FINAL FINDINGS AND DECISION BY THE DESIGN
COMMISSION RENDERED ON May 19, 2011
CASE FILE NUMBER:

LU 11-119645 DZ
(PC # 11-110360)
West Bearing Housing

BUREAU OF DEVELOPMENT SERVICES STAFF: Kara Fioravanti 503-823-5892 /
Kara.Fioravanti@portlandoregon.gov

GENERAL INFORMATION
Applicant:

West 1 LLC
1140 SW 11th Avenue, Suite #400 / Portland, OR 97205
Peter W Stott, Columbia Investment Ltd.
2775 SW Old Orchard Road / Portland, OR 97201

Representative:

Agustin Enriquez, GBD Architects Inc
1120 NW Couch Sreet, Suite #300 / Portland, OR 97209

Site Address:
Legal Description:
Tax Account No.:
State ID No.:
Quarter Section:
Neighborhood:
Business District:
District Coalition:
Plan District:
Zoning:
Case Type:
Procedure:

312-316 NW 12TH AVENUE
BLOCK 78 LOT 2&3, COUCHS ADD
R180207220
1N1E33DA 02600
3028
Pearl District, contact Patricia Gardner at 503-228-3273.
Pearl District Business Assoc., contact Adele Nofield at 503-223-0070.
Neighbors West/Northwest, contact Mark Sieber at 503-823-4212.
Central City - River District
EXd, Central Employment with design overlay
DZ, Design Review
Type III, with a public hearing before the Design Commission. The
decision of the Design Commission can be appealed to City Council.

Proposal:
The applicant seeks design review approval for a new six-story 45,000 SF mixed use building
on a ¼ block site at the intersection of NW 12th and NW Everett. The ground floor will contain
approx. 2,600 SF of retail space, 32 mechanical parking stalls, and a housing lobby. Floors 26 will contain 50 residential units. A second floor exterior north-facing deck provides
individual private terraces and an eco-roof. A generous roof deck at the SE corner of the 6th
floor roof will contain exterior amenities for all building residents, and a majority of the
remainder of the roof will be ecoroof. The building will be clad primarily in a light brick palette,
but will also include areas of a dark brick palette and dark aluminum panels, windows will be
metal clad wood windows, wood is incorporated into the steel canopy undersides, stained
concrete will be used at the storefront base, and aluminum sunshades are at all south facing
windows.
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Nonstandard Improvements in the Public Right-of-Way:
The corner of NW 12th and Everett includes the following elements that do not meet the River
District public right-of-way standards: a bike corral on NW 12th, a lengthened curb extension,
loop bike racks, and a dropped curb for the bike corral. 33.420.041 C. requires design review
approval for nonstandard improvements in the public right-of-way.
Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33,
Portland Zoning Code. The applicable approval criteria are Central City Fundamental Design
Guidelines and the River District Design Guidelines.

