street by using awnings an d/or 
balconies along the street.  

A7.  Establish a nd Ma intain a Sense of Urban Enclosure.  Define public rights -of-way by 
creating and maintaining a sense  of ur ban enclosure.  

A8.   Contribute to a Vibrant Street scape.  Integr ate bu ilding setbacks with adjacent  sidewalks 
to increase the spa ce for potential public use.  Develop visual and physical connections into 
buildingsõ active interior spaces from adjacent  sidewalks.  Use archite ctural elements such as 
atriums,  grand entrie s and large ground -level windows to  reveal important interior spa ces and  
activities.  

A9.  Strengthen Gateways.  Develop and/or strengthen gateway locations.  

A9 -1.   Provide a Distinct Sens e of Entry and Exit. When developing at gateway location s, 
provide a distin ct sense of entry and exit th at relates to the special qualities o f an area.  

B1.  Reinforce and Enhance the Pedestrian Sy stem. Maintain a convenient acce ss route for 
pedestrian trav el where a public right -of-way exists or has existed. De velop and def ine th e 
different zones of a sidewa lk: building frontage zone, street fu rniture zone, mov ement zone, and 
the curb. Develop pede strian access routes to suppleme nt the public right -of-way s ystem 
through superblock s or other large blocks.  

B1 -1.  Provide Huma n Scale  to Buildings along Walkways.  Provide human scale and interest 
to buildings along s idewalks and walkwa ys.  

B2.  Protect the Pedestr ian. Protect the pedestrian environment from vehicu lar movement. 
Develop in tegrated identification, sign, a nd  sidewalk -oriente d night -lighting systems that  offer 
safety, int erest, and diversit y to the pedestrian. Incor porate building equipment, mechanical 
exhaust routing systems, and/or service areas in a manner that does no t det ract from the 
pedestrian environ ment.   

C1.  Enhan ce View Opportunities.  Orient windows, entrances, balconies and other building 
elements to surrounding points of in terest and activity. Siz e and place new buildings to protect 
existin g views and view corridors. Deve lop building façades tha t  create visual c onnections to 
adjacent public spaces.   

C6.  Develop Transitions between Bu ildings a nd P ublic Spaces.  Develop transi tions between 
private de velop ment and public open space. Use site des ign features suc h as movement zones, 
landscape elements , gather ing place s, and seating opportunities to  develop transition areas 
where private dev elopment dire ctly abuts a dedicated publi c open space.   
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C7.  Des ign C orners that Build Active Intersections.  Use design eleme nts including, but not 
limited to, vary ing buil ding heig hts, changes in façade plane, l arge windows, awnings, 
canopies, marquees, signs a nd ped estrian entrances to highlig ht buil ding corners. Loc ate 
flexible sidewalk -level retail opportunit ies at building corners. Locate stairs, elevators, and 
other up per floor  building access points toward the middle of the block.   

C11.  Integrat e Roofs and Use  Roofto ps.  Integra te roof fu ncti on, shape, surface m aterials, 
and colors with the buildingõs overall d esign concept. Size and place rooftop mechanical 
equipment, penthou ses, other components, and rela ted screening elements to enhance views o f 
the Central C ityõs skyline, as well as vi ews from other buildings  or vantage points. Develop 
rooftop terraces,  gard ens, and associated landscaped areas to be effecti ve stormwater 
man agement tools.     

Fi ndings for  A2, A4, A5 , A5 -1,  A5 -3, A7, A8,  A9, A9-1, B1 , B1 -1, B2, C1 , C6, C 7 and 
C11 : The sub ject site is located  in the  Providence Park (Civic Stad ium ) Station Area of the 
Goose Hollow neighborhood  and on W Burnsid e St, a high -profile  thoroughfare  connectin g 
the c ity along an east -west a xis and also connect ing  to points east and west beyond  the 
ci ty limits . The pr oposed project wi ll  improve the  character of the site  and contribute to a 
stronge r sense of place in  this thriving pe dest rian area that  sit s at an  important edge 
conn ecting Goose Hollow with adjacent districts . The project will also cont ribute to the 
character of the district by improving a key location that  is: adjacent to a designate d 
Minor Distric t  Gateway  (per  the Goose Hollow Urban Desig n Plan ); in close proximity to 
Providence Park Stadium ; and across the street from the Fire Chief David Campbell 
Memorial  plaz a, an individually list ed land mark on the Natio nal Register of His toric Places 
buil t in 1928.  

Wh ile  the s ite ce nters on a n existi ng auto -centric commercial build ing  with  the majority of  
the site occupied by paved vehicle area, the pro posal will  make the sit e more p edestrian -
orie nted  than th e curr ent co ndition . The propo sed pr oject will  enrich the ped estri an realm 
in a variety of ways inclu ding: enhancing the qu ality o f the existing carwash building ; 
consolidating two of the site õs vehicle access points  into one ; removing the nine existi ng 
outdoo r  vacuum  station s; and adding s ubstantial landscape eleme nts t o soften the  sit eõs 
edges and inter ior , including  the add ition o f numerous trees .  

The architecture of the building õs new  design will create a n eye-catching strea mlined focal 
poi nt  for the site tha t bui lds on the de sign voc abulary of the area. The red esigned building 
and it s pay booths will  feature  more human sc ale des ign elemen ts  - including far more 
glazing - than the existing condition . The added glazing will contribute  to visual 
conn ections  between t he building and the sidewalk creating a greater s ense of activity 
and sa fety  around the s ite . All rooftop mecha nical  will be screened  in a simple metal 
screen that matches the rest of the building and doe s not attract at tention.  

The conso lidation of two dr iveways on W Bu rnside down to one will minimize  inter ruption 
of the sid ewalkõs through -zone, a large safety im proveme nt  for p edestrians . The change 
also creat es the op portun ity for incr eased landscaping  at the site õs prominent corner at 
the intersection of W Burnside and NW 19 th  Ave. The existing vacuum s to be removed a re 
among  the siteõs most visible elements to pedes trians walking along th e sidewalk on W 
Burnside  and NW 19 th  Ave and are  an audible nuisa nce for  passersby.  Their removal will 
be a larg e improvement  to the neighborhood . The project will also includ e a new high -
quality  trash encl osur e, which will contribute  to im prov in g site aes thetics . The trash  
enclosure  is s ituat ed in a location where it is unlikely to attract illegal activity  due to 
l imited access with high  north and east walls directly adja cent to it and also due to its 
hi ghly visible position vis -à-vis  the new cash booths and drive -through lanes  which have 
a direct line of site to the enc losure.  

