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FAIRVIEW 
PLANNING COMMISSION 
PUBLIC HEARING

2018-48-MOD
The Ceeley

October 23, 2018

 Major Modification to prior land use approval 
for Market Square South (D-005-98). 

 Previously approved 3 story building with 
ground floor commercial and 2 upper stories 
of apartment

 Proposed modification adds a 4th story to 
design, with 11 apartment units

APPLICATION

 Major Modification procedure required for:

 Increase in number of dwellings

 Increase of floor area (for residential use) by 
more than 5% where previously specified

 Major modifications follow original review 
process, requiring Type III review procedure

APPLICATION

Notice of Public Hearing

 Oct. 3: Mailed to property owners within 250 ft. of the site. 

 Oct. 5: Published in the Gresham Outlook 

 Oct. 12: Sign was posted on the site

Referrals

 Application routed to Gresham Fire and Fairview Public Works

Written Testimony

 By noon on the hearing day, no written testimony has been 
submitted

NOTICES/REFERRALS/TESTIMONY
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A ppl i ca t ion  Re v iew P r o cedures
 19.400 Admin istra t ion  of  Land Use  and Development Review
 19.412 Descr ipt ion  of  Permit  Procedures
 19.413 Procedures
 19.420 Development Rev iew and S i te  Design  Review
 19.422 Applicabi l i ty
 19.424 Site  Design  Review – Appl icat ion  Review Procedure
 19.425 Site  Design  Review – Appl icat ion  Submission  Requirements
 19.426 Site  Design  Review – Approva l  Cr i ter ia

L a n d  U s e  D i s t r ic t s
 19.110 Vi l lage Genera l  Prov isions
 19.135 Vi l lage Commerc ia l  (VC)  and Mixed Use (VMU)
 19.140 Vi l lage Genera l  Standards
 19.150 Spec ia l  Development Standards – VO,  VC and VMU Zones

D e s i gn S t a ndards
 19.162 Access and C ircu la t ion
 19.163 Landscaping ,  S treet  Trees,  Fences and Walls
 19.164 Veh ic le  and Bicyc le  Parking
 19.165 Public  Fac i l i t ies S tandards
 19.170 Sign  Regu la t ions

APPLICABLE CRITERIA

SITE LOCATION

Market Square South  
“A” Library with 
apartments above

Future Market Square 
South “B” Mixed-use 
commercial residential

Future 4-story 
mixed-use 
development 
(2018-22-DR)

Market Square South 
“C” 3 rowhouses with 
ground floor commercial

Site

SITE LOCATION

SITE LOCATION
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VILLAGE MIXED-USE (VMU) ZONING

Village Mixed- Use 
(VMU) zone

“FOUR CORNERS AREA” 
FMC 19.155 FIGURE V-1

Commercial ground 
floor requirement

“FOUR CORNERS AREA” 
FMC 19.155 FIGURE V-1

Commercial ground 
floor requirement

“Typically, the lower floors will be 
used as retail shops, while the 
upper stories of the small retail 
buildings may be offices or 
apartments - adding to the 
energy and vitality of the market 
square.  The main intersection 
and entrance to the mixed use 
area will be required to have 
buildings with a minimum height 
of 18 feet and retail or 
commercial uses on the ground 
floor.  The area subject to this 
requirement is shown in Figure 4. 
“
 Comprehensive Plan, Fairview 

Village (1994)

VILLAGE MIXED-USE (VMU) ZONING

Commercial ground 
floor requirement
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ALLOWED USES

19.135.010 Permitted uses.
1 . Retai l  store or  business.

2. Banks and similar  f inancial  ser vice 
uses.

3. Health and recreational  faci l i t ies.

4. Locksmith.

5. Publ ic  of f ices.

6. Pr inting and copying serv ices,  
telecommuting center.

7. Residential  dwel l ing units in 
conjunction with permitted uses when 
developed in accordance with the VMU 
design standards of  
FMC 19.135.030(A)(2).

8. Tanning salon.

9. Theater  (VC only) .

10. Travel  agent.

11 . Video rental .