ANALYSIS
Site and Vicinity: The site is located in the River District of Portland’s Central City. The site
is a 100’ x 100’ quarter block at the intersection of NW 12th Avenue and NW Everett Street. On
site currently is a two-story building constructed in 1932 with cast in place concrete perimeter
party walls and large heavy timber beams and columns. Fro the past eight decades the West
Bearing building served as an automotive parts dealership. The other development on the
block includes 2 similar one-story masonry buildings similar to the West Bearing building and
a surface parking lot.
NW Everett is part of a couplet system with NW Glisan one-way west and NW Everett one-way
east. At this location, NW Everett is a designated Traffic Access Street, Transit Access Street,
Local Service Bikeway and City Walkway. At this location, NW 12th is a designated Local
Service Bikeway and Pedestrian Street. The entire River District is a designated Pedestrian
District.
Nearby development that was part of the redevelopment of the River District into a vibrant
mixed-use urban neighborhood include: Weiden + Kennedy, The Casey Condominiums and
Mackenzie Lofts (all within a block of this site) and the Brewery Block development 2 blocks
south.
Zoning: The Central Employment (EX) zone allows mixed uses and is intended for areas in the
center of the City that have predominantly industrial-type development. The intent of the zone
is to allow industrial and commercial uses which need a central location. Residential uses are
allowed, but are not intended to predominate or set development standards for other uses in
the area.
The “d” overlay promotes the conservation and enhancement of areas of the City with special
historic, architectural or cultural value. New development and exterior modifications to existing
development are subject to design review.
Land Use History: City records indicate no prior land use reviews.
Agency Review: A “Request for Response” was mailed March 22, 2011. The following
Bureaus have responded with no issues or concerns: Water Bureau (permit comments provided
in Exhibit E.1), Life Safety (permit comments provided in Exhibit E.2), Site Development, Urban
Forestry (“street trees will be required”) and the Fire Bureau.
The Bureau of Environmental Services responded with the following comment (Exhibit 3).
BES has no objection to the requested design review and has no recommended conditions.
Note that the proposed development will be subject to BES standards and requirements
during the permit review process.
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The Bureau of Transportation Engineering responded with the following comment (Exhibit 4).
Portland Transportation/Development Review has reviewed the application for its potential
impacts regarding the public right-of-way, traffic impacts and conformance with adopted
policies, street designations, Title 33, Title 17, and for potential impacts upon transportation
services.
a. As a condition of building permit approval, the applicant will be required to reconstruct the
sidewalks to River District Standards. This will likely require street lighting upgrades
which can add a significant cost.
b. The street improvements must be constructed under a separate street job permit to City
standards per the requirements of the City Engineer
c. A financial guarantee insuring the improvements will be completed will also be a
condition of building permit approval.
d. No dedications are needed to construct the required 12-ft sidewalk corridors.
There are four non-standard elements within the right-of-way (ROW). Three of those will need
approval from the Design Commission and one will need a Design Exception as part of the
public works permit. All of the non-standard elements are related to the proposed concrete
bike corral.
The three non-standard elements requiring Design Commission approval are identified below:
1. A curb extension on NW 12th Avenue longer than allowed in the River District Standards.
2. A Bike Corral. The River District does not currently contain standards for bike corrals.
3. Non standard bike racks.
4. A dropped/flush curb at the bike corral.
PBOT has no objection to the above non-standard elements.
The dropped/flush curb for the bike corral must also be reviewed under a Design Exception
request as part of the public works permit. Details of which sections of curb will be dropped
have not been provided. There appears to be potential conflicts with the ADA corner ramp
adjacent to the proposed bike corral. PBOT has asked the applicants civil engineer to provide
these details prior to the Design Commission hearing for this project.
PBOT has no objection to the Exceptions requested to the Oriel Window standard.
PERMIT INFORMATION
At the time of permit review (following the land use review) you should be aware of the
following:
1. System Development Charges (SDCs) may be assessed for this development. The
applicant can receive an estimate of the SDC amount prior to submission of building
permits by contacting Rich Eisenhauer at (503) 823-6108.
2. Curb cuts and driveway construction must meet the requirements in Title 17. The Title 17
driveway requirements will be enforced during the review of building permits.
3. If there are required right-of-way improvements, the required improvements must be
designed by an Oregon licensed civil engineer and constructed under a permit issued by
Portland Transportation separate from the building permit process. Applicant’s engineer
should contact Chris Wier at (503) 823-7227 to discuss the public works permit process.
4. Plans, fees, a contract (called the application for permit) and a performance guarantee for
the estimated value of the improvement must be submitted prior to building permit
approval The performance guarantee may be in the form of a surety bond, irrevocable
letter of credit, set-aside account, or cash deposit. Applicant should contact Mark Fischer
at (503) 823-7072 for appropriate forms and additional information.
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PBOT RECOMMENDATION
No objection to approval.
PBOT Note: The final design of the curb elevations for the bike corral must be approved
through a Design Exception in the public works permit process.
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on April 8,
2011.
One written response was received from the AIA Urban Design Group (Exhibit F.1). The
sentiment was that the project met the Design Guidelines and some areas could be improved,
such as ground level operable windows, weathering of the proposed wood, a corner entry, and a
flexible storefront system.
Two people testified at the 5-5-1 hearing. Concerns raised included the heating and ventilating
system, the bay window, and the garage window.
Summary of May 5th Public Hearing: The Design Commission requested the applicant (1)
revisit the design, focusing on coherency among the elevations, (2) explore garage door options
that would include windows in the door, (3) study the window projection at the SE corner, (4)
reduce the amount of metal panel between the storefront and the brick above, and (5)
reconsider the HVAC system and include AC in the project. Revisions submitted for May 19th
Public Hearing: The applicant addressed issues 1-4 in the redesigned project Exhibit A.5). The
applicant chose not to incorporate AC at this time. Because design integration of a significant
mechanical system should be carefully considered, Design Commission accepted Staff’s
suggested Condition of Approval (see findings for C11 below) that requires a Type II Design
Review for any future rooftop mechanical unit not already indicated on the approved Type III
Design Review drawings.