The additional  landscaping  at the closed driveways and other locations through out the 
site will visuall y buffer the site õs extensive existing vehicle area  and also reduce the 
amount of paved  area.  The project will add a total of 1,1 25 SF of landscape d area to the 
site, augmenting the existing 2,801 SF of site landscaping to b ring it  up to 3, 926 SF of 
landscaped area . There will also be a net gain of 11 tre es on the site. The project will add 
14 tree s, preserve 5 trees, and re move 3 trees  increasing th e tot al trees on the sit e from 8 
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to 19. The trees will do a great deal to add  charac ter  to the are a and v isual ly buffer 
vehicle area.  The trees along the per imeter of the site along NW 19 th  Ave and at th e corner 
of 19 th  and Burnside help define the site õs two rights -of-way by crea ting and maintaining 
a sense  of ur ban enclosure  and provid ing  hu man sca le to the site along the adjacent 
sidewalks . The 3 new trees in the enlarged landscaped  area in the southea st corner will 
add definition to the corner with a new verticality  and improve the pedestrian experience  
at the intersection of 19 th  and Bu rns ide where  a pedestrian crossing is located . The 5 
mature trees to be preserved are a huge resource to the both the  site an d neighborhood. 
Their large , mature can opies visually buffer the large amount of paved area and auto -
centric  uses of the area and a lso provide micro -climate benefits  by mitiga ting the heat 
island  effect . Given the site õs location at the edge of the  Alphabe t Hi storic District, the 
mature trees are an important element for compatib ility with the neighboring context.  

The improved p edestri an experien ce at thi s key locati on will co ntribute to bet ter 
pedestrian connectio ns between Goose Hollow and the Pea rl  Distr ict as well as between 
Goose Hollow and the Northwe st Distric t.  The site s it s adja cent to a key W Bur nside 
cross walk that con nects Providence P ark, one of  the largest pedestri an  draws in th e area, 
to points north,  such a s the  Alphabet Historic Dist ri ct and  Slabtown. The extensive  new 
planting area at this key corner with three new trees  wil l con tribut e shad e to passersb y 
and provide a visua l buff er from the  asphalt vehic le area . The Goose Hollow Design 
Guidelines speak o f a long-term  vision o f W Bur ns ide as  a pedest rian f riendl y commerci al 
boulevard. The  proposed project will contribute to t his e volution by  vastly improv ing  site  
aesthetic s and the  pedestrian experi ence.  

Togeth er these  changes will improve the  aesthetic and pedestria n experience of t he entire  
neighborhood . It should also be noted that the recently app roved Non-con forming 
Situatio n Rev iew fo r t his car  wash renovation and e xpan sion  inc lu ded the app roval 

cr iteria  that requir ed that : òwith mitigat ion measures, there will be no net increas e in 

overall detrime ntal impacts (over the impacts o f the la st legal use or develop ment) on the 

surr ounding area tak ing i nto ac count factors such as:  a. The hours of operati on; b. Vehicle 

trips t o the site and impa ct on surrounding on -street par k ing;  c. Noise, vibratio n, dust , odor, 

fumes, glare, and smoke;  d.  Potential for increased lit ter; and  e. The amount, location,  and 

nature  of any outside displays , storag e, or ac tiviti es.ó The Non -conforming Situation 

Review found th at the project will  meet these cri ter ia and will  not result in a net inc rease 
in detrimenta l impacts on the sur rounding  area. The review  also found that the 
appearance of the new u se or  development will not detrac t fro m th e desired function and 
character  of the CX zone. 

With a Condition of  Approval  that the 19 trees shown on the Planting Plan ( exhibit A09 / C-8) 

shall be planted and/or preserved  as shown  (14 trees planted, 5 trees p reserve d), these 

guidelin es are  met.  

A6.  Reuse/Rehab i litate/Restore Buildings.  Where practical, r euse, rehabili tate, and restore 
buildings and/or building elements.  

C2.  Promote Quality and Perma nence in Development.  Use design p rinciples and buildi ng 
materials that promote quality and permanence.  

C3.  Resp ect Archi tectural Integrity.  Respect the original charac ter of an existing  building 
when modifying its exterior. D evelop vertical and horizontal additions that are compatible w ith 
the ex ist ing bui lding , to enh ance the overall proposalõs architectural integri ty.  

C4.  Complement the Context of Existing Buildings.  Complement the c ontext of existing 
buildings by using an d adding to the loca l design vocabulary.  

C5.  Des ign for Coher ency. Integr ate the diffe rent bui lding and design elements including, but 
not limi ted to,  construction materials, roofs, entrances, as wel l as window, doo r, sign, a nd 
lighti ng systems, to achiev e a coherent com position.  

Findi ngs for A6, C2, C3, C4 and C5: The project w ill st rengthen  the n eighb orhoodõs 
ambiance , including a visual imp rovement a lon g pedestrian rou tes to Provi dence Park , by 
add ing visual interest  and  qual ity to an existing auto -oriented building  and site. The 
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rem odel w ill update  the e xisting building to a contemporary desig n that is mo re in 
keeping with the changing characte r of the neighborh ood than the original 197 2 design. 
Refr eshing the  architecture  of the building and adding windows will  contribu te to 
provid ing  hu man sc ale, activation  and vi sual e nhancem ent to an otherwis e utilitarian  
carwas h structure . The remodele d building  will  feature exterior ma teria ls of a  high qu al ity  
that are bright , minimal  and appealing to pe destr ian s while also bei ng app ropriate for this 
heavily traff icked, urban , and ve ry vis ible s ite locate d on a prominent tran sit street .  

The primary cladd ing will be  meta l pane l which complement s other bui ldings  in the area, 
and brings a clean , modern sensibility to a previously unadorned concrete and brick  
structure  built in 197 2. The use of  a single -color  metal panel around the entire exterior 
combined wi th the design de tails give the building a simple, c ohesive, and modern form  
that complements the design vocabular y of the newer building s across W Burnside from 
the site . The addition  of several windows in wh at was previously a windowless structure 
will p rovid e a sen se of safety and  activity to the site. Rooftop  mechanical will be well 
screened and fully integrated with the building design. The new trash encl osure will also 
be highly c ompatib le with the bui ldi ng and located in a cor ner of th e site flanked by high 
walls to the north and east (created b y a large gr ade change ) which will contribute to 
screening it and  ensuring it will not b e a promi nent fe ature .  

