FINAL FINDINGS AND DECISION BY THE DESIGN
COMMISSION RENDERED ON June 16, 2011
CASE FILE NUMBER: LU 11-117524 DZM
NW 23

rd

PC # 10-181608

& Savier Apartments

BUREAU OF DEVELOPMENT SERVICES STAFF: Chris Caruso 503-823-5747 /
Chris.Caruso@portlandoregon.gov

GENERAL INFORMATION
Applicant:

Kurt Schultz
SERA Architects
338 NW 5th Avenue
Portland, OR 97209

Owners:

Sam Rodriguez
Mill Creek Residential Trust, LLC
220 NW 2nd Ave, Suite 900
Portland, OR 97209
Conway Properties
PO Box 4138
Portland, OR 97208-4138
Attn: Tax Department

Site Address:

1700-1716 E/ NW 23RD AVE

Legal Description:

BLOCK 310 LOT 6&7&10&11&14-16, COUCHS ADD; BLOCK 311 LOT
12&13 E 1/2 OF LOT 17&18, COUCHS ADD
R180234820, R180235280
1N1E28CC 14000, 1N1E28CC 07600
2827
Northwest District, contact John Bradley at 503-313-7574.
Nob Hill, contact Kay Wolfe at 503-227-0898.
Neighbors West/Northwest, contact Mark Sieber at 503-823-4212.
Northwest
CSd, Commerical Storeffront with design overlay
DZM, Design Review with Modifications
Type III, with a public hearing before the Design Commission. The
decision of the Design Commission can be appealed to City Council.

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

Proposal:
The applicant seeks design review approval for a new four-story two-building development
(108,564 SF) across NW Savier Street in the Northwest Plan District. Building A contains 125
apartments, 130 parking spaces below grade, and retail along NW 23rd Avenue. Building B
contains 54 apartments. The buildings feature projecting bays and balconies, large

Final Findings and Decision for
Case Number LU 11-117524 DZM

Page 2

overhanging eaves, and front stoops. Exterior materials include brick, exposed architecturalgrade concrete, cement panels and siding, metal mesh panels and railings, and metal canopies.
There are also three landscaped entry courtyards along NW Savier Street, front stoops with
planters, and rear yard areas, all of which have permeable pavers.
The following Modifications are being requested:
1. 33.130.210 Height. Request to increase the height of Building A along NW 23rd Avenue
from 45 feet to 49 feet.
2. 33.266.200 Bicycle Parking Standards. Request to provide all short-term bicycle
parking for Building A along NW Savier Street frontage and none on NW 23rd Avenue
frontage.
3. 33.266.310 Loading Standards. Request to allow rearward motion out of the loading
space onto NW Savier Street at Building B.
4. 33.248.020 Landscaping and Screening. Request to remove all required trees from the
landscape planters in front of Buildings A & B.
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:



