Date:
To:
From:

August 9, 2013
Interested Person
Kate Marcello, Land Use Services
503-823-7538 | kate.marcello@portlandoregon.gov

NOTICE OF A TYPE II DECISION ON A PROPOSAL IN YOUR
NEIGHBORHOOD
The Bureau of Development Services has approved a proposal in your neighborhood. The reasons
for the decision are included in the version located on the BDS website, via this link:
http://www.portlandonline.com/bds/index.cfm?c=46429. Click on the district coalition and then
scroll to the relevant neighborhood and case number. If you disagree with the decision, you can
appeal. Information on how to do so is included at the end of this decision.

CASE FILE NUMBER: LU 13-123068 DZM -

New Office Building with Ground-floor Retail
GENERAL INFORMATION
Applicant:

Jason Riffle, Path Architecture | (503) 360-9825
5229 NE Martin Luther King, Jr Blvd, Suite 101 | Portland OR 97211

Owner:

Ben Kaiser, Deco Diner LLC/Path Architecture
5229 NE Martin Luther King, Jr Blvd, Suite 101 | Portland OR 97211

Site Address:

3530 N Vancouver Avenue

Legal Description:
Tax Account No.:
State ID No.:
Quarter Section:
Neighborhood:
Business District:

BLOCK 30 LOT 11&12, ALBINA HMSTD
R010506240
1N1E22DC 14300
2630
Boise Neighborhood Assoc; contact Caroline Dao at (503) 544-5515
North-Northeast Business Assoc; contact Joice Taylor at (503) 4451321.
NE Coalition of Neighborhoods; Shoshana Cohen at 503-388-5004.
None
Albina Community Plan Area
Central Employment (EX) base zone; Design (d) overlay zone
Design Review with Modifications (DZM)
Type II (an administrative decision, with appeal to the Design
Commission)

District Coalition:
Plan District:
Other Designations:
Zoning:
Case Type:
Procedure:

PROPOSAL: The applicant requests Design Review approval for a new L-shaped office building with
ground-floor retail. The existing one-story building on the site will be demolished. Most recently it
was occupied by a bar/restaurant called LV’s Twelve 22.
The northern portion of the building is five stories tall and the southern portion is four stories tall.
A rooftop deck is located at the four-story portion.
The front façade of the building is oriented to N Vancouver Avenue. The two ground-floor retail
spaces are approximately 410 sq ft and 2,139 sq ft in area, respectively. A ground-floor lobby
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about 168 sq ft in area provides access to the upper floors. There is a 25-foot-wide opening at the
ground floor comprised of a drive aisle and walkway. The drive aisle provides access to a covered
parking area. One of the parking stalls is designated for use as a loading space. The parking area
also contains four ground-mounted mechanical units. The walkway provides access to the rear of
the site. The ground floor also contains a bicycle parking room and a trash room, accessed via the
drive aisle, and a building service/utility room, accessed via the walkway.
At the rear of the site, the southern portion of the east façade abuts a paved walkway, which abuts
a lawn area. The northern portion of the east façade, which is comprised of the covered parking
area at the ground floor, abuts the existing public alley.
Primary building materials include the following:
 vertically oriented 18-gauge metal panel cladding,
 flat 18-gauge metal panel cladding,
 vertically oriented Ipe (or similar) wood siding,
 aluminum windows and doors,
 vertically oriented pivoting fins/shading louvers made of weathering (COR-TEN®) steel,
 steel canopies with wood soffits, and
 metal cable railing with wood cap (at rooftop deck).
Exterior lighting includes recessed compact-fluorescent down-lights in the covered parking area
and recessed compact-fluorescent or light-emitting diode (LED) down-lights located within the soffit
of canopies.
The project is proposed at a site located in the Design overlay zone; therefore, Design Review is
required.
Two Modifications are requested as part of this Design Review:
1. Per 33.266.310.C.2.b of the Zoning Code, a new building with at least 20,000 square feet and
up to 50,000 square feet of floor area in uses other than household living must provide one
loading space that is at least 35’-0” long x 10’-10” wide.
The loading space proposed by the applicant is 18’-0” long x 9’-0” wide.
Modification is required.