Upgraded and expanded lan dscapin g will be an embell ishment to the site serving as an 
improve d buff er al ong the street scape whi le visually complementing the bui lding . The 
proposed landscape  alterations will soften the larg e expanse of existing vehicle area and 
will provide an  attractive  visual a menity  to pedest rians  as well as a sen se of connection  
between th e bui lt and n atural environments.  Generally, the  new materials and finishes 
proposed together with the landscape improvement s will promote a sen se of coh esiveness 
and permanen ce, will provi de visual in terest , and will increase  public en joymen t of t he 
distric t . 

These guidelin es are  met.  

 
33.82 5.0 40 Modificat i ons That Will Better Me et Design Review Requirement s: 

The review body may consider modification of site -related development standar ds, inc luding the 
sign s tand ards of Chapters 3 2.32 and 32.34 of the  Sign Code, as part  of the design review 
process.  These modifications are done a s part of design review and are not required to go 
through the adjustment process.   Adjustments to use -relat ed development stan dards  (such as 
floor area r atios, intensity of u se, size of the use , number of units, or c oncentration of  uses) are 
required to g o through the adjustment pro cess.  Modifications that are denied through design 
review may be requested as a n adjus tment throug h the  adj ustment process.  The review body 
will approve requested m odifications if it find s t hat the appl icant has shown that the  following 
approval criteria  are met:  

A.  Better meets design guidelines.  The result ing development will bette r meet t he applicable  

design  guidelines; and   

B.  Purpose of the standa rd.  On balance, th e proposal will be cons ist ent with the p urpose of 

the standard  for which a modification is  requested.  

Modification #1: Mo dify the d rive -through setbacks a nd landscaping standards  
(33.224.030 ). 

Purpose Statement : The regulations of this  chapter are intended to allow for drive -through 

facilities b y reducing the negat ive impacts they may create. Of special concern are noise from 
idling cars and voice amplification equipment , lighting , and queued t raffic interfering with on -
site and off -sit e traffic and pedestrian flow. The specific purposes of this chapter are to:  Å 
Reduce noise, lighting, and visual impacts on abutting uses, particularly residential uses; Å 
Promote safer an d more eff icient on -site  vehicular and pedestrian circulation; Å Reduce 
conflicts between queued vehicles and traffic on adjacen t  streets.  

Standard : 33. 224 .030 Setba cks and Landscaping  of drive -through facilities : shou ld have a 5õ 

setback landscaped to at least the L2  standard  when abutting a street (prop erty line east  of 



Decision Not ice for LU 19 -119690  DZ ð Kaady Carwash Renovation   Page 9 

 

the drive -through) ; and should  have a 5õ setback landscaped t o at least the L3 standard  when 
abutting an R  zone (prop erty line north of the drive -through) . 

A. Better meets design guidelines.  The resulting develop ment will better meet the applicable 

design guidelines; and  

Findings: The proposed Modification  will bet ter meet  Design Revie w guidelines related to 
neighborhood ch aracter and the pedestria n realm.  The Modification to drive -thro ugh 
setback  and landscaping  standards  (33.224.030 ) will : allow the required landscaping to 
not fu lly  occur in -ground ; allow  the land scaped setback to drop slightly below the 
required 5 õ in a portion of the perimeter ; and will allow the landsc aped setback to be 
composed  of more trees  and less shrub s than required by the L2 and L3 st andards . 
Because of the site õs unique topograp hy  vis -à-vis  its NW 19 th Ave (east) fronta ge and its 
rear (north) property line , a Mo dification allows the si te to mainta in its significan t grade 
changes at the se edges. These grade changes contribute a great deal to keeping the site õs 
extensive existing vehicle ar ea away from the pedestrian  realm on the north and east 
sides of the site. Keeping a large grade separation and r inging the n orth  and east property 
bou ndaries with  vib rant rows of trees is conducive to a safer and more pleasant  
pedestrian environm ent.  

The siteõs eastern frontage  which abuts a street require s Modif ication b ecause the  
landscap ed setback  is elevated to be at the same grade as the sidewalk  and thus the 
landscaping is in a p lanter and not òin ground.ó Additionally, portions of the plan ter are 
slightly less than the 5õ-0ó width  required. Finally, the proposed landscape  buffer will 
have more trees than required by the L2 s tandard , and will  have the ground cover 
required, however, it will not have the shrub s also required. The Modification will allo w 
the landscaping to stay in the existing planters up at sidewalk level with a large drop -off 
down to the vehicle area below, protecting pedestrians fr om the auto -centric use below. It 
will also allow the buffer to be composed of more trees than r equired b y the L2 standard. 
Along this frontage, the project will add 5 new trees , replace  1 existing tr ee, and preserve 
3 trees, inc reasi ng the buffer along th e sidewalk edge from 4 to 8 trees.  The siteõs 
northern frontage which abuts a  Residential zone r equires  Modif ication b ecause the 

setback landscaping will not have the shrub s required  by the L3 standard but  will  have 

the trees and groundcover required . The northern landscaped setback will add  6 trees and 
preserve 1, bringing the total trees along the property lin e from 3 to 7.  

Improvement s to landscaping wil l also oc cur at the corner of W Bur nside and 19 th  where 
the landscaped area will increase in size  from  497 SF to 899 SF and 3 new trees wi ll be 
added . This change will create  a softer edge to the site along both Burnside  and 19 th  Ave 
and add  definition and  visual i nterest at a high -profile  corner. Overall, the project will add 
a total of 1,1 25 SF of landsc aped area to the site, augmenting th e existing 2,801 SF of site 
landscaping to b ring it up to 3, 926 SF of landscaped area . There will also be a net gain o f 
11 tre es on the site  increasing th e tot al trees from 8 to 19  with 1 4 new trees  added , 3 

trees preser ved, and 3 trees  removed. Therefore guidelines A8 ð Contribute to  a Vibrant 

Streetscap e, B1 ð Reinforce and Enhance the Pedestrian System, B2 ð Protect th e 

Pedestr ian , and B3 ð Bridge Pedestrian Obs tacles  are better me t. 

B. Purpose of the standard.  On bala nce, the proposal will be consistent  with the purpose of 

the sta ndard for which a mo dification is requested.  

Finding s: The purpose of this stand ard is to reduce th e negative impact s created by 
drive -through facilities . The proposed Modifications to landsca ped setbacks will allow the 
existing  grade change to remain  which achieves th e objective of buff ering no ise, light s, 
and visual impacts from the pedestria n realm. They will also allow the site to ach ieve a 
greater number of trees at the perim eter in lieu o f shrubs. Given the grade change alo ng 
the two frontages in question, the tr ees will do a better job of meeting the purpose of the 

standard than will sh ru bs. Therefore, the purp ose of the standard is met.  