33.825 Design Review
33.825.040 Modifications thru Design Review



Community Design Guidelines

ANALYSIS
Site and Vicinity: The proposed development is comprised of two different sites across NW
Savier Street. The site of Building A is 36,000 SF in area while the site for Building B is 7,500
SF in area. The area is the northernmost section of the NW 23rd commercial corridor. Both of
the existing development sites are currently surface parking lots. The Conway property is
located one block to the east and the industrial sanctuary is located to the north and
northwest.
The site is also located within the Northwest Plan District, and the Transition area sub-district
of the plan district. This area comprises a diversity of uses ranging from commercial,
residential and personal services. The diversity is a product of its location in an area that
during the first part of the 20th Century had become the transitionally boundary between the
residential and industrial portions of Northwest Portland and that had previously served as the
boundary between the area’s upper and working class neighborhoods. The immediate area is
developed with an eclectic mix of old and new multifamily buildings, industrial warehouses and
manufacturing facilities, and streetcar-era as well as new mixed-use commercial structures.
NW 23rd Avenue is the main street for the Northwest neighborhood with small shops, offices,
cafes and restaurants to serve the area as well this popular city destination.
NW 23rd Avenue is designated a Community Main Street, Major Transit Priority Street,
Neighborhood Collector Street, City Walkway, and Local Service Bikeway. NW Savier Street is
designated a Local Service Bikeway. NW Raleigh Street and NW 24th Avenue are designated City
Bikeways, and both sites are within the Northwest Pedestrian District.
Zoning: The Storefront Commercial (CS) zone is intended to preserve and enhance older
commercial areas that have a storefront character. Development is intended to be pedestrianoriented and buildings with a storefront character are encouraged.
The Design Overlay Zone [d] promotes the conservation, enhancement, and continued vitality of
areas of the City with special scenic, architectural, or cultural value. This is achieved through
the creation of design districts and applying the Design Overlay Zone as part of community
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planning projects, development of design guidelines for each district, and by requiring design
review. In addition, design review ensures that certain types of infill development will be
compatible with the neighborhood and enhance the area.
Land Use History: City records indicate that prior land use reviews include:
EA 10-181608a PC – Pre-Application Conference for the proposal
EA 10-195996 DAR – Design Advise Request for the proposal
PR 11-110429 ZCL – Zoning Confirmation Letter for the proposal
Agency Review: A “Notice of proposal in Your Neighborhood” was mailed April 25, 2011. The
following Bureaus have responded with no issue or concerns:
• Bureau of Parks-Forestry Division
• Site Development Section of BDS
• Water Bureau (Exhibit E-1)
• Life Safety Review Section of BDS (Exhibit E-2)
• Bureau of Environmental Services (Exhibit E-3)
• Fire Bureau (Exhibit E-4)
• Bureau of Transportation Engineering (Exhibit E-5)
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on April 25,
2011. One written response has been received from either the Neighborhood Association or
notified property owners in response to the proposal.
1. Steve Johnson, May 4, 2011, concerned about amount of on-site parking.
CS Base Zone Development Standards (33.130)
The Storefront Commercial (CS) zone is intended to preserve and enhance older commercial
areas that have a storefront character. The zone intends that new development in these areas
will be compatible with this desired character. The zone allows a full range of retail, service and
business uses with a local and regional market area. Industrial uses are allowed but are
limited in size to avoid adverse effects different in kind or amount than commercial uses and to
ensure that they do not dominate the character of the commercial area. The desired character
includes areas which are predominately built-up, with buildings close to and oriented towards
the sidewalk especially at corners. Development is intended to be pedestrian-oriented and
buildings with a storefront character are encouraged.
Northwest Plan District Development Standards (33.562)
The Northwest Plan District implements the Northwest District Plan, providing for an urban
level of mixed-use development including commercial, office, housing, and employment.
Objectives of the plan district include strengthening the area’s role as a commercial and
residential center. The regulations of this chapter: promote housing and mixed-use
development; address the area’s parking scarcity while discouraging auto-oriented
developments; enhance the pedestrian experience; encourage a mixed-use environment, with
transit supportive levels of development and a concentration of commercial uses, along main
streets and the streetcar alignment; and minimize conflicts between the mixed-uses of the
plan district and the industrial uses of the adjacent Guild’s Lake Industrial Sanctuary. The
site is within the Urban Character Area D Transition Area of the Northwest District Plan as
well as within the Mixed Use Housing Emphasis Area.
[Note:The proposal does not have to meet all development standards in order to be approved
during this process, but will have to meet those standards (or appropriate
adjustments/modifications be approved) before a building permit can be issued.]
Commercial Storefront Zone Primary Uses (Table 130-1)
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Development Standard
Household Living and Retail Sales and Service uses as proposed are allowed by right.
Floor Area Ratios (Table 130-3, 33.562.220 & Map 562-5)
Development Standard
Minimum FAR 1.5:1 which includes both residential and non-residential floor area. Maximum
FAR 3:1 not including residential use square footage. No bonuses allowed.
Proposal
 The proposal has a floor area ratio of 3:1 for Building A based on a site area of 36,000 SF
and 6:1 for Building B based on a site area of 7,500 SF. The proposal meets the 1.5:1
minimum and does not exceed the maximum for non-residential uses. This standard is
met.
Maximum Height (Table 130-3, 33.562.210 & Map 562-4]
Development Standard
Maximum height 45 feet. No bonus height available.
Proposal
 A Modification is being requested to this standard.
Minimum and Maximum Setbacks (Table 130-3 & 33.140.215)
Development Standard
The maximum building setback is 10’-0” for 50% of the ground-level street-facing facades along
street lot lines and transit streets.
Proposal
 The maximum building setback is less than 10 feet to street lot lines and to the transit
street. The standard is met.
Building Coverage (Table 130-3)
Development Standard
Minimum 50% of site area.
Proposal
 Building will cover more than 50% of each site. This standard is met.
Minimum Landscaped Area (Table 130-3)
Development Standard
None.
Proposal
 This standard is met.
Standards on Main Streets and the Streetcar Alignment (33.562.240)
Development Standard
On the portion of a site within 200 feet of a main street (NW 23rd), windows must cover at least
15% of the area of the street-facing façade above the ground floor wall area. This is in addition
to any required ground floor windows.
In order to accommodate active uses, the ground floor of buildings must be designed as follows
along at least 50% of the ground floor walls that front onto a main street (NW 23rd). The
distance from the finished floor to the bottom of the structure above must be at least 12 feet.
The area must be at least 25 feet deep. At least 25% of the street-facing façade area designed to
meet the requirements must be windows and doors. Parking is not allowed in these areas.
Proposal
 Proposed ground floor windows and interior ground floor active areas on NW 23rd Avenue
meet the standard.
Ground Floor Windows (33.130.230.B)
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Development Standard
In the CS zone, all exterior walls on the ground level which are 20 feet or closer to a street lot
line must have windows. The general standard must be met on the frontage of the street with
the highest street classification. On all other streets the requirement is one half the general
standard. The windows must be at least 50 percent of the length and 25 percent of the ground
level wall area. One-half the standard requires windows to be at least 25 percent of the length
and 12.5 percent of the ground level wall area. Ground level wall areas include all exterior wall
areas up to 9 feet above the finished grade. The requirement does not apply to the walls of
residential units, and does not apply to the wall of parking structures when set back at least 5
feet and landscaped to at least the L2 standard.
Proposal
 Proposed ground floor windows on NW 23rd Ave for Building A and on NW Savier Street for
Building B meet the standard.
 Proposed ground floor windows on NW Savier Street for Building A meet one-half the
standard.
This standard is met.
Pedestrian Standards & Landscaping (33.130.240 & 33.248.040)
Development Standard
These pedestrian standards implement the State Transportation Planning Rule. Under the
pedestrian standards, the site must contain a pedestrian circulation system connecting all
adjacent streets to the main entrance and provide connections to other areas of the site. The
area between a building and street lot line must be landscaped to L1 standards or paved for
pedestrian use. Where the area to be landscaped is less than 30 feet deep, the standard is one
large tree per 30 linear feet, one medium tree per 22 linear feet, or one small tree per 15 linear
feet.
Proposal
 The building contains direct access to all entrances via the public sidewalk and the areas
between the building and the street lot lines are partially hardscaped for use by
pedestrians.
 A modification to the landscaping requirement is being requested.
Transit Street Main Entrance (33.130.242)
Development Standard
All sites with at least one frontage on a transit street, and where any of the floor area on the
site is in nonresidential uses, must have at least one main entrance for each tenant space
facing the transit street.
Proposal
 NW 23rd Avenue is the designated transit street. Each of the retail spaces fronting NW 23rd
avenue has at least one main entrance facing the street. This standard is met.
Fences (33.130.270)
Development Standard
Fences abutting street lot lines and pedestrian connections. Within 10 feet of a street lot line or
lot line that abuts a pedestrian connection, fences 3 ½ feet tall are allowed if they are greater
than 50% sight-obscuring and fences up to 8 feet are allowed if they are less than 50% sightobscuring.
Fences abutting other lot lines. Fences up to 8 feet high are allowed in required building
setbacks along all other lot lines.
Fences in other locations. Fences in locations other than described above is the same as the
regular height limits of the zone.
Proposal
 All fences comply with the regulations. This standard is met.
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Parking (33.266, Table 266-2 & 33.562.280)
Development Standard
There is no minimum required parking. There is no maximum parking for the residential
portion of the project. The maximum number of spaces for Retail Sale and Service varies
depending on use. No more than 20,000 square feet of surface parking is allowed on a site.
Parking is prohibited between a building and any street.
Proposal
 Parking is only provided for the residential portion of the project and is completely enclosed
below the structure, not between the building and any street. This standard is met.
Bicycle Parking (33.266.210 & Table 266-6)
Development Standard
The project consists of 42 apartments and 10,000 SF of Retail Sales and Service space. Bicycle
Parking requirements are:
Proposal
 Residential Long-Term Spaces Bldg A
137 req’d
249 provided
 Residential Long-Term Spaces Bldg B
60 req’d
61 provided



