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1989 Planning Board Review 
In 1989, Cheverus sought approval for a major expansion of their athletic facilities.  The proposal included the 
following: 

 Football/soccer field 
 Track and field areas 
 One baseball game field 
 One baseball practice field 
 Bleachers 

 
This proposal represented a significant change to the Baxter Boulevard side of the campus. The expansion plans 
were approved by the Planning Board on January 24, 1989.  According to the Planning Board report, the proposal 
generated considerable public interest.   
 
1997 Planning Board Review  
In 1997, Cheverus requested a modification to the 1989 approval.  The modifications received conditional and site 
plan approval by the Planning Board on June 10, 1997 and included the following: 

 Allowed varsity football games 
 Expand the football bleacher seating capacity 
 Provide a permanent scoreboard and public address system 
 Allow non-Cheverus events to take place at their athletic facilities and to charge admission 
 Construct concession/bathroom facilities near the athletic facility 

  
2000 Planning Board Review  
In 2000, in order to address a projected growth in the student population from 395 students to up to 700 students, 
Cheverus requested approval of a variety of campus improvements, referred to as the Cheverus Campus Master 
Plan.  Cheverus received conditional use and site plan approval on August 8, 2000 for the following: 

 New gymnasium and cafeteria addition 
 Expanded parking, primarily on Ocean Avenue side of the property 
 New soccer field on Ocean Avenue side on the site of the former Roaks Greenhouse 
 Miscellaneous improvements from the 1997 approval that were never built, therefore their approval had 
lapsed.  These include a concession stand, bleachers and press box. 

 
2003 Planning Board Review  
In 2003, Cheverus requested re-approval of the proposed gymnasium/cafeteria building because the 2000 site plan 
approval had lapsed.  Conditional use and site plan approval was granted by the Planning Board on October 14, 
2003.  
 
2005 Planning Board Review 
In 2005, Cheverus returned to the Planning Board to request an amendment to their 1989 conditional use approval 
to allow for greater flexibility in their use of the baseball field.  Use of the field had been limited to regular games 
only in the 1989 approval.  Cheverus wanted to use the field for both games and practices.  Approval was granted 
by the Planning Board on April 12, 2005. 
 
2008 Exemption from Site Plan Review 
In April, 2008 Cheverus submitted an application for exemption from site plan review for baseball backstop and 
fencing improvements.  The proposal was to extend the existing baseball field chain link fence to connect to the 
existing dugouts on each side of home plate and adding fencing behind the dugout and running parallel to the third 
base line.  These improvements were triggered by concern from abutters over the potential for property damage or 
injury from foul-tipped baseballs leaving the facility.  An exemption from site plan review was granted in April, 
2008.   
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2008 Planning Board Review 
In September, 2008 Cheverus submitted an application to request to add 60 parking spaces and one concrete pad 
for placement of a prefabricated equipment storage container to their property.  The proposal included softball 
dugouts, two concrete pads for movable storage containers and an electronic scoreboard.  Approval was granted by 
the Planning Board on September 5, 2008. 
 

VII. STAFF REVIEW 
This project is subject to conditional use and site plan review.  Staff review includes the following subsections: 

 
1. ZONING, RIGHT TITLE AND INTEREST, AND NEIGHBORHOOD MEETING 

  
A. Zoning 
CONDITIONAL USE REVIEW 
Because this project is considered an institutional expansion in the R-3 zone, it is subject to the conditional 
use standards of Sections 14-88 and 14-474.  The applicant has submitted an analysis of how the proposal 
meets the R3 Conditional Use Standards (Attachment A and D) as follows: 

 
Sec. 14-88. Conditional uses 
The following uses shall be permitted only upon the issuance of a conditional 
use permit, subject to the provisions of section 
14-474 (conditional uses) and any special provisions, standards or requirements 
specified below: 