Therefore a

2. Per 33.140.242 of the Zoning Code, if a site has at least one frontage on a designated transit
street, and the new building has any floor area in nonresidential uses, at least one main
entrance for each tenant space must face the transit street or be at an angle of up to 45
degrees from the transit street, measured from the street-property line.
The entrance for the lobby, which provides elevator access to the office space at the upper
floors, does not face N Vancouver Avenue, which is a designated transit street (per Portland’s
Transportation System Plan). The lobby entry door is at a 90-degree angle, measured from the
street-property line. Therefore a Modification is required.
RELEVANT APPROVAL CRITERIA:
In order to be approved, this proposal must comply with the approval criteria of Title 33 (Portland
Zoning Code). The relevant criteria are:
 The Community Design Guidelines
 33.825.040.A-B: Approval Criteria for Modification through Design Review

ANALYSIS
I.

Site and Vicinity: The subject site is located on the block bounded by N Vancouver Avenue,
N Beech Street, N Williams Avenue, and N Fremont Street. Until now, the site was occupied
by a one-story building. It was constructed around 1948. Most recently, it was occupied by
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a bar/restaurant called LV’s Twelve 22. It was one of the last remaining Black-owned
bars/restaurants in the area. Before it was home to LV’s Twelve 22, it was occupied by
several other Black-owned businesses, including The Royal Esquire, The Texan, Benny’s, and
Van’s Olympic Room. For several decades and especially during the heyday of African
American jazz in Portland, the building was considered an important gathering and
socializing space for the Black community.
The subject site is about 12,000 square feet in area. At approximately 12,456 square feet,
the southerly abutting property at 1 N Fremont Street is slightly larger. This property was
previously home to an automobile tire shop. It was demolished in 2006 and now the property
is vacant. To the north, the subject site is bordered by a 51,980-square-foot property
occupied by a parking lot and Life Change Christian Center church. The church building
was constructed around 1965.
The subject site has street frontage on only one street – N Vancouver Avenue. The site also
has frontage on an unimproved alley, which runs north-south. To the north, the alley
terminates at roughly the mid-point of the block, at the south lot-line for the Life Change
Christian Center property. To the south, the alley terminates at N Fremont Street, where
there is a curb-cut providing access. Most of the alley is comprised of loose gravel. At the
north end of the alley, it appears to consist of a mixture of gravel and low-lying vegetation.
Across the alley from the subject site, in the southeast corner of the block, there is a vacant
site. It was previously occupied by a building that was demolished in 2006. Directly east of
the subject site, across the alley, there is a triplex house located at 3537 N Williams Avenue.
It was constructed around 1903. The house is at least partially occupied by retail/office
uses.
The area immediately surrounding the subject site contains a variety of building types and
uses. Directly across N Vancouver Avenue from the site, there is a one-story commercial
building containing a sandwich shop. Just south of the sandwich shop, at the northwest
corner of Vancouver Avenue and Fremont Street, there is an apartment complex called
Fremont Manor. At the southwest corner of this intersection, there is a vacant gas
station/auto shop with a paved lot occupied by food carts. On the south side of N Fremont
Street from the subject block, a new grocery store has recently been constructed. Also
nearby is The Albert, a four-story building with ground-floor retail and upper-level
apartments. Constructed in 2011, it is located at 3632 N Williams Avenue. Overall, the
Williams-Vancouver corridor, from N Cook Street to the south to N Skidmore Street to the
north, is in the midst of significant redevelopment. Whereas some existing buildings have
been demolished to accommodate new development; other existing buildings have been
rehabilitated and adapted for new uses. Redevelopment has also been occurring on land that
has been vacant for many years. The corridor is increasingly characterized by new
restaurants, bars, specialty retail shops, and apartments targeted to young middle-class
singles and small families. The area surrounding the Williams-Vancouver corridor is
characterized by single-family houses, many constructed in the early 1900s.
The northern boundary of Boise neighborhood is N/NE Skidmore Street, and generally the
western boundary is Interstate 5. The west portion of the southern boundary of Boise
overlaps with the west portion of the northern boundary of Eliot neighborhood. The east
portion of the southern boundary of Boise – from N Vancouver Avenue eastward – is more
clearly defined, along N/NE Fremont Street. The eastern boundary of Boise is mostly located
along NE Rodney Avenue.
The Eliot Pedestrian District is located directly south of the subject site. (N Fremont Street
comprises the northern border of the Eliot Pedestrian District.) The Eliot Conservation
District is also located nearby. The northwest corner of the Conservation District is located
near the intersection of N Williams Avenue and N Fremont Street. The Conservation District
is comprised primarily of single-family homes with historic character.
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Portland’s Transportation System Plan classifies N Vancouver Avenue as a Neighborhood
Collector Street, Transit Access Street, Community Corridor, City Walkway, and City
Bikeway. N Williams Avenue is classified as a Neighborhood Collector Street, Transit Access
Street, Community Corridor, and City Walkway. N Beech Street is a designated Local Service
Bikeway and Local Service Walkway. N Fremont Street is a designated Transit Access Street.
West of the subject block, Fremont is also classified as a Local Service Bikeway and Local
Service Walkway. The designation changes to City Bikeway and City Walkway as Fremont
crosses the intersection with Vancouver Avenue. Lastly, the unimproved alley located on the
subject block is classified as a Local Service Walkway and Local Service Bikeway.
II.