Residential Short-Term Spaces Bldg A
Residential Short-Term Spaces Bldg B

6 req’d
2 req’d

6 provided
2 provided

 Retail Sales and Service Long-Term Spaces
2 req’d
2 provided
 Retail Sales and Service Short-Term Spaces
3 req’d
3 provided
A Modification is being requested to the retail short-term bike parking location at Building A.
Loading Spaces (33.266.310)
Development Standard
Two loading spaces at least 18 feet long, 9 feet wide and having a clearance of 10 feet are
required for Building A. One loading space of the same dimensions is required for Building B.
Proposal
 The correct number and size of loading spaces are provided for each building.
 A Modification is being requested to the forward entering and exiting requirement at
Building B.
Signs (33.140.300 & Title 32] No signs are proposed for approval in this review.
Street Trees (33.140.305) Street Trees will be provided as required by the City Forester.

ZONING CODE APPROVAL CRITERIA
(1) DESIGN REVIEW (33.825)
33.825.010 Purpose
Design Review ensures:
• That development conserves and enhances the recognized special design values of a site or
area;
• The conservation, enhancement, and continued vitality of the identified scenic,
architectural, and cultural values of each design district;
• That certain types of infill development will be compatible with the neighborhood and
enhance the area; and
• High design quality of public and private projects.
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
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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.
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.
It is important to emphasize that design review goes beyond minimal design standards and is
viewed as an opportunity for applicants to propose new and innovative designs. The design
guidelines are not intended to be inflexible requirements. Their mission is to aid project
designers in understanding the principal expectations of the city concerning urban design.
The review body conducting design review may waive individual guidelines for specific projects
should they find that one or more fundamental design guidelines is not applicable to the
circumstances of the particular project being reviewed.
The review body may also address aspects of a project design which are not covered in the
guidelines where the review body finds that such action is necessary to better achieve the goals
and objectives of design review in the Central City.
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 the site is within the Northwest Plan District,
the applicable approval criteria are listed in the Community Design Standards.
Community Design Guidelines
The Community Design Guidelines consist of a set of guidelines for design and historic design
cases in community planning areas outside of the Central City. These guidelines address the
unique and special characteristics of the community plan area and the historic and
conservation districts. The Community Design Guidelines focus on three general categories: (P)
Portland Personality, which establishes Portland's urban design framework; (E) Pedestrian
Emphasis, which states that Portland is a city for people as well as cars and other movement
systems; and (D) Project Design, which assures that each development is sensitive to both
Portland's urban design framework and the users of the city.
Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project.
P1. Plan Area Character. Enhance the sense of place and identity by incorporating site and
building design features that respond to the area’s desired characteristics and traditions.
Findings: The NW 23rd & Savier mixed-use project continues the Northwest Plan District
characteristics and traditions in a number of ways:
Continuing the area’s established pattern of partial block building massing. The
proposed building massing is modulated to break the façade into lengths of sixty feet or
less through the use of setback variations.
Maintaining and re-establishing the area’s historic street grid. This development
will maintain the existing street grid recognizing the primary and secondary streets by the
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placement of retail, vehicle, and pedestrian entrances. No changes to the existing grid are
proposed.
Orienting the primary entrances, lobbies, and activity areas to the surrounding
neighborhood instead of interior streets. While this goal is intended primarily for large
multi-block developments many of the goal’s sentiments are appropriate for smaller infill
developments. This development places the primary residential entrances along the NW
Savier faces of the buildings acknowledging the existing street grid. This placement is also
consistent with the pattern of existing historic apartment buildings in the neighborhood.
Retail entries are located on the commercial spine of NW 23rd Avenue, reinforcing the
existing pattern of street development and providing activity along this street frontage,
reinforcing the intended pedestrian nature of NW 23rd Avenue cited in the Northwest
District Plan.
Along streets where residential uses predominate, utilizing design elements that
serve to distinguish residential streets from hard-scaped main streets and street
car alignments. Design elements that characterize the residential side streets
from more intensely hard-scaped main streets include: façade articulation created
by elements such as entrance treatments, balconies, and vertically divided
building volumes.
The proposed building incorporates generous recesses at all three residential entry courts
along NW Savier Street. Prominent parapet and bay window treatments above each set of
doors clearly articulate their hierarchy as main entries to the buildings. Additional
differentiation of the residential street is aided by the inclusion of street-level entries,
entry stops, and landscape planters along NW Savier Street. These planters activate the
pedestrian zone by providing visually interesting landscaping and serving as informal
pedestrian seating along the building frontage. Retail entries on NW 23rd are differentiated
from the residential entries by their location along the main commercial street and by
deep overhanging canopies.
The building envelope is articulated by a series of elements that provide a level of subtle
planar richness to the façade. Deep overhanging eaves, entry courts, stoops, planters,
canopies, balconies, set-in residential windows, and horizontal banding provide a pattern
of projections along the façades. A series of projecting bays in the residential units facing
NW Savier Street, in combination with the setbacks of the building massing along the
façades, vertically divide the building’s volumes.
Respecting the historical Industrial character of the District.
The materials selected for the primary building elevations reflect elements present on
older residential buildings that line the edge of the industrial area. These include
horizontal lap siding and decorative trim, brick, metal trim pieces, entry stoops, planters,
aluminum storefront, and concrete bulkheads. Currently, the proposal only clads the
majority of the NW Savier Street frontage of Building A with one story of brick along the
residential units. Were this street frontage to be fully brick to at least the bottom of the
4th floor, the historic character of the District would be better maintained. With Condition
of Approval B, these guidelines could be met.
E1. The Pedestrian Network. Create an efficient, pleasant, and safe network of sidewalks
and paths for pedestrians that link destination points and nearby residential areas while
visually and physically buffering pedestrians from vehicle areas.
E2. Stopping Places. New large-scale projects should provide comfortable places along
pedestrian circulation routes where people may stop, visit, meet, and rest.
E3. The Sidewalk Level of Buildings. Create a sense of enclosure and visual interest to
buildings along sidewalks and pedestrian areas by incorporating small scale building design
features, creating effective gathering places, and differentiating street level facades.
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Findings for E1, E2 & E3: The project will be fronted on each street façade by
reconstructed sidewalks meeting City standards, creating a continuous pedestrian
walkway system along both streets. The entry courtyards, street-level entrances, stoops,
bicycle parking areas, and retail entry setbacks are all paved and become part of the
pedestrian realm as stopping places along the development’s frontages. Both parking and
loading areas are separated from the sidewalks with gates and overhead doors, protecting
the pedestrian from vehicular movement. The proposed project will include large ground
floor windows at the retail and residential entrances, canopies, stoops, planters, and
courtyards to differentiate street level facades from the residential units above. The entry
canopies, courtyards, stoops, and landscape planters, combined with street trees and