 
(c) Institutional: Any of the following conditional uses provided that, 
notwithstanding section 14-474(a) (conditional uses) of this article or 
any other provision of this Code, the Planning Board shall be substituted 
for the board of appeals as the reviewing authority: 
1. Elementary, middle, and secondary school; 
2. a. Long-term and extended care facilities; 
b. Intermediate care facility for thirteen (13) or more persons… 
 
Such uses shall be subject to the following conditions and standards in 
addition to the provisions of section 14-474: 
 

a. In the case of expansion of existing such uses onto land other 
than the lot on which the principal use is located, it shall be 
demonstrated that the proposed use cannot reasonably be accommodated 
on the existing site through more efficient utilization of land or 
buildings, and will not cause significant physical encroachment into 
established residential areas; and 

 
Staff Comments: The property is located on a lot other than the location of the principal use and the 
applicant was requested to demonstrate why this relatively small area of institutional use could not 
be accommodated within existing institutional buildings.   

 
The application (Attachment A) stated that the uses would comprise office rooms to include 
administrative / admissions offices for 6-7 staff with occasional meetings.  The submitted letter 
outlines why the proposed use(s) cannot be reasonably accommodated within existing school 
buildings that are in institutional use because the Schools’ administrative staff are currently 
overcrowded and that there are no immediately available spaces left within the existing school 
properties.  
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b. The proposed use will not cause significant displacement or 
conversion of residential uses existing as of June 1, 1983, or 
thereafter; and 
 

Staff Comments:  There is a loss of a single family home, but the applicant proposes no exterior or 
interior changes because they want to retain the integrity of the house and remain consistent with the 
surrounding neighborhood.  Cheverus also wants to keep the option open to revert the house back to 
residential use for a staff member.  

 
c. In the case of a use or use expansion which constitutes a 
combination of the above-listed uses with capacity for concurrent 
operations, the applicable minimum lot sizes shall be cumulative; and 
 

Staff Comments:  The lot size for Cheverus’ main campus is about 24 acres.  The single family 
home’s lot is 13,249 square feet.  The minimum lot size in the R-3 zone for a school is two acres and 
for residential is 6,500 square feet.  Therefor this standard is being met.  

 
Sec. 14-474: 

 The following standards 14-474 apply to all conditional uses: 
 
2. Standards. The Board shall, after review of required materials, 

authorize issuance of a conditional use permit, upon a showing that the 
proposed use, at the size and intensity contemplated at the proposed 
location, will not have substantially greater negative impacts than 
would normally occur from surrounding uses or other allowable uses in 
the same zoning district. The Board shall find that this standard is 
satisfied if it finds that: 
 

a. The volume and type of vehicle traffic to be generated, hours 
of operation, expanse of pavement, and the number of parking spaces 
required are not substantially greater than would normally occur at 
surrounding uses or other allowable uses in the same zone; and 

 
Staff comment:  According to the applicant, the employees that will have office spaces in the 
building will continue to use the parking spaces on the main campus.  There are no plans to change 
the existing driveway and it will be used to supply two parking spaces for guests to the departments.   
The applicant states that the employees will “receive on average a cumulative total of two guests per 
day for a period of 90 minutes each”.  

 
b.  The proposed use will not create unsanitary or harmful conditions 
by reason of noise, glare, dust, sewage disposal, emissions to the 
air, odor, lighting, or litter; and 

 
Staff comment:  The proposal would not create harmful conditions.   

 
c. The design and operation of the proposed use, including but 
not limited to landscaping, screening, signs, loading, deliveries, 
trash or waste generation, arrangement of structures, and materials 
storage will not have a substantially greater effect/impact on 
surrounding properties than those associated with surrounding uses or 
other allowable uses in the zone. 
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Staff comment:  The design and operation of the proposed use is anticipated to have similar 
effects/impacts as for surrounding uses. 