Therefore, t his Modification merits a pproval.  

 
Ore gon S tat ewid e Planning  Goals  
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Goal 1 : Citi zen In volvement  

Goal 1 calls for òthe opportunity for ci ti zens to be involved in all phases of the  planning 
process.ó It requires each city and c ount y t o h ave a citizen involvement prog ram containing six 
compone nts  specifi ed i n the goal . It a lso requ ires l ocal g overnments  to have a Co mmit tee for 
Citize n Involve ment (CCI) to monitor and  encourage public  participation  in plann ing.  

Findings: The City of Port lan d ma intains an  extensive citiz en involvement prog ram wh ich 
compl ies wit h all rele vant a spects o f Goal  1, in cluding sp ecific requir emen ts in Zoning C ode 
Chapt er 33.730 for public n oti ce of land use re view applicati ons that seek public commen t 
on p ropo sals. Ther e are oppo rtunities for th e public to testify  at a loca l hearin g on  land use 
propos als for Type I II lan d use revi ew applicatio ns, and for Type I I and Typ e IIx land use 

decisio ns if appealed. For this applicati on, a wri tten seeking comme nts on  the proposal was 

mailed  to property -own ers and tenants wit hin 15 0 feet of the si te, and to  recognized 

organiza tions in which t he site is lo cated and recogniz ed organi zations within 400 of the site. 

There is a lso an opportu nity to a ppeal the administ rative  decisi on at a  local hea ring.  

The publi c notice requiremen ts for  thi s app lic atio n have bee n and will con tinue to be met, 
and n othing about this  proposal affe cts the C ityõs ongoing compliance with Goal 1. 
Ther efore, the pro posal is consistent with th is goa l.  

 
Goal 2 : La nd Use Pla nning  

Goal 2 out lines the basic pro cedure s of  Oregonõs st atewide pl anning  program . It s tates that 
land use decisions  are to be made in  accordan ce with a comprehensiv e plan, and that sui table 
òimplementation o rdinancesó to put the pl anõs polic ies into effec t must be adopte d. It requires 
that  plans  be based on òfactual info rmatio nó; that local  plans  and ordin ances be coor dina ted 
with those  of other  jurisdictions and age nci es; and that plan s be reviewed periodica lly and 
amended as  needed. G oal  2 also  contains standards for ta king exceptions to statew ide goals . 
An ex ception ma y be t aken whe n a st atewid e goal can not or should  not  be applied to  a 
partic ul ar area or situation . 

Findings: Complian ce with Goal 2  is achie ved, in part, thr ough th e Cityõs compr ehensive 
planning process and land use regula tions . For  quas i-judic ial propos als, G oal 2 re quires  
that the decisi on be support ed by an adequate factual b ase, which means it mu st be 

supported by s ubstantial evi dence in the record. As di scussed  ear lier i n th e findings  that 

respond to  the relevant appro val c riter ia conta ined  in the Po rtland  Zoning Code, the pr oposal 

complies with th e applicable regul ations, a s supported by substan tia l evidence in the  record. 

As a result, t he proposal meets  Goal 2 . 
 
Goal  3:  Agr icultural Lands  

Goal 3 def ines òagricultural lands,ó and requir es counties to  inven tory suc h land s and to 
òpreserve and mainta inó them through f arm zonin g. Details on the uses  al lowed in farm zon es 
are found i n ORS Cha pter 215 and in O regon A dmin ist rat ive Rules, Cha pter 660, Divisi on 33.  

Goal 4: Fore st L ands  

Thi s goal  defines fores t  land s and re quires  count ies to inv entory them a nd a dopt policies and 
ordin ances that will òconserve forest lands for  forest uses.ó 

Findings  for Goals 3 an d 4: In 1 991,  as part o f Ordinanc e No. 164517, th e City of Portland 
took an ex cepti on to t he agricul ture a nd fores try go als in  the manne r authorized by s tate 
law and G oal 2. Si nce this review does n ot change any of the  facts or anal yses upon  which 
the exce ption was  based, th e exception is  still valid and  Goal 3 and Goal 4 do not app ly . 

 
Goal 5:  Open Spac es, Sc enic and  Histo ric Ar eas and Na tural Resourc es 

Goal 5 relates to the pr otection of natural an d cu ltural resources . It establish es a proc ess for 
invento rying the  qua lit y, quan tity, and location of 12 c ategories of natura l r esource s. 
Addit iona lly, Goal 5 encourages b ut doe s not require lo cal governmen ts t o maintain inv entories 
of historic resources,  open spaces, and sc enic views and  sites.  
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Findings: The C ity compli es with  Goal 5  by identi fying and protec ting natural, sceni c, and 
his toric  resour ces in the  Cityõs Zoning  Map a nd Zon ing Code. Natural and s ceni c resources 
are identif ied by the Environment al Protection (òpó), Environmental  Conservation (òcó), and 
Scenic (òsó) overl ay zones on th e Zoning Map. Th e Zoning Code impos es special  restric tion s 
on devel opment  activit ies wi thin t hese overl ay zones. His tori c resources ar e identif ied on 
the Zoning Map eit her with landmark  designations for indiv idual sites or  as Histor ic 

Dist ric ts o r Conserva tion Districts. This site is not wi th in any e nvironmental  or scenic  overl ay 

zones and i s not part of an y designated hist oric resource.  Therefor e, Goal 5 is not appli cable.  
 
Goal 6: Air , Water and La nd Resour ces Quality  

Goal 6 requi res local comp rehensive plans and implem enting measures to be consist ent w ith  
sta te and fed eral r egulatio ns on matter s such as groundwater p ollu tion.  

Findings : Complia nce with Goal 6 is ach ieved through the im plementation o f develop ment 
regulati ons such as  the  Cityõs St ormwater M anagement Manual  at the time of bui lding 
perm it  review, a nd through  the Cityõs continue d comp liance wit h Oregon Depa rtme nt of 
Environm ental Qua li ty (DEQ) requirement s for cities. The Bu reau of Enviro nmental 
Services revie wed the pro posal f or conf ormance wi th sanitary sewe r and stormwater 
management r equir ements and expres sed no  objecti ons to  appro val of the  application,  as 

mentioned earl ier in th is report. In this cas e, the scope of the project does n ot warran t review 

by t he Bureau o f En vir onmenta l Services ; Goal 6 is not applicable.   