building walls tight to the lot line all contribute to a sense of enclosure and visual interest
along sidewalks and pedestrian areas. These guidelines are therefore met.
D2. Main Entrances. Make the main entrances to houses and buildings prominent,
interesting, pedestrian accessible, and transit-oriented.
E4. Corners that Build Active Intersections. Create intersections that are active, unified,
and have a clear identity through careful scaling detail and location of buildings, outdoor
areas, and entrances.
Findings for D2 & E4: The main residential entries are courtyards and stoops that are
easily identifiable by their scale and detailed landscaping. Retail entrances along NW 23rd
Ave are highlighted by projecting metal canopies and large glazed storefront systems. All
the entrances are directly connected to the sidewalk, making them accessible by
pedestrians and transit users. Multiple elements are proposed to create active a unified
and active corner at NW 23rd and Savier including glazed storefront bays on either side of
a substantial brick pillar, and canopies and bicycle parking near the corner. Existing
curb extensions will remain and further enhance the importance of this intersection.
These guidelines are therefore met.
E5. Light, Wind, and Rain. Enhance the comfort of pedestrians by locating and designing
buildings and outdoor areas to control the adverse effects of sun, shadow, glare, reflection,
wind, and rain.
Findings: Metal canopies, oriel windows and street trees will all provide some manner of
weather protection as well as cut glare and sun exposure for pedestrians, retail
customers, and residents. This guideline is therefore met.
D1. Outdoor Areas. When sites are not fully built on, place buildings to create sizable, usable
outdoor areas. Design these areas to be accessible, pleasant, and safe. Connect outdoor areas
to the circulation system used by pedestrians;
D3. Landscape Features. Enhance site and building design through appropriate placement,
scale, and variety of landscape features.
Findings for D1 & D3: Both buildings feature sizable outdoor areas. Building A and B
both have landscaped entry courtyards that provide outdoor waiting and socializing areas
for residents and guests. In addition to this, Building A has a large rear landscaped area
that can be used for outdoor events and gatherings plus 5 foot deep front entry stoops
that provide additional semi-private space. Building B also has outdoor areas that can be
divided into individual unit rear yards. Raised planters at the front stoops of Building A
and along Building B’s street frontage will be an inviting pedestrian amenity. Existing and
newly planted street trees will help to further soften the sidewalk zone. These guidelines
are therefore met.
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D4. Parking Areas and Garages. Integrate parking in a manner that is attractive and
complementary to the site and its surroundings. Locate parking in a manner that minimizes
negative impacts on the community and its pedestrians. Design parking garage exteriors to
visually respect and integrate with adjacent buildings and environment.
Findings: Below-grade garage parking access is located off NW Savier Street, minimizing
vehicular traffic along NW 23rd. The garage entry is marked by a gate set back from the
sidewalk and integrated into the building design through its simple materials and form
which do not detract from the rest of the façade. The parking area is not visible from the
street or from adjacent buildings and therefore has no adverse impacts on the visual or
pedestrian environment. This guideline is therefore met.
D5. Crime Prevention. Use site design and building orientation to reduce the likelihood of
crime through the design and placement of windows, entries, active ground level uses, and
outdoor areas.
Findings: A number of features of the development will contribute to a safe and active
addition to the Northwest Plan District. New dwelling units with windows and entries
fronting the NW Savier Street will make for a more active 24-hour presence. The sites will
be illuminated with step lights, wall scones, overhead can lights, and rear and side yard
light fixtures as well, creating a safely lit building perimeter. Large, well-lit storefront
glazing and existing street and sidewalk lighting will create a safe nighttime environment
along NW 23rd Avenue as well. In addition, all of the building entrances are oriented
towards public streets, providing a greater level of safety. This guideline is therefore met.
D7. Blending into the Neighborhood. Reduce the impact of new development on established
neighborhoods by incorporating elements of nearby, quality buildings such as building details,
massing, proportions, and materials.
Findings: A combination of low-sloped roofs with deep eave overhangs, distinct cornices,
brick and horizontal siding, and a concrete base all continue the architectural vocabulary
of the neighborhood. Large clear-glazed storefront windows and residential stoops allow
views into and out of the various uses, promoting an active and passively secure
streetscape environment that also enriches the inherent pedestrian character of the
Northwest Plan District. The proposed development incorporates a number of elements
seen in the neighborhood.
These include horizontal lap siding on small and medium sized residential buildings,
brick veneer, front entry stoops, projecting bay windows and balconies, and detailed
central entry courtyards. All of these design elements help to reduce the impact of the
proposed two-building development by reducing its overall scale. The rooftop screening
around the mechanical units reduces the visual impact of this portion of the new
development on the pedestrian realm and nearby upper-story residential units. Currently,
the proposal only clads the majority of the NW Savier Street frontage of Building A with
one story of brick along the residential units. Were this street frontage to be fully brick to
at least the bottom of the 4th floor as required in Condition of Approval B, the
development would better blend into the neighborhood. With Condition of Approval B, this
guideline could be met.
D8. Interest, Quality, and Composition. All parts of a building should be interesting to view,
of long lasting quality, and designed to form a cohesive composition.
Findings: The primary intent of creating an interesting composition of quality materials
has been promoted in this design by the separation between the orientation of retail along
NW 23rd Avenue, the detailed exterior materials palettes of brick, architectural-grade
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concrete, decorative metal bands and mesh screens, the simple but consistent patterns
established with bay windows, balconies, eaves, canopies, and accent trim, the entry
stoops and street-level residential entries, landscaped courtyards and planters. The
rooftop mechanical units will all be screened from view with painted fiber cement panels
that blend into the overall building composition and provide long-lasting building
elements on the roof.
The gray colored vinyl windows and doors are a commercial grade product that will last
for many years. They will be set back into the wall surface further than typical residential
vinyl windows, creating shadow lines around each opening. The windows are aligned,
proportioned and trimmed to create a consistent pattern of punched openings on all of
the building facades. Currently, the proposal only clads the majority of the NW Savier
Street frontage of Building A with one story of brick along the residential units. Were this
street frontage to be fully brick to at least the bottom of the 4th floor as required in
Condition of Approval B, the development would be of a higher, longer lasting quality. It
would also better meet the Northwest Plan District desire for “a finer grain of façade
articulation”. With Condition of Approval B, this guideline could be met.
(2) MODIFICATION REQUESTS (33.825)
33.825.040 Modifications That Will Better Meet Design Review Requirements:
The review body may consider modification of site-related development standards, including
the sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the design review
process. These modifications are done as part of design review and are not required to go
through the adjustment process. Adjustments to use-related development standards (such as
floor area ratios, intensity of use, size of the use, number of units, or concentration of uses) are
required to go through the adjustment process. Modifications that are denied through design
review may be requested as an adjustment through the adjustment process. The review body
will approve requested modifications if it finds that the applicant has shown that the following
approval criteria are met:
A. Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and
B. Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.