Zoning: The Central Employment (EX) base 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 that 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 Design (d) overlay zone 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 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.

III.

Land Use History: City records indicate no prior land use reviews for the subject site.

IV.

Public Notice: A Notice of Proposal in Your Neighborhood was mailed on June 4, 2013.
Neighborhood Review: Three written responses have been received regarding the Notice of
Proposal:
1. Cathy Galbraith, Executive Director of the Bosco-Milligan Foundation and the
Architectural Heritage Center, submitted an e-mail on June 25, 2013 in objection to the
proposal, noting that the proposed building materials, “primarily metals,” “have little
precedent in the nearby surrounding neighborhood.” The e-mail also notes that the
proposed building has “no context with any aspects of the surrounding area,” and that
something should be done to “soften the project’s ultimately hard, reflective, and metallic
appearance.” Additionally, Ms Galbraith expresses concern that the development will
result in the demolition of the existing building located on the site, which is listed in the
1995 book Cornerstones of Community: Buildings of Portland’s African American History.
Exhibit F-1 contains additional details.
Staff Response: Staff’s Findings under Zoning Code Approval Criteria below address the
concerns described in Ms. Galbraith’s letter.
2. Kenneth and Michelle Doswell wrote a letter on June 24, 2013. The Doswells own the
existing house located at 3537 N Williams Avenue, and they own two businesses located
at this address: Doswell Manufacturing and Design House, and Betty Jean Couture. The
triplex is located on the same block as the subject site. The Doswells’ letter details three
major concerns: 1. What will be done to ensure parking availability for construction
workers, business owners, and customers of the Doswells’ businesses and the other
business located at the house (Peterson Law Group), during construction of the proposed
Radiator Building? 2. What are Ben Kaiser’s plans for the existing alley, both short- and
long-term? Clarification is needed because the Doswells’ ability to access the alley is
important. 3. Do the Doswells have any “legal financial obligation” for developing the
alley?
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Staff Response: A letter from the applicant providing answers to the Doswells’ questions
is exhibited as Exhibit G-6. A copy of the letter has been provided to the Doswells by the
applicant. In addition, the applicant has met with the Doswells to discuss their concerns.
3. Daria Crymes and Diana Moosman, co-chairs of the Land Use and Transportation
Committee of the Boise Neighborhood Association (BNA), wrote a letter prior to issuance
of the Notice of Proposal. The letter was addressed to Ben Kaiser, owner of the subject
site. The letter indicates “preliminary support” for the project, noting that BNA feels that
“this development could be a great asset for the community with its site specific design,
quality of materials, & commercial and office space.” The letter expresses general
support for the proposal’s building materials, massing, outdoor space, surface texture,
and use. Concerns are expressed regarding the “limited amount of car parking.”
Additionally, the letter calls for the amount of interior and exterior bicycle parking to be
increased “to serve a minimum of 25% of the expected occupants.” Exhibit F-3 contains
additional details.
Staff Response: The quantities of automobile and bicycle parking provided in the
proposed development comply with the parking requirements of 33.266: Parking and
Loading. Please refer to Staff’s Findings for Community Design Guideline D4: Parking
Areas and Garages for additional information.
4. Mike Warwick, chair of the Land Use Committee of the Eliot Neighborhood Association,
wrote a letter prior to issuance of the Notice of Proposal. The letter was addressed to Ben
Kaiser, owner of the subject site. The letter states: “We view your proposal favorably.
There does appear to be growing demand for office facilities and having a building
oriented to commercial tenants would both meet that apparent need and be an asset to