 
Goal  7: Areas Subje ct to N atural Dis asters  and Haz ards  

Goal 7 requires t hat jurisdict ions  adopt develop ment rest ri ctions or safeguards  to protect 
people a nd property fr om natura l hazards.  U nder Goal 7 , na tur al haza rds includ e floods, 
landsl ides, earthquakes, tsunamis, coast al erosion, and w ildfir es. Goal  7 req uires that local  
governments adop t inventories,  policies , and implementing mea sur es to reduce risk s from 
natural  hazards to people and  property.  

Find ing s: The City compl ies with Goal 7 by mapping natural hazard are as su ch as 
floodplains  and p otential  lands lide a reas, whic h can be foun d in  the Cityõs MapWorks 
geographic information s yst em. The City impo ses additional  requirem ents for dev elopment 
in thos e areas th rough a va riety of regulat ions in the Zoning Code, such  as t hro ugh special 

pl an dis tricts o r land  divis ion regula tions. The su bject site is not within an y mapped 

floodplain or  landslide hazard ar ea, so Goal 7 does not apply.  

 
Goal 8: Recreat ion Needs 

Goal  8 calls f or each communit y to evaluate its a reas and f acili tie s for recreati on and  develop  
plans  to de al with th e projected d eman d for them. It  also set s forth detailed stand ard s for 
expediting siting of dest ination r esorts.  

Fin dings: The Ci ty m ain tai ns c ompliance with Goal 8 thro ugh its comprehens ive plannin g 
pro cess, w hich inclu des long-range  plann ing fo r parks an d recreationa l fa cilities. Staf f finds 
the current proposal wi ll not affect existi ng or proposed  parks or  recreation  facilities i n an y 
way that  is not an ticipated by the  zoning for the si te, or by t he parks  and  recreatio n syst em 
development  charg es that ar e assessed at  tim e of building permit. F ur thermore, nothing 

about  the proposal wil l undermine pl anning fo r future fa cilities. Therefore, the proposal is 

consistent with Goal 8.  

 
Goal 9: E conomy of t he  St ate  

Goal 9 calls for di versific ation and im provement of the econom y. G oal 9 requires  communit ies 
to inventory comme rci al and industrial  lands, projec t future needs for s uch lands, an d pl an 
and  zone enough l and to meet thos e needs.  

Findings : Land needs  for a varie ty of indu strial  and com mercia l uses  are ident ified in the 
adop ted and acknow ledged Ec onomic Opportunity Ana lys is (EOA) (Ordinan ce 187831). Th e 
EOA ana lyzed adeq uate growth ca paci ty for  a d iverse ran ge of employment  uses by 
distingu ishing sever al  geographi es and con ductin g a buil dable land i nventory a nd capacity 
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analy sis in each. I n respons e to the EOA, the City  adopted policies an d regulations to 
ensure  an adequa te supply of s ites  of su itab le size, t ype, location an d service levels in  
complianc e wit h G oal 9. The Cit y must  conside r the EOA an d Buildabl e Lands Inven tory  

when updating  the City õs Zoning Map and Zoni ng Code. Because thi s proposal doe s not 

change the su pply of indust rial  or commer cial land in the City, the  proposal is cons istent with 

Goal 9.  
 
Goal 10: Hous i ng  

Goal 10 re quires  local  governmen ts to plan fo r an d accommodate needed ho us ing types. The 
Goal also requires cities  to inventory its build able resid ential lands, proj ect fu ture  needs for  
such lands, and  plan and zone en ough buildab le land to m eet those needs. It also  prohi bits 
local plans  from discrim inat ing against ne eded hous in g types.  

Findings: The City complies wit h Goal 10 thro ugh its a dopted an d acknowledged inve nto ry 
of b uildable r esidential land (Ordinance 18783 1), which dem onstr ates th at the Cit y has 
zoned an d desi gnated  an adequa te supply of hous ing. For neede d housing , the Zoning Code 

incl ude s clear and objec tive standards . Since this propo sal is not rela ted to housing  or to lan d 

zoned for resi dential use, Goa l 1 0 is not a pplicabl e. 
 
Goal 11: P ublic Faciliti es and  Servi ces  

Goal 1 1 calls for e ffic ient planning of public  services such as sewe rs,  water, law enfor cement, 
and fi re protec tion. The  goalõs central concept i s th at public services should be planned in 
accordance with  a commu nity õs needs and cap acities rather  than be forced to respond to  
development as it  occurs.  

Fi ndings: The City of Port land maintains a n adopted and acknowled ged publ ic facilities 
pl an t o comp ly w ith Goal 1 1. See Citywide Systems Plan ad opted by Ordin ance 187 831.  The 
publi c faci lities p lan is  imple mented by the Cityõs public  services bure aus, and th ese 
bureaus review d evelopment applicati ons for adequa cy of pub lic serv ices. Where exis ting  
pu bli c services are  not adequate fo r a proposed de velopment, the  appl icant i s required  to 
extend pub lic se rvices  at their own expense i n a way that confo rms to th e public facilities 

pl an.  In this case, th e Cityõs public service s bureau s found that exi stin g publ ic services ar e 

adequate to se rve the proposa l, a s discusse d ear lier in  this repo rt.  
 
Goal 12:  Trans portat ion  

Goal 1 2 seeks to pr ovid e and encourag e òsafe, convenient and economi c t ransportation 
system.ó Among other thing s, Goal 12 requires that  tra nsp ort atio n plans co nsider all modes  of 
transportat ion and be bas ed on in vent ory of tra nsport ation ne eds.  

Findin gs: The Ci ty of Portlan d ma intains a Tran sportatio n System Plan (TSP) to  comply 
with Goal 12 , adopted by O rdinances  187832 , 188177 and 1889 57. The Cityõs TSP aims to 
òmake it more convenient fo r peo ple to wal k,  bi cycle, use transi t , use  automob ile tr avel 
more effici ently, and dr ive less to meet t heir dail y needs.ó The extent to which a proposal 
affects the Cit yõs transportati on system and the  goals of the TSP is eva luated by the 

Portland Bureau of Tr ansportati on (PBOT). The scope o f  this  project  does not wa rrant 

tran sportation re view ; therefore Go al 12 is not applicable.  