The following Modifications are being requested:
Modification #1: Height (33.130.210). Request to increase the height of Building A along NW
23rd Avenue from 45 feet to 49 feet.
Purpose: The height standards are intended to control the overall scale of buildings. The
height limits in the CN1, CN2, and CO1 discourage buildings which visually dominate
adjacent residential areas. The height limits in the CO2, CM, CS, and CG zones allow for a
greater building height at a scale that generally reflects Portland’s commercial areas. Light,
air, and the potential for privacy are intended to be preserved in adjacent residential zones.
The CX zone allows the tallest buildings, consistent with its desired character.
Standard: The height standards for all structures are stated in Table 130-3. CS zone
maximum height is 45 feet.
A. Better meets design guidelines. The resulting development will better meet the applicable
design guidelines P1 Plan Area Character, D7 Blending into the Neighborhood, and D8 Interest,
Quality, and Composition.
Findings: The increased building height along NW 23rd Avenue better meets the design
guidelines by altering the building’s overall shape and creating a distinct retail mass at NW
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23rd Avenue. This portion of the building facing the commercial corridor fits the overall
design aesthetic of NW 23rd Avenue by placing the most significant form along this street.
The additional height also allows for taller retail spaces that are more consistent with
historic streetcar development in the neighborhood. A more cohesively designed retail
portion of the building is created with the additional height which gives it increased visual
prominence, distinct from the remaining residential units along NW Savier Street.
B. Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.
Findings: The increased height will allow this portion of the building to better reflect the
scale of commercial development along NW 23rd Avenue. Light, air, and privacy are
preserved by the placement of the retail spaces along the major commercial corridor. There
are no adjacent residential zones around this proposal and its historic development
encourages residential units above retail spaces.
Modification #2: Bicycle Parking Standards (33.266.200.A.2b). Request to provide all shortterm bicycle parking for Building A along NW Savier Street frontage and none on NW 23rd
Avenue frontage.
Purpose: Bicycle parking is required for most use categories to encourage the use of bicycles
by providing safe and convenient places to park bicycles. These regulations ensure adequate
short and long-term bicycle parking based on the demand generated by the different use
categories and on the level of security necessary to encourage the use of bicycles for short
and long stays. These regulations will help meet the City’s goal that 10 percent of all trips
are made by bicycle.
Standard: Building with more than one main entrance. For a building with more than one
main entrance, the bicycle parking must be along all facades with a main entrance, and
within 50 feet of at least on main entrance on each façade that has a main entrance, as
measured along the most direct pedestrian access route.
A. Better meets design guidelines. The resulting development will better meet the applicable
design guidelines P1 Plan Area Character, E2 Stopping Places, D7 Blending into the
Neighborhood, and D8 Interest, Quality, and Composition.
Findings: The proposed location of the short-term bicycles along NW Savier Street allows
the new building to sit tight to the sidewalk edge, continuing a pattern of development seen
in the neighborhood. Moving the retail short-term bike spaces around the corner also
allows for larger unobstructed stopping places at each retail entry. These open areas along
the NW 23rd Ave frontage create the foundation of the overall building patterning,
maintaining an interesting and well-composed design.
B. Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.
Findings: The City’s goals for increased bicycle parking and usage are maintained with this
proposal as the required number of short-term bicycle parking spaces are still being
provided for Building A. The spaces will be clearly visible from the intersection and are as
close to the retail entries as possible.
Modification #3: Loading Standards (33.266.310.F.1b). Request to allow rearward motion
out of the loading space onto NW Savier Street at Building B.
Purpose: The development standards promote vehicle areas which are safe and attractive
for motorists and pedestrians. Vehicle area locations are restricted in some zones to
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promote the desired character of those zones. Together with the transit street building
setback requirements in the base zone chapters, the vehicle area restrictions for sites on
transit streets and in Pedestrian Districts:
 Provide a safe pedestrian access that is protected from auto traffic; and
 Create an environment that is inviting to pedestrians and transit users.
The parking area layout standards are intended to promote safe circulation within the
parking area, provide for the effective management of stormwater runoff from vehicle
areas, and provide for convenient entry and exit of vehicles. The setback and
landscaping standards:
 Improve and soften the appearance of parking areas;
 Reduce the visual impact of parking areas from sidewalks, streets, and especially from
adjacent residential zones;
 Provide flexibility to reduce the visual impacts of small residential parking lots;
 Direct traffic in parking areas;
 Shade and cool parking areas;
 Reduce the amount and rate of stormwater runoff from vehicle areas;
 Reduce pollution and temperature of stormwater runoff from vehicle areas; and
 Decrease airborne and waterborne pollution.
Standard: Forward Motion. Outside the Central City plan district. Outside the Central City
plan district, loading facilities must be designed so that vehicles enter and exit the site in a
forward motion.
A. Better meets design guidelines. The resulting development will better meet the applicable
design guidelines P1 Plan Area Character, D7 Blending into the Neighborhood, and D8
Interest, Quality, and Composition; and
Findings: The smaller building area required by a single back-in, back-out loading space
allows for a more cohesive ground floor design with additional residential unit windows
facing the street. This mimics a more traditional street frontage seen on similar apartment
buildings in the area. The overhead door at the loading space is integrated into the overall
building design and presents a more pleasing view to pedestrians, allowing the loading area
to blend into the neighborhood, softening its appearance.
B. Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.
Findings: The Office of Transportation [Exhibit E-5] does not have an issue with the
modification request. On balance, the proposal will be consistent with the purpose of the
standard for which a modification is requested. The applicant is proposing a loading area
that satisfies the size required by Code and provides adequate on-site space to park smaller
moving trucks and vans. Safe pedestrian access is maintained along the public sidewalk by
allowing the trucks to park fully on site. The parking area is behind an overhead door,
softening views of the loading area from the sidewalks and adjacent residential structures.
In contrast to the frequent entering and exiting associated with nonresidential uses, vehicle
movement will be only an occasional occurrence as the building has a small number of
units, and the truck movement will not interfere with street traffic.
Modification #4: Pedestrian Standards and Landscaping (33.130.240.B.4 and
33.248.020.A.2a). Request to not provide required trees in the planters between the
building frontages of both buildings along NW Savier Street and the sidewalk. Street trees
would still be provided as required.
Purpose: The City recognizes the aesthetic, ecological, and economic value of landscaping
and requires its use to:
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Preserve and enhance Portland’s urban forest;
Promote the reestablishment of vegetation in urban areas for aesthetic, health, and
urban wildlife reasons;
Reduce stormwater runoff pollution, temperature, and rate and volume of flow;
Establish and enhance a pleasant visual character which recognizes aesthetics and
safety issues;
Promote compatibility between land uses by reducing the visual, noise, and lighting
impacts of specific development on users of the site and abutting uses;
Unify development, and enhance and define public and private spaces;
Promote the retention and use of existing non-invasive vegetation;
Aid in energy conservation by providing shade from the sun and shelter form the wind;
Restore natural communities and provide habitat through removal of nuisance plants
and reestablishment of native plants; and
Mitigate for loss of natural resource values.