ZONING CODE APPROVAL CRITERIA
Chapter 33.825 Design Review
Section 33.825.010 Purpose of Design Review
Design review ensures that development conserves and enhances the recognized special design
values of a site or area. Design review is used to ensure the conservation, enhancement, and
continued vitality of the identified scenic, architectural, and cultural values of each design
district or area. Design review ensures that certain types of infill development will be
compatible with the neighborhood and enhance the area. Design review is also used in certain
cases to review public and private projects to ensure that they are of a high design quality.
Section 33.825.055 Design Review Approval Criteria
A design review application will be approved if the review body finds the applicant to have
shown that the proposal complies with the design guidelines for the area.
Findings: The site is designated with design overlay zoning (d), therefore the proposal
requires Design Review approval. Because of the site’s location, the applicable design
guidelines are the Central City Fundamental Design Guidelines and River District
Guidelines.
River District Design Guidelines and Central City Fundamental Design Guidelines
The River District is a remarkable place within the region. The area is rich with special and
diverse qualities that are characteristic of Portland. Further, the River District accommodates
a significant portion of the region’s population growth. This area emphasizes the joy of the
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river, connections to it, and creates a strong sense of community. The goals frame the urban
design direction for Central City and River District development.
The Central City Fundamental Design Guidelines and the River District Design Guidelines
focus on four general categories. (A) Portland Personality, addresses design issues and
elements that reinforce and enhance Portland’s character. (B) Pedestrian Emphasis,
addresses design issues and elements that contribute to a successful pedestrian environment.
(C) Project Design, addresses specific building characteristics and their relationships to the
public environment. (D) Special Areas, provides design guidelines for the four special areas of
the Central City.
River District Design Goals
1. Extend the river into the community to develop a functional and symbolic relationship with
the Willamette River.
2. Create a community of distinct neighborhoods that accommodates a significant part of the
region’s residential growth.
3. Enhance the District’s character and livability by fostering attractive design and activities
that give comfort, convenience, safety and pleasure to all its residents and visitors.
4. Strengthen connections within River District, and to adjacent areas.
Central City Plan Design Goals
1. Encourage urban design excellence in the Central City;
2. Integrate urban design and preservation of our heritage into the development process;
3. Enhance the character of the Central City’s districts;
4. Promote the development of diversity and areas of special character within the Central City;
5. Establish an urban design relationship between the Central City’s districts and the Central
City as a whole;
6. Provide for a pleasant, rich and diverse pedestrian experience for pedestrians;
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, humane and prosperous;
9. Ensure that new development is at a human scale and that it relates to the scale and
desired character of its setting and the Central City as a whole.
Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project.
A

PORTLAND PERSONALITY

A2

Emphasize Portland Themes
Findings: The exterior of the building is composed primarily of brick, metal clad wood
windows, and steel with colors that reflect the Pacific Northwest – neutral light and dark
browns in the brick skin found in Forest park, the vivid orange and reddish hues on the
casement windows and sun shade louver blades common in autumn, the deep brown metal
components from NW soil, and the lush greens found throughout Portland on the living
wall and within the rooftop planted areas. Salvaged wood from the existing West Bearing
Parts building will be used to recall the history of the River District. And, the eco-roofs
provide not only visual amenity, but also help mitigate the stormwater management of the
buildings impervious surfaces. This guideline is met.

A3

Respect the Portland Block Structures
Findings: The site is a 100’ x 100’ parcel on the corner of a standard 200’ x 200’ block.
This project is built to the property line and continues the tradition of 200’ x 200’ blocks in
the City. This guideline is met.
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A4
Use Unifying Elements
A5
Enhance, Embellish and Identify Areas
A5-1 Reinforce Special Areas
A5-1-1 Reinforce the Identity of the Pearl District Neighborhood
Findings: The recent history of the River District includes light industrial uses such as the
previous use of the site. Building on that character, the primary exterior building material
of brick is typical of the kind of material commonly found in the older buildings throughout
the neighborhood. The use of structural steel sections to build the canopies along NW 12th
and NW Everett also recall the light industrial heritage of the District. The area that
surrounds the West Bearing Site has a high percentage of small, glassy ground floor
spaces—such as the restaurants along NW 12th, the housing lobby across the street at the
Casey Condominiums, and the small retail spaces across the street along NW Everett. This
project will remove a vacant light industrial auto shop along NW Everett and replace it with
a small ground floor retail space and housing lobby. A continuous painted steel and wood
pedestrian canopy provides weather protection along the retail frontage similar to the scope
of canopies found throughout the Brewery Blocks development just a few blocks to the
South. The variegated color across the street of the concrete panels on the Casey
Condominiums is complemented with the proposed blended brick pattern used for the
exterior of the proposed West Bearing Project. These guidelines are met.
A6