 
Goal 13:  Energy  

Goal 13 s eeks to conser ve energy  and declares that òland and  us es developed on t he land shall 
be managed and c ontro lled so as  to m axi mize  the conse rvatio n of all  forms  of en ergy, base d 
upon sound economic principle s.ó 

Findi ng s: With respect to e ner gy use from trans portation, as identifie d abov e in response to 
Goal 12,  th e Ci ty maintai ns a TSP that ai ms to òmake it more  convenien t for  people to walk, 
bicycl e, use t ransit , use automobile  travel more effi ciently, and d rive less  to meet their daily 
needs.ó  This is intended to promot e energy conser vation related to tran sporta tion . 
Addition ally, at the tim e of building  permi t review a nd  in spectio n, the Cit y will  also 
im plemen t ener gy efficie ncy requireme nts for the buildi ng itself , as required by the c urr ent 
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building code . For these re asons, st aff fi nds the proposal i s consi stent w ith Goal 1 3.  

 
Goal 14: Urb anization  

Thi s goal  requires ci tie s t o estimate fut ure gr owth and  needs for l and and th en plan and z one 
enough land to  meet tho se needs. It calls for  each city to establ ish an òurban growth bo undary ó 
(UGB) to òidentify a nd separat e urbaniza ble land from ru ral land.ó It speci fies seven  fact ors  tha t 
must be consid ered in drawin g up a  UGB. It a lso lists fou r cr iteria to be a pplied wh en 
undeveloped land wi thi n a UGB is to be converted to u rban uses . 

Fin dings: In the Portl and region , mo st of the functions requir ed by Goal 1 4 are 
administere d by the  Met ro regiona l government r ather than b y individu al cities. Th e desired 
developm ent patte rn  for the region is a rti culated in Metroõs Regional 204 0 Growth Concept, 
which emphasize s denser d evelopment in designated cente rs and corri dors. T he Regiona l 
204 0 Growt h Concept is car ried out  by Metroõs Urban Grow th Management  Fun ctional 
Plan, and the C it y of Portland is req uir ed to conform its  zoning regula tions to this 

functional plan. This l and  use review propo sal does not cha nge the UGB surroun ding the 

Portla nd region and doe s not affect t he Portland Zoning Codeõs compliance with Metroõs Urban 

Growth  Management Functional  Plan. Therefore, Go al 14 is not a pplicable . 
 
Goal 15: Willamette G reen way  

Goal 1 5 sets for th procedures fo r administer ing the  300 miles  of greenway  that prot ects t he 
Willa mette River.  

Findings:  The City of Port land complies with Goal  15 by applying Greenw ay overlay zones 
whi ch impose spec ial requi rements on development a ctiv iti es near  the Willa mette River. The  
subject si te for t his review  is n ot with in a Green way ov erlay zo ne nea r the Willamette  River, 
so Goal 1 5 does not app ly.  

 
Goal 16: Estuarine Resour ces  

This goal requir es local gover nments to  classify Oregonõs 22 major estuar ies in four ca tegories: 
natura l, conserva tion, sh allow -draf t developmen t, and dee p-draf t develo pment.  It th en 
describ es types of l and uses and activ ities tha t are permissible in t hose òmanagement units.ó 

Goal 17: Coastal S hor elands  

This goal defi nes a p lan ning  area boun ded by the ocean  beaches o n the wes t and the coast  
hi ghwa y (State R oute 1 01) on t he east. It specifies how certain t ypes of land and r esources 
th ere are to be manage d: major marshes, fo r example, are  to be pr otected. Sites best suit ed for 
uni que coastal la nd uses (port fa cilities, for examp le) are re served for òwater -dependentó or 
òwater-relatedó uses.  

Goal  18: Beaches and Dunes  

Goal 18 sets plan ni ng standards for dev elopment on various types of dunes . It proh ib its 
residential develo pmen t o n b eaches and act ive foredunes, b ut allows  some othe r types of  
develop ment  if they m eet ke y criter ia. Th e goal also deal s with dune g radi ng, groundwate r 
drawdow n in dunal aquifers, a nd the breaching of foredunes.  

Goal 19: Oc ean Resources  

Goal 19 ai ms òto conserve the long -term values, be nefits, and natural  resources  of t he 
near shore ocea n and the cont inenta l shelf.ó It deals with matte rs s uch as dumping  of dredg e 
spoils and dischargi ng of waste products  into the open  sea. Goa l 19õs main requirements are 
for s tate  agencies rather than citi es and c ounties.  

Fi ndings: Since Port land  is not wi thin Oregonõs coasta l zone , Goals 16 -19 do not ap ply.  

 

DEVELOPMENT STANDARDS  
 
Unless  specifically requ ired in the appr oval criteria listed ab ove, this proposal does not hav e to 
meet the dev elopment standar ds in order to be approved du ri ng thi s review proce ss.  The p lans  
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submi tt ed for a build ing  or zoning  per mit must demon strate th at  all r equirements of  Tit le 11 
can be met , and that all  developm ent standards of Title 3 3 ca n b e met or have rec eived an 
Adjustm ent or Modifica tion  via a lan d use review, prior to  the a ppro val of a b ui ldin g or zonin g 
permit.  
 

CONCLUSIONS  
 
The pro posal for  exterior alterations to an existing car w ash  will f oster a safer  and more 
attra ct ive pedestrian en vironment than th e existing auto -centric condition.  The sit e wil l have a 
stron ger respo nse to t he pedestrian realm with  improved landscaping , one fewer curb cu t, a 
building with more windows, and removal of the noisy e xter ior vacuum  stations . The pr oposed 
design will also enhance the pedestrian r ealm by using hi gh quality m aterials tha t make it  
mor e attractive and vis ually interesting to p edestrians . The ren ovation will im prove t he existin g 
condition of  this site l ocated in  a thriv ing pe dest rian area that  sits at an  important edge 
conn ecting Goose Hollow with adjac ent districts . The proposed project will also bring a  unique 
design element to the Goose Hollow district that will complement existing development in the 
area whil e buildi ng on the sense of place w ith its eye -catching redesign . The design review 
proc ess exists to promo te th e conservation, enhancement, and co ntinued vitalit y of ar eas of the  
City with spe cial s cenic,  architect ural, or cult ural  value. The pr oposal me ets the ap plicable 
design  guidelines  and modification criteria an d therefore warrants app rova l.  

 

ADMINI STRAT IVE D ECISION  
 
Approva l of a project to r enovate an exis ting  car wash  in the G oose Hollow Subdistrict of the 
Central City Plan District.  
 
Appr oval for the foll owing Modification request s: 
1.  Modify the d rive -through setbacks a nd landscaping standa rd s (33.224.0 30). 
 