L1, general landscaping. Intent. The L1 standard is a landscape treatment for open areas. It
is intended to be applied in situations where distance is used as the principle means of
separating uses or development, and landscaping is required to enhance the area inbetween. While primarily consisting of ground cover plants, it also includes a mixture of
trees, high shrubs, and low shrubs.
Standard: Required materials. Where the area to be landscaped is less than 30 feet deep, the
standard is one large tree per 30 linear feet, one medium tree per 22 linear feet, or one small
tree per 15 linear feet. Trees of different sizes may be combined to meet the standard. Trees
may be grouped.
A. Better meets design guidelines. The resulting development will better meet the applicable
design guidelines D3 Landscape Features, D7 Blending into the Neighborhood, and D8
Interest, Quality, and Compositions; and
Findings: The front setback landscape planters for both buildings provide a consistent
design element across their façades which softens their impact on the pedestrian
environment. The plants are selected to thrive in planters while not overwhelming the
building design, creating a landscaped highlight along the street edge. The planters will be
constructed of long-lasting architectural concrete, adding an additional sense of quality and
permanence to the buildings. These types of planters are a common design element seen on
similar buildings in the area, allowing both buildings to blend into the neighborhood.
B. Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.
Findings: The proposed front setback landscape planters promote the reestablishment of
vegetation in urban areas by providing new landscaping along the street edge which creates
a pleasant visual experience for pedestrians and residents. The planters create a unified
front façade for both buildings and define the change from public rights-of-way to private
dwellings. Selected plants are non-invasive and can provide a moderate amount of habitat
for local animals and insects.
These Modifications meet the approval criteria and therefore merit approval.