Re-Use / Rehabilitate / Restore Buildings
Findings: The existing building is a low-rise building. To the extent feasible, the useful
components of the building will be deconstructed to be reused for other buildings in the
Portland area--examples of this are 1x8 fir shelving, exterior doors and windows, and the
wood roofing. After deconstructors have removed as much of the building to be reused
offsite, large timbers will be salvaged and re-used throughout the building design. This
guideline is met.

A7

Establish and Maintain a Sense of Urban Enclosure
Findings: The existing building on site is not built to the property line for half of the NW
Everett Street frontage. With this redevelopment of West Bearing, the entire site will be
built to the property line providing a continuous street wall along NW 12th and NW Everett.
A continuous pedestrian canopy along NW Everett and a partial pedestrian canopy along
NW 12th provide weather protection. This guideline is met.

A8

Contribute to Vibrant Streetscape
Findings: Large ground floor windows along NW Everett and a continuous canopy provide
a pleasant environment for pedestrians. With the likely inclusion of a retail tenant at the
corner of NW 12th and NW Everett, this intersection would then be surrounded by 4 highly
active commercial tenants. This guideline is met.

B

PEDESTRIAN EMPHASIS

B1
B1-1

Reinforce and Enhance the Pedestrian System
Provide Human Scale to Buildings along Walkways

Findings: In its existing condition, the NW Everett Street frontage has a 100' curb cut and
surface parking between the building front and the sidewalk creating a poor pedestrian
experience. With the redevelopment of West Bearing, this curb cut will be removed, trees
will be planted, and almost 100% vision glazing will be at the ground floor along NW Everett
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for retail space and a housing lobby. In addition, weather protection will be provided
through a continuous overhead pedestrian canopy along all of NW Everett and half of NW
12th. This guideline is met.
B2

Protect the Pedestrian
Findings: The existing site intersection of NW 12th and NW Everett is a substandard
pedestrian system. There are currently no street trees along either street, no sidewalk curb
extension at the intersection, and a full 100' curb cut along the NW Everett frontage. The
re-development of West Bearing will include standard City of Portland right-of-way
improvements: five new street trees, new twin ornamental streetlights, and the removal of
the 100' long curb cut along NW Everett. The proposed nonstandard curb extension and
bike parking configuration supports the high bike use of the River District and does not
obstruct the pedestrian corridor of typical River District sidewalks. This guideline is met.

B3

Bridge Pedestrian Obstacles
Findings: The existing obstacle to a safe pedestrian accessway--the 100' curb cut along NW
Everett--will be removed from the site. In its place will be a new, City of Portland standard
sidewalk system. This guideline is met.

B4

Provide Stopping and Viewing Places
Findings: Extensive ground floor windows into retail space and a housing lobby along NW
Everett and NW 12th provide visual interest for pedestrians. Above their head is a
continuous pedestrian canopy for weather protection for viewing into the building. This
guideline is met.

B5

Make Plazas, Parks, and Open Space Successful
Findings: No open space is proposed with the redevelopment of West Bearing. However, a
creative and aesthetically pleasing treatment of stormwater is proposed for the roofs. These
areas will be visible to north facing tenants in the building as well as numerous occupants
of the surrounding Pearl District neighbors. In addition, a rooftop amenity space is
provided above the 6th floor for building tenants to use. This guideline is met.

B6

Develop Weather Protection
Findings: Weather protection will be provided for pedestrians through a continuous
overhead canopy along all of NW Everett and half of NW 12th. Along the south facade of the
building, louvered sun shades provide solar glare protection for the building occupants and
add interest and depth on the exterior face of the building. At the roof top amenity deck, a
portion of the exterior deck is covered with a canopy providing protection from the rain in
inclement weather and from sun in the summer. In addition, a fire pit is directly below the
canopy and will provide visual interest for pedestrians in the evening time as the flicker of
fire will reflect off the underside of the canopy and be visible from the sidewalk. This
guideline is met.