Approvals per  Exh ibits C-1 through  C-23 , signed and da ted 10 / 17 / 2019, sub ject to the 
foll owing conditions:  
 
A. As part of the bui lding permi t ap plica tion  sub mit tal, th e followin g development -related 

conditions (B  through C) mus t be noted  on each of th e 4 req u ired site p lan s or in cluded as 
a sheet  in the number ed set of  plans.  Th e sheet on whi ch this inform ation appears must be 
labe led "Z ONING COMPLIANCE PAGE - Case Fil e LU 19 -119690 DZ." All re quirements must 
be graphically  rep resen ted on t he s ite pla n, land scape,  or ot her  requir ed plan and  must be 
labeled "RE QUIRE D."  

 
B. At the time of bui ldi ng permit subm ittal, a signed Certificat e of Compli ance form  

(https:/ /www .port lando regon.gov/bds/ article / 62365 8) mu st be subm itted to en su re t he 
permit plan s com ply wi th the De sign/Histor ic Resource Revie w decision and approved 
exhibits .  

 
C. The 19 trees shown on the Planting Plan ( exhibit C-8/ A09 ) shall be planted and/or 

preserved  (14 trees planted, 5 trees p reserved)  as shown . 
 
D.  No fiel d change s allowed.  
 
Staff Pl anner :  Tan ya Pa gli a 

Decision rende red by:                 on 10 / 17 / 2019  
            By  autho rity of  th e Director of  the  Bu reau of Dev elopme nt Services  

 
Decision m ailed: 10 / 21 /201 9 
 

https://www.portlandoregon.gov/bds/article/623658
https://www.portlandoregon.gov/bds/article/623658


Decision Not ice for LU 19 -119690  DZ ð Kaady Carwash Renovation   Page 15  

 

Abo ut  this Decision. This l and  use decis ion is no t a pe rmi t  for d evelopment .  Permit s may b e 
required p rior to  any w ork.  C ontact th e Developm ent Servi ces Cent er at 503 -823 -7310 for 
informati on a bou t  permits.  
 
Proced ur al Informatio n.   The appli cation fo r  this  land use review was sub mit ted on February 
12,  2019 , and w as d etermined to be complete o n 8/1/2019 . 
 

Zoning  Code Section 3 3.700. 080  states that Land  Use Review appl ications  are reviewed un der 

the  regulation s in effe ct at the time the a pplica tion was submitte d, pro vided that the 
appl ication is complet e at th e t ime of subm ittal,  or c ompl ete wit h in 180 days .  Ther efore this 
appl icatio n was revie wed again st th e Zoni ng Co de in ef fect on February  12,  2019. 
 

ORS 227.178  sta tes th e City must is sue a final dec ision on  Land Use Review appli cat ions 

within 120 -days of t he applica tion  being  deemed complete.  The 120 -day revi ew per iod may b e 
waiv ed or exten ded at th e request o f the  applica nt.  In this case, th e applicant requested that 
the 120 -day review per iod be ex tended 20  days . Un less further ex tended by t he applicant, the  
120 da ys  will ex pire  on: 12/19/2019 . 
 
Some  of t he informa ti on cont ained in this report was p rovide d by the appli cant.  
As re quired b y Section 33.800 .060  of the Portla nd Zoning  Code, the burden of  proof is on the  
applic ant to  show that the a ppro val criteria are met.  T he Bureau of D evelopment Services ha s 
independ ently rev iewed the information  subm itted by the applica nt and  has included  th is 
informatio n on ly where the B ureau of Development  Services  has determined the inf ormati on 
satisfactoril y demonstrates compli ance wi th  the app lica ble ap prova l cr it eria.   This rep or t is th e 
decision of the Bur eau o f Deve lopment Servic es wit h inp ut from oth er City and p ubli c agencies.  
 
Conditions  of Ap prova l.   If ap proved, this pro ject ma y be subje ct to a numb er o f specific 
condit ions, l isted abov e.  Compli ance with  the applicable c onditions  of approval must be 
docum ented in all related  permi t app lication s.  Plans and dr awin gs submitted d uring the  
permi tting  process must illustrate how app licabl e conditions of appr oval are met.  An y proje ct  
element s th at are  specific al ly re quired by condition s of approval must be  show n on t he plans, 
and labele d as such.  
 
These conditions of appr oval run wi th the la nd, un less modified by future land u se revi ews.  
As u sed in the c onditions, the term òapplica ntó includ es t he app lican t fo r this land use r eview, 
any person undertaking development  pursuant to t his la nd us e review , t he proprietor  of the  
use or dev elopment approv ed by  this lan d use review, an d the c urrent  own er and futur e 
owners of the prope rty sub ject to th is l and us e rev iew.  
 
Appea l ing this decision.   This decision may b e app ealed to the  Design Commis sion , which w ill  
hold a publi c heari ng.  Appeal s must be  filed  by 4 :30 PM on  11 / 4/2019  at 19 00 SW F ourth 
Ave.  Appeals ca n be  filed at the 5 th  floo r recepti on desk of 1 900 SW  4 th  Avenue  Monday 
th rough Fri day between 8:00 am an d 4: 30 pm.   An appeal fe e of $ 250 wi ll b e c har ged .  The 
app eal fee will be re funded if  the appell ant preva ils.  There is n o fee for ONI rec ognized 
organiza tions appealing a land  use decision for pro perty with in the organizati onõs boundaries.  
The vote to a ppeal must  be in accorda nce wi th the  organi zationõs bylaws.  Assis tance in fi ling 
the appeal and informati on on fee waiver s is av ailable fr om BDS in th e Development Services 
Center. Please see the a ppeal form  for ad ditional i nf ormatio n.  
 
The file and all e vidence on  this case are  avail able f or y our  review by appoi ntme nt only.  Please 
call  the Request Line at o ur off ice, 1900 SW Four th Avenue,  Suite 5000,  pho ne 503 -823 -7617 , 
to schedul e an  appointment .  I can p rovide some infor mation ov er the phone.  Copies of a ll 
inf ormation in th e file  can b e obtai ned  for a fee eq ual to the cost of  services .  Addition al 
inform ation about the City of  Portland,  city bureau s, and a digital copy of t he Portla nd Zoning 
Code is avai lable o n the inte rn et at  www. portla ndonli ne.com. 
 
Attending the  hea rin g.  If this  decision  is appeale d, a hear ing wi ll be sche duled, and you wi ll 
be notifi ed of the date and time of  the hear ing .  The de cision  of the Design Commis sion is f inal; 

http://www.ci.portland.or.us/
http://www.ci.portland.or.us/
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any further appe al m ust be  made to the O regon Land U se Boar d of Appeals (LU BA) wit h in 21 
days  of the d ate of mail ing the d ecisio n, pursuan t to OR S 197.620 and 197.830.   Contact LUBA 
at 775 Summ er St NE,  Su ite 330, Salem,  Oregon 973 01-1283, o r phone 1 -503 -373 -1265 for 
furt her inform ation.  
 