12. Baker y.

13. Blueprint or  photostat shop.

14. Business school  or  pr ivate school  
operated as a commercial  enterpr ise.

15. Cater ing establ ishment.

16. Cleaning establ ishment,  other than 
commercial  dr y c leaning.

17. Depar tment or  furniture store (VC 
only) .

ALLOWED USES

19.135.010 Permitted uses.
18. Frozen food locker,  exc luding 
wholesale storage.

19. Inter ior  decorating store.

20. Medical  or  dental  c l in ic  or  
laboratory.

21. Hotel ,  motel  (VC only);  bed and 
breakfast (VMU and VC).

22. Music  instruction establ ishment.

23. Mar tial  ar ts or  dance instruction 
establ ishment.

24. Newsstand.

25. Flower or  p lant store.

26. Pet shop (VC only) .

27. Restaurant or  tavern.

28. Supermarkets over  5,000 square 
feet (VC only) ;  food markets less than 
5,000 square feet (VMU and VC).

29. Ar t studio/supply.

30. Hardware store (VC only) .

31 . Meat market.

32. Pharmacy.

33. Mul ti family  dwel ling un its subject to  
the  development s tandards of  
FMC 19.135.030(A)(1)  (VC zone)  and 
(A ) (2)  (VMU zone) .

34. Day care.

35. Barber/beauty shop.

36. Photography studio/supply store.

37. Spor ting goods shop.

38. Shoe repair.

39. Dressmaking or  tai lor ing shop.

40. Telecommunications fac i l i t ies:  
antennas pursuant to 
Chapter 19.245 F MC.  

ALLOWED USES

VMU Design Standards

 The VMU area shall be occupied by townhomes and commercial 
uses.

“Single-family attached housing (townhomes)” means two or more single-family 
dwellings with common end-walls.

(More specifically):

 Buildings in the “four corners area” of the VMU zone shall have a 
minimum front facade height of 18 feet as measured from the 
finished street grade with residential uses restricted to the 
second and/or third floor.

SITE PLAN

Ground floor 
commercial  with 
apartments above

8 new 
parking 
spaces

Extended 
sidewalks to 
match existing 
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BUILDING DESIGN

BUILDING DESIGN

BUILDING DESIGN

BUILDING DESIGN
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BUILDING DESIGN

BUILDING DESIGN

BUILDING DESIGN

BUILDING DESIGN
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BUILDING DESIGN

PARKING

Type of Use Parking Ratio Proposed Number 
of Units / Square 
Footage

Minimum Number 
of Required 
Parking Stalls

4+ Attached 
dwellings, 
including above 
commercial

1.5 spaces per unit 33 units 50
(49.5 rounded up)

Retail Trade
General Office

1 space/500 sq. ft. 
of floor area

7,710 sq. ft. 16
(15.42 rounded 
up)

Total Required 66 stalls

Number of Available Stalls:
New parking stalls on vacant lot 8

Existing stalls available 70 (62 in Tract X 
parking and 8 on 
tax lot 244)

Total Available 78 stalls

 Stormwater, water and sewer lines 
constructed with prior improvements 

 Traffic study shows no decreased level of 
service

 Improvements to Village Street and Market 
Drive
 Completion of 15 ft. wide sidewalks

 ADA ramps at intersection

 Flowering Pink Flair Cheery trees to be planted Village 
and Market frontage

PUBLIC FACILITIES

 Plant Pink Flair Cherry trees in 11 abutting tree 
wells

 Update site plan to show locations and dimensions 
of interior and exterior parking spaces (36 total/18 
covered, 9 secure interior) 

 All cantilevered bays to be located within the site 
boundaries

 Provide calculations on stormwater discharge, for 
verification with Fairview Village Stormwater
Master Plan.

KEY CONDITIONS OF APPROVAL
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Staff finds that the proposed major modification, 
adding a 4th story will meet the requirements of the 
City Code as conditioned, and recommends approval of 
the modification subject to conditions listed and 
described in the Staff Report.

STAFF RECOMMENDATION

 Approve the application based on the findings of 
compliance with City regulations and conditions of 
approval.