 
Section 14-474 (d) states: 

(d) Conditions on conditional use permits. The board of appeals may impose such 
reasonable conditions upon the premises benefited by a conditional use as 
may be necessary to prevent or minimize adverse effects therefrom upon 
other property in the neighborhood. Such conditions shall be expressly set 
forth in the resolution authorizing the conditional use permit and in the 
permit. Violation of such conditions shall be a violation of this article. 

 
Staff Comment:  Planning staff recommends a condition of approval that the building should not be 
altered to a prevent conversion back to a residential unit.  This would minimize potential adverse 
effects on residences along Pya Road.   

 
B. Right, Title or Interest: 
The applicant submitted a warranty deed for the property (see Attachment B). 

 
C. Neighborhood Meeting: 
This proposal is subject to Level I site plan and conditional use review (for an institutional use in the R-3 
zone).  Section 14-32 (c) of the City Code requires only applicants for Level III site plan review or 
subdivisions of five or more units or lots to host a neighborhood meeting.  Because this proposal includes 
converting the single family house for office space as a Level I site plan and it is exempt from this 
requirement.  The applicant voluntarily held a neighborhood meeting, however, on Tuesday, March 15, 2016 
to share the proposal with neighbors prior to the public hearing (see neighborhood meeting minutes- 
Attachment E).   

 
2. SITE PLAN REVIEW 

The proposed parking additions and athletic improvements have been reviewed by staff for conformance with the 
applicable review standards of the Level I Site Alternation site plan ordinance.  Section 14-524 (a) (2)(d)ii states 
that Level I Site alteration plans shall only be subject to the following site plan standards, as applicable, as 
contained in section 14-526: 
 

1. Transportation Standards 
According to the applicant, the employees that will have office spaces in the building will continue to use 
the parking spaces on the main campus.  There are no plans to change the existing driveway and will be 
used to supply two parking spaces for guests to the departments.   The applicant states that the employees 
will “receive on average a cumulative total of two guests per day for a period of 90 minutes each”.  
 

2. Environmental Quality Standards 
The applicant is not proposing any exterior and interior changes to the site; therefore no landscaping 
improvements are planned.  Since the site is developed and no work is proposed on site, water quality, 
stormwater management and erosion control standards are not applicable. 
 

3. Public Infrastructure And Community Safety Standards 
Since property is developed, there are existing utilities at the site.   
 

4. Site Design Standards 
No new exterior lighting is proposed.  There will be no sign on the property that will indicate that 
Cheverus High School offices are housed there.  
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VIII. PROPOSED MOTIONS 
 

A. CONDITIONAL USE 

On the basis of the application, plans, reports and other information submitted by the applicant, findings and 
recommendations contained in the Planning Board Report for the public hearing on March 22, 2016 for application 
#2016-029 (Conditional Use), relevant to Portland’s Conditional Use Standards and other regulations, and the 
testimony presented at the Planning Board hearing:  

 

 The Planning Board finds that the proposed conditional use for an institutional use at 235 Ocean Avenue in 
the R-3 zone [does/does not] meet the standards of § 14-474 and the standards of §14-88 (c)(1) for the R-3 
zone, subject to the following condition: 

 
1. That the building shall not be altered to a prevent conversion back to a residential unit.   

 

B. DEVELOPMENT REVIEW 
 

On the basis of the application, plans, reports and other information submitted by the applicant; findings and 
recommendations contained in Planning Board Report for the public hearing on March 22, 2016 for application 
#2016-030 (Site Plan), relevant to the site plan regulations; and the testimony presented at the Planning Board 
hearing; the Planning Board finds that the plan [is/is not] in conformance with the site plan standards of the land use 
code. 
 
 
ATTACHMENTS 
 
APPLICANT’S SUBMITTAL 

A. Application, dated 02.14.2016 
B. Warranty Deed 
C. Photos  
D. Supplemental Information, dated March 12, 2016 
E. Neighborhood Meeting 

 
PLANS 

Plan1 Boundary Survey  
Plan2 Site Plan 
Plan3 Site Overview Plan 
Plan4 Floor Plans for Main Campus Buildings 

 
 