B7

Integrate Barrier-Free Design
Findings: All entries into the building are at grade and are barrier free to all. This guideline
is met.
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Findings: The exterior of the north skin is comprised of approximately 40% vision glazing
for ample views overlooking the River District. The exterior of the south skin is
approximately 50% and all windows are shaded by louvered sun shades. This strategy
provides the occupants with the ability to reduce glare without having to pull shades in the
summer time and ultimately provides a greater portion of the day where both occupants
can see out and pedestrians can see in. The ground level includes ample glazing to
strengthen the physical and visual connections between the building and the adjacent
sidewalk. Finally, the outdoor decks/ecoroofs at the 2nd and top floors provide views of the
city from interesting vantage points, and improve views of the proposed building from
neighboring condos and offices. This guideline is met.
C2
C5

Promote Permanence and Quality in Development
Design for Coherency
Findings: The historical context of the River District is light industrial and brick buildings.
The redevelopment of West Bearing is a contemporary interpretation of a classic building
material. In addition to the use of a light and dark brick palette, the remainder of the
exterior skin is comprised of painted metal panels, and a metal clad wood window system
that has a vibrancy to its color scheme and includes integrated vents. Also fully integrated
into the building are the painted steel sunshades, ground level canopy, and roof deck
canopy – each of these overhead elements are detailed in a manner to present a sense of
cohesion and quality critical for a thoughtful and permanent project. The overall building
massing is simple and clear: the first level is a Type I concrete construction with five stories
of light gauge metal framed housing on top. A lightly colored brick palette clads the north,
west and south sides of the building. The party wall at the east side has a metal panel
system with a range of 3 colors; for quality and lasting durability the metal system
proposed is backed by rigid insulation and will be a 20 gauge or stronger. All materials and
colors are intended to complement the natural quality of brick and are neutral in color.
The building coherency was strengthened after the 5-5-11 hearing through a
reconsideration of the projecting window, the fenestration among the north, south and west
elevations, and better clarity with the shifting brick wall planes. These guidelines are met.

C3-1

Integrate Parking

Findings: The proposed parking area is minimized at the pedestrian realm to a small
portion of the west frontage. The parking is mitigated with its mid-block location, a living
wall set within the brick wall, and views into the garage to expose the mechanics and
interest of the car stackers. Though windows and clear-glazed garage doors into a parking
area are atypical for Portland’s desire for ground level activation of the public realm, the
window and the clear-glazed garage door expose an innovative solution to maximize parking
counts, while at the same time minimizing negative effects of parking on the ground level
pedestrian realm. At the May 19th hearing the applicant agreed to full cut-off light fixtures
within the parking garage to mitigate typical unsightly garage lighting. This guideline is
met.
C4

Complement the Context of Existing Buildings
Findings: In addition to blending into the material fabric of the River District, many of the
sustainable strategies employed will be legible from the exterior of the building
complementing the Portland sensibility towards the green building movement. Among the
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more visible strategies are the solar shades on the south side of the building and ecoroofs
on the 2nd and 6th floor roofs. This guideline is met.
C6

Develop Transitions Between Buildings and Public Spaces
Findings: All ground floor pedestrian entries are recessed a minimum of three feet from the
sidewalk creating a semi-public/semi-private transition area. This guideline is met.

C7

Design Corners that Build Active Intersections
Findings: The main vertical circulation system for the building is midblock along NW
Everett. This allows the corner at NW 12th and NW Everett to be glassy, giving a future
retail tenant maximum flexibility with regard to storefront, retail entries and signage.
Though retail signage is not a part of this project submittal at this time, the continuous
steel pedestrian canopy along NW Everett provides a variety of integrated signage
opportunities for future retail tenants. This guideline is met.

C8

Differentiate the Sidewalk-Level of Buildings
Findings: The ground floor--especially along NW Everett--is comprised primarily of large,
vision glazing set 18 inches up from the level of the sidewalk. This amount of glazing,
coupled with the continuous pedestrian canopy at 9 feet above the finished surface of the
sidewalk clearly differentiates it from the floors above. This guideline is met.