 Modify the findings, reasons, or conditions, and 
approve the request as modified.

 Deny the application based on the Commission’s 
findings.

 Continue the Public Hearing to a date certain if 
more information is needed. 

PLANNING COMMISSION 
ALTERNATIVES

FAIRVIEW 
PLANNING COMMISSION 
PUBLIC HEARING
Continuation

2018-48-MOD
The Ceeley

November 27, 2018

 Are apartments allowed above ground floor 
commercial in the “Four Corners Area” within the 
Village Mixed-Use zone, or are all residential uses 
required to be townhomes?  

 How does the Comprehensive Plan guidance for 
Fairview Village apply to the requested modification, 
and how does it relate to the Development Code 
text?

 Are four-story buildings allowed in the Village Mixed-
Use Zone?

INFORMATION REQUSTED BY COMMISSION
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PLANNING COMMISSION 
PUBLIC HEARING

2018-50-DR-SD
Fairview Parkway & Halsey 
Mixed-Use Site

November 27, 2018

Site Design Review and Preliminary Subdivision Plat Approval for new 
mixed-use development site consisting of:

 2 single-story commercial buildings along Fairview Parkway and NE 
Halsey Street, with 12,000 sq. ft. of commercial space

 17 attached townhomes along Fairview Parkway
 12 duplexes
 Extension of NE Caden Street and NE Kyle Court

Additional Requests: 
 Class B Variance to minimum front setbacks to preserve trees
 Multnomah County Road Rules Variance to obtain 2nd access (right-

in/right-out on Fairview Parkway.)

APPLICATION

SITE LOCATION

Two lots

One unified 
site plan

Two separate 
subdivision 
plats

SITE LOCATION

Northwest corner of 
Fairview Parkway and 
NE Halsey Street

Fairview Parkway is a 
Major Arterial

Halsey Street is a Minor 
Arterial
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SITE LOCATION SITE LOCATION

From intersection Fairview Parkway and Halsey Street

SITE LOCATION

Caden Street from Raze Meadows

SITE LOCATION

Kyle Court from Raze Meadows
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SITE CONTEXT

DEVELOPMENT 
SITE
Previously 
planned 
extension of 
subdivision

ZONING
Development site is zoned 
Town Center Commercial 
(TCC)

Zoning to the north, west, 
and east is Single-Family 
Residential (R)

Zoning to the south is TCC 
and Residential Multi-
Family (R/MF)

Notice of  Publ ic  Hearing

 Nov.  7:  Mai led to proper ty owners within 250 f t .  of  the site.  

 Nov.  15:  Sign was posted on the site 

 Nov.  16: Publ ished in the Gresham Outlook 

Ne ighborhood Meeting
 Held on May 7,  2018,  pr ior  to appl ication submittal

Referrals

 Application routed to Multnomah County Transpor tation,  Gresham Fire,  
Rockwood Water,  and ODOT

Wr itten Testimony

 By noon on the hearing day,  no testimony received

NOTICES/REFERRALS/TESTIMONY
Land Use Distr icts
19.65 Town Center Commercial (TCC) District

Design Standards
19.162 Access and Circulation
19.163 Landscaping, Street Trees, Fences and Walls
19.164 Vehicle and Bicycle Parking
19.165 Public Facil ities Standards
19.165 Public Facil ities Standards

Exceptions to  Code Standards
19.520 Variances

APPLICABLE CRITERIA
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Appl ication Review Procedures
19.400 Administration of Land Use and Development Review
19.412 Description of Permit Procedures
19.413 Procedures
19.424 Site Design Review – Application Review Procedure
19.425 Site Design Review – Application Submission Requirements
19.426 Site Design Review – Approval Criteria
19.440 Conditional Use Permits

APPLICABLE CRITERIA ALLOWED USES
1. Residential*

Single-Family
a. Single-family detached housing 
(existing housing only)

b. Zero-lot line housing (existing only)

c. Accessory dwellings

d. Manufactured homes – individual 
lots (existing housing only)

e. Single-family attached townhomes 
(CU)

Two-Family
f. Two-family housing (duplex) (CU)