Failur e to r aise a n is sue by the close of  the  record at or following  the final hearing o n this  case, 
in person or by lett er, may prec lude  an appeal to the Land  Use Boar d of Appeals  (LUBA ) on  that 
issue.  Als o, if you  do not raise an issue  wit h enou gh specificity  to gi ve the  Design  Commission  
an o ppor tun ity to resp ond to it , that also  may prec lude a n appeal t o LUBA on that is sue.  
 
Record ing the final decision.    
If  th is L and  Use Revi ew is appr oved th e final de cision wi ll be recorded with th e Mu ltnoma h 
County Recor der.  

¶ Unless  app ealed,  the final de cisi on will be rec orded aft er 11 / 4/201 9  by the Bureau of 

Development S ervices.  
 
The ap plican t, b uilder, or a representat ive does n ot  need to  record t he fina l decision  with the  
Multnomah County Reco rder .  
 
For  further info rmatio n on y our rec ording documents  please call the B ureau of Development  
Services Land Use S ervic es Divi sion at 50 3-823 -0625.    
 
Expiration of this approv al.   An ap pr oval exp ires  thre e years  from  the date the final decision 
is rend ered unle ss a building p ermit has be en issu ed, or the appro ved act ivity has b egun.  
 
Where a site  has received approv al fo r multi ple develo pments , and a bu ilding permit is not 
issued  for al l of the a ppro ved developm ent w ithin  three ye ars of the date of the  fin al de cision, a 
new l and us e revi ew will  be required bef ore a permit will be issued  for the re maini ng 
development,  subj ect to the Zoning  Code in eff ect at that time.  
 
Applyin g fo r yo ur  permits.   A buildin g perm it, occ upancy permit, o r de velopment perm it may 
be required b efore car rying out an app roved p roject.  A t the  time t hey apply for a permit, 
perm it tees mus t  demonstr ate compl iance w ith:  
 

¶ All condition s imposed herein;  

¶ All appl icab le development s tandar ds, un less sp eci fically exemp ted as part of thi s land us e 
review;  

¶ All r equir ements of the bu ilding code; and  

¶ All p rovisio ns o f the Municipal Code of th e City o f Portland , and  all  other appl icable  
ordinanc es, provisions and reg ulat ions  of the City.  

 
 

EXHIBIT S 
NOT ATTACHE D  UNLESS  INDICAT ED 

 
A. App licantõs Submittal  

1.  Applicantõs Project N arrative, Zoning  Code Analysis  and Respo nse to Ap pr oval Criteria  
2.  Site & Vicinity Photos (A02 , A03 ) 
3.  Or iginal full plan set ð NOT APPROVED/re ference only , Mar ch 2019 
4.  Second full pl an set ð NOT APPROVED/referen ce only , April 5, 201 9 
5.  Updated Site Pla n (A07 ) ð NOT APPROVED/re feren ce only , Jul y 12, 2019  
6.  Third  full pl an set ð NOT APPROVED/referen ce only , July 19, 2019  
7.  Updated Site Plan ( A07 ) ð NOT APPROVED/refere nce onl y, August 7 , 2019  
8.  Updated Planting Plan ( L2.01 ) and Pla nt Board with Renderings  ð NOT 

APPROVED/ referen ce only , September 3 , 2019  
9.  Updated Site Pl an ( A07 ) and Plant Board  ð NOT APPROVED/referen ce only , September 

27 , 2019  
10.  Grou nd Floor Window Diagram (A 36) 
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11.  Nonconforming Up grades (A37)  
12.  Applicantõs Arborist Report  
13.  Irrigation Plan  (A11) 
14.  Civil Si te Plan  (A12) 
15.  Stormwater Facility Plan  (A13) 
16.  Renderings of D esign (A28 ð A31) 
17.  Product cut sh eets for met al panels , garage doors, a nd ligh t fixtur es (A32 ð A35) 
18.  Request for Extens ion of 120 -Day Review Period for 20  days dated Oct ober 3, 20 19 

B.  Zoning Map  (at tached)  
C. Plans/D rawings:  

1.  Plan  set Cover Sheet  
2.  Vici nity M ap (A01) 
3.  Existing Site Plan  (A04) 
4.  Existing Floor Plan  (A05) 
5.  Existing Elevations  (A06)  
6.  Proposed Site Plan  (A07) (attached ) 
7.  Tree Preservation  Plan (A08) 
8.  Planting Plan (A09) 
9.  Plan t  Board (A10) 
10.  Propos ed Floor Pl an (A14)  
11.  Proposed Roof Plans (A15) 
12.  Propo sed Nor th  & East El evation s (A16) (attached ) 
13.  Proposed South & We st Elevati ons  (A17) (att ached ) 
14.  Proposed Building S ections (A18) 
15.  Proposed Enlarged South Elevation  and Wall Section  (A19) 
16.  Proposed Enlarged Nort h Elevati on and Wall Section  (A20) 
17.  ð 23.  Proposed Sections  and Details (A21 ð A27) 

D.  Notif icatio n info rmation : 
 1.  Mailing li st  
 2. Mail ed not ice 
E. Agency Respon ses:   

1.  Lif e Safety Division of th e Burea u of Developmen t Services  
2.  Site Development Review Section of B ureau of D evelopm ent Services  
3.  Bur eau of Environmental Serv ices 
4.  Burea u of Transport ation Engine ering a nd Development  Review 

F. Corre sponde nce: 
1.  Erica and Tim G riffin, neighb ors, August 9, 2019 , wr iti ng with concerns .  

G. Other:  
1.  Original LU Applica tio n 
2.  Incomplet e Letter  
3.  Early Assistance summa ry  memo, EA 18-259169  APPT, 12/ 4/201 8 
4.  Nonconforming Situation Review for carwash expansi on on the  same site , LU 19 -138361 

NU 
5.  Documentation of Nonconforming Situati on proving that the car wash was allowed 

when it wa s establish ed and that the nonconforming rig hts have been maintained over 
time, 18-282501 PR, 1/14/2019  

 
The Burea u of Deve lopment  Services  is  commit ted to provid ing  equal  acces s to  
information a nd hea ring s.  Pleas e n otify us no l ess tha n fiv e busi nes s day s prior  to the 
event if you need special acc ommodations.  Call 503 -82 3-7300 (TTY 503 -823 -6868) . 
 
 
 



 

 

 



 

 

 



 

 

 