C9

Develop Flexible Sidewalk-Level Spaces
Findings: The ground floor retail space along NW Everett is 73' wide by 37' deep. Because
of its parallel orientation to NW Everett, it is a flexible space that can easily be subdivided
into two or three viable retail spaces. If the storefront system were to be altered in the
future for multiple tenants, the intention is to revise the windows, canopies, and concrete
base to match existing details. This guideline is met.

C10

Integrate Encroachments

Findings: Proposed encroachments into the public right of way include canopies and
sunshades and the bay window. Both are well integrated, with regard to their proportions
and details, into the building and are intended in all instances to add depth and pattern to
the exterior of the building. This guideline is met.
C11

Integrate Roofs and Use Rooftops

Findings: A rooftop terrace on the top of the building provides a building amenity to the
building occupants. The second level contains private terraces for the north facing units.
Both roof areas include a vegetated eco-roof that retains rainwater and provides a visual
amenity for those looking down upon the roofs.
At the time of this review the building does not include AC, despite the Design
Commission’s assertions that AC will be a necessity for this type of project and should be
integrated into the design at the initial phase instead of being an afterthought. Because
design integration of a significant mechanical system should be carefully considered, staff
suggests a Condition of Approval that requires a Type II Design Review for any future
rooftop mechanical unit not already indicated on the approved Type III Design Review
drawings. With this condition of approval, this guideline is met.
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Integrate Exterior Lighting

Findings: Exterior lighting is confined to downlights at main building entry canopies, the
private terraces on the north facing, second level apartments, and at the roof top terrace.
All lighting is discrete and provided for safety and is not intended to light the exterior of the
building. As a side note, at the 5-19-11 hearing the applicant agreed to full cut-off light
fixtures within the parking garage to mitigate typical unsightly garage lighting. This
guideline is met.
C13

Integrate Signs

Findings: No signage is proposed as part of this design review submittal. Though retail
signage is not a part of this submittal, the continuous steel pedestrian canopy along NW
Everett provides a variety of integrated signage opportunities for future retail tenants. This
guideline is not applicable at this time.

DEVELOPMENT STANDARDS
Unless specifically required in the approval criteria listed above, this proposal does not have to
meet the development standards in order to be approved during this review process. The plans
submitted for a building or zoning permit must demonstrate that all development standards of
Title 33 can be met, or have received an Adjustment or Modification via a land use review prior
to the approval of a building or zoning permit.

CONCLUSIONS
The existing site intersection of NW 12th and NW Everett is a substandard pedestrian system.
There are currently no street trees along either street, no sidewalk curb extension at the
intersection, and a full 100' curb cut along the NW Everett frontage. With this redevelopment
of West Bearing, the entire site will be built to the property line providing a continuous street
wall along NW 12th and NW Everett. Large ground floor windows along NW Everett and a
continuous canopy will provide a pleasant environment for pedestrians. Additionally, the redevelopment of West Bearing will include a new City of Portland standard curb extension, five
new street trees, and new twin ornamental streetlights.
The historical context of the River District is light industrial and brick buildings. The proposed
building is a contemporary interpretation of a classic building material. In addition to the use
of a light and dark brick palette, the remainder of the exterior skin is comprised of painted
metal panels, and a metal clad wood window system that has a vibrancy to its color scheme
and includes integrated vents. Also fully integrated into the building are the painted steel
sunshades, ground level canopy, and roof deck canopy – each of these overhead elements are
detailed in a manner to present a sense of cohesion and quality critical for a thoughtful and
permanent project. The building coherency was strengthened after the 5-5-11 hearing through
a reconsideration of the projecting window, the fenestration among the north, south and west
elevations, and better clarity with the shifting brick wall planes.
The staff issue raised in the initial Staff Report was about the durability of the metal panel
system proposed for the entire east elevation. In response, the proposal is for a good quality
and durable metal system that is backed by rigid insulation and 20 gauge or stronger.
At the 5-5-11 hearing the Design Commission requested the applicant (1) revisit the design,
focusing on coherency among the elevations, (2) explore garage door options that would include
windows in the door, (3) study the window projection at the SE corner, (4) reduce the amount
of metal panel between the storefront and the brick above, and (5) reconsider the HVAC system

Final Findings and Decision for
Case Number LU 11-119645 DZ

Page 11

and include AC in the project. The applicant addressed issues 1-4 in the redesigned project
Exhibit A.5). The applicant chose not to incorporate AC at this time. Because design
integration of a significant mechanical system should be carefully considered, the Design
Commission imposes a Condition of Approval that requires a Type II Design Review for any
future rooftop mechanical unit not already indicated on the approved Type III Design Review
drawings.
At the 5-19-11 hearing the applicant agreed to full cut-off light fixtures within the parking
garage to mitigate typical unsightly garage lighting.
Overall, the project improves the pedestrian realm of an important intersection of this Central
City neighborhood and proposes a solid building that is rational and well-detailed.