the area.”
Agency Review:
All seven notified City departments/bureaus responded with comments, as follows. None of
the departments/bureaus expressed objections.
1. Portland Fire & Rescue stated that a separate building permit is required and that all
“applicable Fire Code requirements shall apply at the time of permit review and
development” (Exhibit E-1).
2. The Portland Water Bureau responded with basic information about existing water
service at the site; noted that Title 21.12.010 will apply for any new water services
associated with the Radiator Building development; and indicated no conditions of
approval (Exhibit E-2).
3. The Bureau of Environmental Services (BES) responded with basic information about
existing sanitary infrastructure and existing stormwater infrastructure, and
recommended no conditions of approval. BES also noted that the building permit for the
Radiator Building development is currently under review, and that BES requirements will
be examined as part of the building permit review. The requirements include but are not
limited to compliance with the Stormwater Management Manual, and payment of sewage
system connection fees.
4. The Urban Forestry Division of Portland Parks & Recreation stated that street trees will
be reviewed as part of the Public Works permit associated with the Radiator Building
development (Exhibit E-4).
5. The Development Review Section of the Portland Bureau of Transportation (PBOT) stated
that no dedications are required, and that PBOT has no objections (Exhibit E-5). PBOT
also stated that “Systems Development Charges may be assessed for this development,”
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and that curb cuts and driveway construction “must meet the requirements in Title 17.”
Additionally, PBOT stated:
The frontage is improved with a 4-6-2 sidewalk configuration that does not
meet the current 4.5-6-1.5 standard. Given the new driveway configuration,
rebuilding the sidewalk to provide a 0.5-ft curb, 4-ft furnishing zone, 6-ft
sidewalk, and a 1.5-ft frontage zone shall be a condition of building permit
approval. No dedications are needed for this 12-ft corridor. The applicant has
submitted 30% engineered plans for the public works permit. The driveway
location is acceptable.
The applicant does not intend on using the unimproved alley for vehicle
access. There is a plan to include the alley in a future plaza that will be part
of another phase of the development with frontage on N Freemont. PBOT has
submitted a letter of support for a grant to create the plaza. Non-standard
improvements in the alley right-of-way will be subject to the design review of
those future phases.
6. The Site Development Review Section of Bureau of Development Services indicated “no
concerns with the slope/building setbacks at this time,” and that erosion prevention and
sediment control requirements apply to the site preparation work and development
(Exhibit E-6).
7. The Life Safety/Building Code Section of the Bureau of Development Services stated in
part: “Please refer to correspondence from the Life Safety plans examiner for building
code-related comments” (Exhibit E-7).

ZONING CODE APPROVAL CRITERIA
I. Design Review
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
Community Design Guidelines.
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 establishes Portland's urban design framework;
 (E) Pedestrian Emphasis states that Portland is a city for people as well as cars and other
movement systems; and
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(D) Project Design assures that each development is sensitive to both Portland's urban
design framework and the users of the city.

Staff addresses the Community Design Guidelines below.
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 for P1: The site lies within the Albina Community Plan Area and is supportive
of the Plan Area’s goals for developing underutilized lots and locating density along
major commercial streets. The building’s close physical relationship with the street,
ground-floor retail, and articulated façade of storefront windows and entry doors,
vertically oriented wood and metal cladding, and clear delineation of floor levels make
the proposed building consistent with the variety of commercial building styles in the
area. Therefore this guideline is met.