CONCLUSIONS
The design review process exists to promote the conservation, enhancement, and continued
vitality of areas of the City with special scenic, architectural, or cultural value. The proposed
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mixed-use development is a comprehensive two-building project featuring many elements seen
in the area and will make a significant contribution to the Northwest Plan District. The strong
building massing highlighted by changes in materials, colors, and form as well as landscaped
courtyards and street-level residential entries with planters and stoops form an interesting
building design appropriate to this location.

DESIGN COMMISSION DECISION
It is the decision of the Design Commission to approve Design Review for a new four-story twobuilding development across NW Savier Street in the Northwest Plan District where Building A
contains 125 apartments, 130 parking spaces below grade, and retail along NW 23rd Avenue
and Building B contains 54 apartments.
Approval of the following Modification requests:
1. 33.130.210 Height. Request to increase the height of Building A along NW 23rd Avenue
from 45 feet to 49 feet.
2. 33.266.200.A.2b Bicycle Parking Standards. Request to provide all short-term bicycle
parking for Building A along NW Savier Street frontage and none on NW 23rd Avenue
frontage.
3. 33.266.310.F1 Loading Standards. Request to allow rearward motion out of the loading
space onto NW Savier Street at Building B.
4. 33.248.020.A.2a Landscaping and Screening. Request to not provide required trees in the
landscape planters between Building A & Building B and the sidewalk along NW Savier
Street. Street trees would still be provided as required.
Approvals per Exhibits C.1-C-48, signed, stamped, and dated June 23, 2011, subject to the
following conditions:
A. As part of the building permit application submittal, the following development-related
conditions (A – E) 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 11-117524 DZM. All requirements must be
graphically represented on the site plan, landscape, or other required plan and must be
labeled “REQUIRED.”
B. No field changes allowed.
C. Brick will be extended across the tops of all doors and windows on the residential portion of
the NW Savier Street façade of Building A except for the courtyard walls.
D. Privacy fencing will be provided in front of each unit entry on Building B that faces NW
Savier Street and the fencing will match that provided at Building A front stoops.
E. Through-wall vents in the commercial portion of Building A will be the height of one
Norman brick with variable length as needed.
==============================================