Multifamily and Three-Family
g. Multifamily housing and triplexes 
(CU)

Residential care
h. Residential care homes and 
facilities (CU)

i. Family day care (12 or fewer 
children)

2. Home occupations

3. Bed and breakfast inns and 
vacation rentals (CU)

ALLOWED USES
4. Public and Institutional*

a. Churches and places of worship

b. Clubs, lodges, similar use

c. Government offices and facilities 
(administration, public safety, 
transportation, utilities, and similar 
uses)

d. Libraries, museums, community 
centers, concert halls and similar 
uses

e. Public parking lots and garages

f. Private utilities

g. Public parks and recreational 
facilities

h. Schools (public and private)

i. Special district facilities

j. Telecommunications equipment –
antennas pursuant to 
Chapter 19.245 FMC

k. Telecommunications equipment –
monopoles (CU) pursuant to 
Chapter 19.245 FMC

l. Uses similar to those listed above 
subject to applicable CU 
requirements

5. Accessory Uses and Structures*

ALLOWED USES
6. Commercial

a. Auto-oriented uses and 
facilities (CU)*

b. Entertainment (e.g., 
theaters, clubs, amusement 
uses)

c. Hotels/motels

d. Medical and dental offices, 
clinics and laboratories

e. Mixed use development 
(housing and other 
permitted use)*

f. Office uses (i.e., those not 
otherwise listed)

g. Personal and professional 
services (e.g., child care center, 
catering/food services, 
restaurants, laundromats and 
dry cleaners, barber shops and 
salons, banks and financial 
institutions, and similar uses)

h. Repair services (must be 
enclosed within building)

i. Retail trade and services, except 
auto-oriented uses

j. Uses similar to those listed 
above (subject to CU 
requirements, as applicable)

7. Industrial*

Light manufacture (e.g., small-
scale crafts, electronic 
equipment, furniture, similar 
goods when in conjunction with 
retail) (CU)
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PRELIMINARY PLAT
FAIRVIEW PARKWAY

H
A

LS
EY S

TR
EET

SITE PLAN
FAIRVIEW PARKWAY

Commercial 
buildings & 
parking

Townhomes

Duplexes

VEHICLE ACCESS & CIRCULATION
FAIRVIEW PARKWAY

Public 
Street 

Extensions

Right-In/ 
Right-Out

Deceleration 
turn lane

Public Alley Private Alley

Full Turning 
Movement

PEDESTRIAN ACCESS & CIRCULATION
FAIRVIEW PARKWAY

Sidewalks / 
Pathways
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PEDESTRIAN ACCESS & CIRCULATION

FAIRVIEW PARKWAY

Connectivity 
Needed

STREET + ALLEY CROSS SECTIONS

COMMERCIAL BUILDING DESIGN

Facing Fairview Parkway

Facing Corner

COMMERCIAL BUILDING DESIGN

Halsey 
Street 
Elevations

BUILDING B

BUILDING A
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COMMERCIAL BUILDING DESIGN

BUILDING B

Facing Interior of Site/Parking Lot

Side Elevations: 
Facing Building A/Driveway

COMMERCIAL BUILDING DESIGN

Side Elevations: 
Facing Building A/Driveway

Facing 
Interior of 
Site/
Parking 
Lot

BUILDING A

TOWNHOUSE DESIGN
Building Rear 
West Elevation – Facing Alley 

TOWNHOUSE DESIGN
North & 
South (side) 
Elevations



Exhibit B

8

TOWNHOUSE DESIGN

Building Front
East Elevation – Facing Fairview Parkway 

DUPLEX DESIGN
1 of 2 duplex 
designs

Garage at 
front with 
continuous 
front porch

DUPLEX DESIGN SETBACKS AND ORIENTATION

1

2

3

4

5

6

7

8

9

10

11

1215 ft.



Exhibit B

9

Variance to increase front setback from 10 ft. (max allowed) to 
15 ft. to the edge of the porch to preserve trees:

 Rear yard trees on Lots 1-3

 One front yard tree on Lot 1

 One front yard tree on Lot 4 and Lot 9

 One rear yard tree on Lot 6

Applicant has not shown trees to preserve on lots 10-12, but is 
proposing a 15 ft. setback. 