P2.

Historic and Conservation Districts.
Enhance the identity of historic and conservation districts by incorporating site and building
design features that reinforce the area’s historic significance. Near historic and conservation
districts, use such features to reinforce and complement the historic areas.
Findings for P2: The Community Design Guidelines document states that this guideline can
be accomplished in the Eliot Conservation District by “respecting the influence streetcars had
on the characteristics of early commercial development.” The subject property is not located
within the boundaries of the Eliot Conservation District; however, the Conservation District is
located nearby. The northwest corner of the Conservation District is located near the
intersection of N Williams Avenue and N Fremont Street.
There are very few examples of multi-story mixed-used buildings remaining in the Eliot
Conservation District. Those that do remain are two- to three-story brick buildings primarily
located on Martin Luther King, Jr Boulevard. The delineation of ground-floor the groundfloor use from use at the upper floors is an appropriate characteristic of these buildings that
can be incorporated into the proposed building. The proposed building has ground-floor
retail use and office space at the upper floors. In addition, the ground floor of the streetfacing façade is delineated by a steel canopy and different cladding material (wood, as
opposed to metal), and the upper floors are characterized by vertically oriented steel shading
louvers/fins that run the distance from the second floor to the top floor of the building.
Therefore this guideline is met.

P3.

Gateways.
Develop or strengthen the transitional role of gateways identified in adopted community and
neighborhood plans.
Findings for P3: The subject site is not a gateway location identified in any adopted
community or neighborhood plans. Therefore this guideline does not apply.

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.
Findings: The Community Design Guidelines document states that this guideline can be
accomplished by “providing safe, attractive, and convenient pedestrian connections and
transitions from sidewalks to building entrances.” The proposal includes scored concrete
where the lot line meets the public sidewalk. The scored concrete runs the length of the
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front/west façade. In this way, there is a seamless connection between the public sidewalk
on N Vancouver Avenue and the proposed building’s main retail entries.
The Community Design Guidelines document also states that this guideline can be met by
“using a variety of paving textures and patterns to separate motor vehicles, pedestrians, and
bicycles.” Scored concrete is also used for the on-site walkway that runs parallel to the drive
aisle, clearing delineating the pedestrian travel zone from the automobile and bicycle travel
zone.
The scored concrete walkway located parallel to the drive aisle provides access to the rear of
the site, where pedestrians can access another concrete walkway that runs the length of the
south portion of the east façade. This walkway provides convenient access to retail entries on
the east façade, as well as the proposed grass court located in the southeast portion of the
site.
The entire length of the front/west façade and the southern portion of the east façade each
feature a deep steel canopy with a wood soffit and recessed down-lights. These canopies
increase the comfort of pedestrians.
Therefore this guideline is met.
E2.

Stopping Places.
New large-scale projects should provide comfortable places along pedestrian circulation
routes where people may stop, visit, meet, and rest.
Findings for E2: The front façade of the building is angled inward, increasing the width of
the pedestrian circulation area along N Vancouver Avenue and thus providing space for
people to stop and socialize. Large storefront windows on the front façade help to make this
ground-floor environment inviting and interesting. The inclusion of a deep canopy along the
front façade and soffit lighting in the canopy ensure that this area can be used as a stopping
place even during nighttime hours and when it is raining. Therefore this guideline is met.

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.
Findings for E3: The proposed building creates a sense of enclosure and provides visual
interest along N Vancouver Avenue in the following ways:
 The ground floor of the front facade features a steel canopy with a wood soffit and
sidewalk-oriented down-lighting. The canopy occupies the entire length of the front façade.
 Large storefront windows and glazed entry doors at the ground floor of the front façade
allow views of the building’s active interior, fostering visual interest.
 Vertically oriented high-quality wood siding at the ground floor of the front façade is
texturally interesting and humanly scaled.
 One of the building’s defining characteristics is strong differentiation of the ground floor
from the upper floors on the front façade. Whereas the ground-floor façade consists of
aluminum storefront windows and wood siding, the façade of the upper floors is
characterized primarily by vertically oriented metal cladding and aluminum windows
shaded by vertically oriented steel shading fins/louvers. The fins/louvers run the entire
height of the building’s upper floors.
 The walkway along the edge of the drive aisle incorporates small-scale design features,
including: vertically oriented wood siding, aluminum storefront and entry doors, scored
concrete walking surface, and recessed down-lights.
Therefore this guideline is met.