By: _____________________________________________
Guenevere Millius, Design Commission Chair
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Application Filed: March 2, 2011
Decision Rendered: June 16, 2011
Decision Filed: June 17, 2011
Decision Mailed: June 28, 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.
Procedural Information. The application for this land use review was submitted on March 2,
2011, and was determined to be complete on April 5, 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 2, 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 waived the 120day review period, as stated with Exhibit A2.
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 July 12, 2011 at 1900 SW Fourth Ave.
Appeals can be filed Tuesday 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).
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Upon submission of their application, the applicant for this land use review chose to waive the
120-day time frame in which the City must render a decision. This additional time allows for
any appeal of this proposal to be held as an evidentiary hearing, one in which new evidence
can be submitted to City Council.
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. The
appeal fee is 50% of the BDS application fee, up to a maximum of $5,000.
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 July 13, 2011.
• 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.
Zone Change and Comprehensive Plan Map Amendment approvals do not expire.
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.
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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.

Chris Caruso
June 23, 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).
EXHIBITS – NOT ATTACHED UNLESS INICATED
A. Applicant’s Information
1. Applicant’s Statement
2. 120-Day Waiver
B. Zoning Map (attached)
C. Plan & Drawings
1. Site Plan (attached)
2. Vicinity Plan
3. Site and Neighborhood
4. Neighborhood Precedents
5. NW Corner View
6. Site Utility Plan
7. Planting Plan
8. Enlarged Landscape Plans & Sections
9. Plant Species
10. FAR Diagrams
11. Parking Level Plan
12. Ground Level Plan (attached)
13. Level 2-3 Plan
14. Level 4 Plan
15. Roof Plan
16. Building A Elevations
17. Building A Elevations
18. Street Context Elevations (attached)
19. Building B Elevations (attached)
20. Enlarged Elevations
21. Enlarged Elevations
22. Building Sections
23. Wall Sections/Details
24. Canopy Sections
25. Wall Sections/Details
26. Details
27. Details
28. Details
29. Building A Views
30. Building A Views
31. Building A Views
32. Building A Views
33. NW Corner Night View
34. Building B Views
35. Building B Views
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36. Building B Views
37. Site Lighting Plan
38. Exterior Finishes
39. Exterior Finishes
40. Site Furnishings
41. Landscape Views
42. Landscape Views
43. Material Samples and Built Example
44. View From Raleigh Street
45. Equipment and Lighting Cutsheets
46. Street Context Elevations
47. Stormwater Narrative
48. Phase II Environmental Site Assessment
D. Notification information:
1. Request for response
2. Posting letter sent to applicant
3. Notice to be posted
4. Applicant’s statement certifying posting
5. Mailed notice
6. Mailing list
E. Agency Responses:
1. Water Bureau
2. Life Safety Review Section of BDS
3. Bureau of Environmental Services
4. Fire Bureau
5. Bureau of Transportation Engineering and Development Review
F. Letters
1. Steve Johnson, May 4, 2011
G. Other
1. Original LUR Application
2. Site History Research
3. Incomplete Letter
H. Hearings
1. Staff Report
2. Commission Packet Memo
(Received During 1st Hearing)
3. PowerPoint Presentation
4. Northwest District Association letter dated May 19, 2011
(Received Before 2nd Hearing)
5. Staff Summary Notes
6. Applicant Memorandum dated May 31, 3011
1. Commission Packet Memo
2. Staff Report
(Received During 2nd Hearing)
9. PowerPoint Presentation
cc:

Applicants and Representatives
Neighborhood Associations
Those who testified, orally or in writing
City Auditor’s Office
Development Services Center
BDS Staff for Bureau of Buildings
BDS Staff for Commission Book
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