VARIANCE REQUEST

CONDITIONS

 Report by Certified Arborist assessing trees identified for 
preservation

o Significance of trees

o Tree health

o Viable for preservation during construction

 Demonstration that alternatives to setback and orientation 
standard are not viable considering significant tree 
preservation & existing pattern of development

VARIANCE REQUEST

PARKING

No off-street parking is required in the TCC zone

Proposed Parking: 

 Commercial uses: 68 spaces, which equates to  5.6 
spaces/1,000  sq. ft.

 Duplex units: 1 garage space per unit + one driveway 
space per unit 

 On-street parking is available on one side of the 
street, where the road is up to 32 ft. wide 

LANDSCAPING, STREET TREES, 
FENCES + WALLS

Right-of-Way (grass)

Proposed 
4 ft. solid 
wood 
fence with 
2 ft. 
lattice top
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 All public transportation facilities must be 
designed and constructed to Multnomah 
County standards

 Water & sewer available from 223rd & Sandy

 All stormwater from development site to be 
managed on-site with an underground 
treatment and detention system

PUBLIC FACILITIES

PUBLIC IMPROVEMENTS AND SUBDIVISION

D.3 Submit revised drawings that show street grades and 
curves comply with City standards.

D.10 Submit final Stormwater Management Plan 
demonstrating compliance with Portland Stormwater
Management Manual.

D.11 Submit undergrounding plan for all proposed and 
existing utilities. 

KEY CONDITIONS OF APPROVAL

LANDSCAPING

D.1-3 Submit final landscaping plan complying with standards and 
showing location of plant species.

D.4 Required parking lot screening along Fairview Pkwy shall  
provide open fence of quality, durable material or a low 
decorative wall,  combined with mix of landscaping to create 
visual interest.

D.17 All trees identified for protection in final Tree Removal and 
Preservation Plan shall  be evaluated by Certified Arborist, a 
tree protection plan provided to city, and tree protection 
implemented prior to and during construction.

KEY CONDITIONS OF APPROVAL

PARKING and PEDESTRIAN ACCESS

E.1 Comply with Multnomah County Transportat ion conditions of  
approval, including:

 Confirm or revise TIS reflecting intersection of Fairview Pkwy with Kyle Ct. are two public 
streets

 Half street improvements on Fairview Pkwy and Halsey

 Maintain sight distance along Fairview Pkwy

D.2 Provide pathways f rom Fairview Parkway and Halsey into site at 
intervals of  no more than 330 f t .

D.3 Provide compliance for townhomes with requirement for pathways 
to connect all street-facing/front doors to adjacent street

KEY CONDITIONS OF APPROVAL
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PARKING and PEDESTRIAN ACCESS, cont.

E.6 Comply with requirement for contrasting paving materials 
or humps/raised crossings. Provide additional crosswalk 
at east end of Caden St.

E.9 Relocate bike racks in front of each commercial building 
and meet employee parking and commercial 
requirements. 

D.12 Prior to final occupancy, improve the Kyle Ct./alley 
intersection with traffic management feature for 
pedestrian safety. 

KEY CONDITIONS OF APPROVAL

BUILDING DESIGN

F.1 Revise south (Halsey) facade of Building B to provide 
windows between stone piers and equal or better 
storefront design than back of building.

F.3 Demonstrate compliance with all architectural design 
standards that apply to the residential buildings.

KEY CONDITIONS OF APPROVAL

Staff finds that the proposed application can meet the 
requirements of the City Code as conditioned, and 
recommends approval of the site design review subject 
to conditions listed and described in the Staff Report.

STAFF RECOMMENDATION

 Approve the application based on the findings of 
compliance with City regulations and conditions of 
approval.

 Modify the findings, reasons, or conditions, and approve 
the request as modified.

 Deny the application based on the Commission’s 
findings.

 Continue the Public Hearing to December 11 if more 
information is needed. 

PLANNING COMMISSION ALTERNATIVES
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