DESIGN COMMISSION DECISION
It is the decision of the Design Commission to approve Design Review for a new six-story
45,000 SF mixed use building on a ¼ block site at the intersection of NW 12th and NW Everett
in the River sub-district of the Central City Plan District.
It is the decision of the Design Commission to approve Nonstandard Improvements in the
Public Right-of-Way for a bike corral on NW 12th, a lengthened curb extension, loop bike
racks, and a dropped curb for the bike corral.
Approvals per Exhibits C.1-C-36, signed, stamped, and dated May 31, 2011, subject to the
following conditions:
A. As part of the building permit application submittal, the following development-related
conditions (A – C) must be noted on each of the 4 required site plans or included as a sheet
in the numbered set of plans. The sheet on which this information appears must be
labeled “ZONING COMPLIANCE PAGE- Case File LU 11-119645 DZ. All requirements must
be graphically represented on the site plan, landscape, or other required plan and must be
labeled “REQUIRED.”
B. A Type II Design Review is required for any future rooftop mechanical unit not already
indicated on the approved Type III Design Review drawings
C. No field changes allowed.
==============================================

By: _____________________________________________
Gwen Milius, Design Commission Chair
Application Filed: March 11, 2011
Decision Rendered: May 19, 2011
Decision Mailed: June 3, 2011

Decision Filed: May 20, 2011

About this Decision. This land use decision is not a permit for development. Permits may
be required prior to any work. Contact the Development Services Center at 503-823-7310 for
information about permits.
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Procedural Information. The application for this land use review was submitted on March
11, 2011, and was determined to be complete on March 22, 2011.
Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under
the regulations in effect at the time the application was submitted, provided that the
application is complete at the time of submittal, or complete within 180 days. Therefore this
application was reviewed against the Zoning Code in effect on March 11, 2011.
ORS 227.178 states the City must issue a final decision on Land Use Review applications
within 120-days of the application being deemed complete. The 120-day review period may be
waived or extended at the request of the applicant. In this case, the applicant requested that
the 120-day review period be extended at the May 5, 2011 hearing for an additional 14 days.
Unless further extended by the applicant, the120 days will expire on: August 4, 2011.
Some of the information contained in this report was provided by the applicant.
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the
applicant to show that the approval criteria are met. This report is the final decision of the
Design Commission with input from other City and public agencies.
Conditions of Approval. This approval may be subject to a number of specific conditions,
listed above. Compliance with the applicable conditions of approval must be documented in
all related permit applications. Plans and drawings submitted during the permitting process
must illustrate how applicable conditions of approval are met. Any project elements that are
specifically required by conditions of approval must be shown on the plans, and labeled as
such.
These conditions of approval run with the land, unless modified by future land use reviews.
As used in the conditions, the term “applicant” includes the applicant for this land use review,
any person undertaking development pursuant to this land use review, the proprietor of the
use or development approved by this land use review, and the current owner and future
owners of the property subject to this land use review.
Appeal of this decision. This decision is final unless appealed to City Council, who will hold a
public hearing. Appeals must be filed by 4:30 pm on June 17, 2011 at 1900 SW Fourth Ave.
Appeals can be filed Thursday through Friday on the first floor in the Development Services
Center until 3 p.m. After 3 p.m. and on Monday, appeals must be submitted to the
receptionist at the front desk on the fifth floor. Information and assistance in filing an appeal
is available from the Bureau of Development Services in the Development Services Center or
the staff planner on this case. You may review the file on this case by appointment at, 1900
SW Fourth Avenue, Suite 5000, Portland, Oregon 97201.
If this decision is appealed, a hearing will be scheduled and you will be notified of the date and
time of the hearing. The decision of City Council is final; any further appeal is to the Oregon
Land Use Board of Appeals (LUBA).
Failure to raise an issue by the close of the record at or following the final hearing on this case,
in person or by letter, may preclude an appeal to City Council on that issue. Also, if you do not
raise an issue with enough specificity to give City Council an opportunity to respond to it, that
also may preclude an appeal to LUBA on that issue.
Who can appeal: You may appeal the decision only if you have written a letter which was
received before the close of the record at the hearing or if you testified at the hearing, or if you
are the property owner or applicant. Appeals must be filed within 14 days of the decision. An
appeal fee is 50% of the BDS application fee, up to a maximum of $5000.00.