E4.

Corners that Build Active Intersections.
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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 E4: The subject site is not located on a corner. Therefore this guideline does not
apply.
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 for E5: The proposal includes a steel canopy with a wood soffit and recessed downlights along the entire length of the front/west façade. The canopy projects over the on-site
concrete walkway parallel to the building facade as well as a portion of the public sidewalk on
N Vancouver Avenue. This canopy provides weather protection for passersby and pedestrians
accessing the main retail entries.
The proposal also includes the same type of canopy along the southern portion of the east
façade. This canopy provides weather protection for the three retail entry doors located on
the southern portion of the east façade.
The walkway that provides access to the lobby entry door is located within the building’s
covered area. Thus visitors and employees of the upper-level office spaces are protected from
adverse weather as they enter and exit the building.
The proposed metal panels – both the smooth, flat spandrel panels and the vertically oriented
panels – are gray, thus decreasing the potential for glare often associated with lighter-colored
metal cladding.
Therefore this guideline is 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 and D3: The proposal includes sizable, usable outdoor areas and
appropriate placement of landscape features, as follows:
 The front/west façade is designed with a subtle inward angle, which allows room for
short-term bicycle parking. This angle also allows room for passive and active interaction
to occur among building users, passersby, and cyclists.
 The front/west façade features a continuous canopy, large storefront windows, and three
retail entry doors. These characteristics make the N Vancouver frontage pleasant and
inviting.
 The proposed building is L-shaped, allowing for a grass court in the southeast portion of
the site. A concrete walkway will run along the western edge of the grass court, and
landscaping will be located along the northern edge of the grass court. Thus the grass
court is a sizable outdoor area with a variety of potential uses.
Therefore these guidelines are met.

D2.