Final Findings and Decision for
Case Number LU 11-119645 DZ

Page 13

Neighborhood associations may qualify for a waiver of the appeal fee. Additional information
on how to file and the deadline for filing an appeal will be included with the decision.
Assistance in filing the appeal and information on fee waivers are available from the Bureau of
Development Services in the Development Services Center, 1900 SW Fourth Ave., First Floor.
Fee waivers for neighborhood associations require a vote of the authorized body of your
association. Please see appeal form for additional information.
Recording the final decision.
If this Land Use Review is approved the final decision must be recorded with the Multnomah
County Recorder. A few days prior to the last day to appeal, the City will mail instructions to
the applicant for recording the documents associated with their final land use decision.
• Unless appealed, The final decision may be recorded on or after June 20, 2011 – (the day
following the last day to appeal).
• A building or zoning permit will be issued only after the final decision is recorded.
The applicant, builder, or a representative may record the final decision as follows:
• By Mail: Send the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to:
Multnomah County Recorder, P.O. Box 5007, Portland OR 97208. The recording fee is
identified on the recording sheet. Please include a self-addressed, stamped envelope.
•

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

For further information on recording, please call the County Recorder at 503-988-3034
For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503-823-0625.
Expiration of this approval. An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.
Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.
Applying for your permits. A building permit, occupancy permit, or development permit must
be obtained before carrying out this project. At the time they apply for a permit, permittees
must demonstrate compliance with:
•
All conditions imposed here.
•
All applicable development standards, unless specifically exempted as part of this land use
review.
•
All requirements of the building code.
•
All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.
Kara Fioravanti
May 20, 2011

The Bureau of Development Services is committed to providing equal access to
information and hearings. Please notify us no less than five business days prior
to the event if you need special accommodations. Call 503-823-7300 (TTY 503823-6868).

Final Findings and Decision for
Case Number LU 11-119645 DZ

Page 14

EXHIBITS - NOT ATTACHED UNLESS INDICATED
A.

B.
C.

D.

Applicant’s Submittals:
1. Original drawings
2. Draft drawings
3. Drawings reviewed under original Staff Report
4. Drawings submitted at 5-5-11 hearing
5. Drawings submitted on 5-13-11 in response to Commission comments at 5-5-11
hearing
Zoning Map (attached):
Plans & Drawings:
1. SW corner rendering, attached
2. Vicinity Map
3. Evening View to the NE from intersection of 12th and Everett
4. View to the East from Casey Condos
5. View of Ground level windows from NW Everett
6. Ground Level Floor Plan
7. 2nd Level Floor Plan
8. 3rd – 6th Level Floor Plan
9. Roof Level Floor Plan
10. Ground Floor Landscape Plan
11. 2nd Floor Landscape Plan
12. 2nd Level Roof Deck
13. Landscape Roof Plan
14. Rooftop Amenity Deck
15. Rooftop Amenity Deck
16. Elevation South
17. Elevation West
18. Elevation North
19. Elevation East
20. Building Materials
21. Transverse Building Section
22. Longitudinal Building Section
23. Skin Composite 1
24. Skin Composite 2
25. Skin Composite 3
26. Skin Composite 4
27. Skin Composite 5
28. Skin Details
29. Skin Details
30. Skin Details
31. Skin Details
32. Skin Details
33. Amenity Deck Canopy Details
34. Living Wall Details
35. Lighting Plan
36. Vehicular Entry Door Cutsheet
Notification information:
1. Request for response
2. Posting letter sent to applicant
3. Notice to be posted
4. Applicant’s statement certifying posting
5 Original notice mailing list
6. Original notice
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E.

F.
G.

7. Revised notice mailing list
8. Revised notice
Agency Responses:
1. Water Bureau
2. Bureau of Development Services, Life Safety
3. Bureau of Environmental Services
4. Bureau of Transportation Engineering and Development Review
Letters:
1. AIA letter, 4-28-11
Other:
1. Original LUR Application
2. Site History Research
3. Bike Corral details
4. Staff Presentation
5. Original Staff Report, dated 4-25-11
6. Revised Staff Report, dated 5-17-11
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