Main Entrances.
Make the main entrances to houses and buildings prominent, interesting, pedestrian
accessible, and transit-oriented.
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Findings for D2: The retail main entrances directly face N Vancouver Avenue. The main
entrance to the building lobby faces the on-site walkway, which is located at a right angle
from the front façade of the building. All of these entries are glazed and are flanked by
storefront glazing, making them prominent and interesting. These entries are conveniently
located for pedestrians accessing the site from nearby TriMet bus stops serving routes #4, 24,
and 44. Lastly, the entries are at-grade with the on-site walkways and public sidewalks,
making them accessible. Therefore this guideline is met.
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 for D4: The proposal includes a small paved parking area. It is integrated with the
building and its negative impacts are minimized as follows:
 The parking area is located at the rear portion of the site. With less than a dozen parking
stalls, the parking area is relatively small in size. The parking area’s small size and lowprofile location ensure that the overall building is oriented to pedestrians and cyclists,
not automobiles.
 The parking area is completely covered; in other words, it is part of the overall footprint of
the building. Four floors of office space – with abundant glazing on the west, east and
south façades – are located above the parking area.
 At the northern edge of the parking area, which is visible from the northerly abutting
property, a horizontally slatted wood screen will help to conceal the parking area from
view.
 To visually soften the southern edge of the parking area, which abuts the grass court, a
stormwater planter will be installed. The planter includes trees, shrubs, and groundcover.
 The ceiling of the drive aisle and parking area is comprised of skim-coated exterior
gypsum with recessed compact fluorescent down-lights. The ceiling of the walkway
(which runs parallel to the drive aisle) and the soffit of the canopies located on the west
and east façades also contain recessed down-lights. This similarity helps to visually
integrate the drive aisle and parking area with the overall building design.
 A scored concrete walkway is located along the southern edge of the drive aisle. Glued
laminated (glulam) timber columns atop 3’-0”-tall concrete pillars delineate the walkway
from the drive aisle.
 The entry to the drive aisle is located on the west façade. The canopy on the west façade
is continuous, running seamlessly from the north end of the façade to the south end.
This helps to visually de-emphasizes the drive aisle entry.
 The “interior” ground-floor façades – those directly abutting the drive aisle and parallel
walkway – feature the same cladding materials and window systems as the rest of the
building. Thus the entry to the parking area is intentionally designed and unified with
the overall design of the building.
 At the “interior” south façade, which abuts the drive aisle, aluminum storefront wraps
the corner. Vertically oriented metal panel siding – the building’s primary cladding
material – comprises the majority of the “interior” south façade. Three entry doors
punctuate this façade: a secondary retail entry door, double doors to the long-term
bicycle parking room, and double doors to the refuse/recycling room. These entries
provide additional visual interest and human scale.
 At the “interior” north façade, which abuts the walkway, aluminum storefront wraps
the corner. Glazed entry doors to the elevator lobby are located at this corner,
directly facing the walkway. Vertically oriented high-quality wood siding – the
primary ground-floor material of the front façade – comprises the majority of the
“interior” north façade.
Therefore this guideline is met.
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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 for D5: The site design and building orientation of the proposed development
reduce the likelihood of crime as follows:
 All four façades of the building feature glazing. The majority of the front façade is glazed,
not only at the ground floor, but also at the upper floors. Thus the building design allows
for ample views from the building’s interior to the exterior surrounding environment. The
building’s large amount of glazing increases the potential for what urbanist Jane Jacobs
termed “eyes on the street.”
 The street-facing façade of the building contains active ground-floor uses, which adds
vitality to the surrounding streetscape.
 The grass court, the walkway along the southern portion of the east façade, and the
storefront glazing and retail entry doors on the east façade activate the ground-level
environment near the rear of the site, ensuring that this alley-adjacent area is not a
“dead” space that encourages illicit activities.
Therefore this guideline is met.

D6.

Architectural Integrity.
Respect the original character of buildings when making modifications that affect the
exterior. Make additions compatible in scale, color, details, material proportion, and
character with the existing building.
Findings for D6: The proposal is for a new building. Therefore this guideline does not apply.

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 for D7: The proposed development is located on the N Williams Avenue –
Vancouver Avenue spine, which runs north-south and serves as the commercial corridor for
the Boise neighborhood and the Eliot neighborhood. It is appropriate for the proposed
development to incorporate elements of high-quality buildings located on this corridor. The
proposed building features ground-floor retail space with abundant storefront glazing and
entry doors directly facing the street, which is consistent with nearby high-quality buildings
including but not limited to: the Eco-Flats building at 3951 N Williams Avenue, constructed
in 1946; the building at 3808 N Williams Avenue, constructed in 1946 and renovated around
2007; and the building at 3901 N Williams Avenue, constructed in 1914 and renovated
around 2004. The proposed building contains a mixture of uses, consistent with high-quality
buildings along the Williams-Vancouver corridor such as the aforementioned Eco-Flats
building; and the building formerly known as The Rachel, to be located at N Williams Avenue
and Mason Street.
The mixed-use nature of the proposed building is also consistent with mixed-use buildings in
nearby commercial areas other than the Williams-Vancouver corridor such as older and
newer buildings located on N Mississippi Avenue to the west, NE Fremont Street in the area
of 15th Avenue (nearby to the east), and NE Martin Luther King, Jr Boulevard to the east.
Lastly, the proposed building uses durable, high-quality building materials that impart a
sense of permanence, in keeping with buildings both old and new along the WilliamsVancouver corridor, such as the new grocery store building recently completed on the south
side of Fremont between Williams and Vancouver, which features masonry units with metal
storefront, and wood as an accent material; the Eco-Flats building, which features concrete
with metal storefront; and smaller one-story commercial structures along the corridor which
feature masonry, metal, and wood cladding and metal storefront systems.
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Therefore this guideline is 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 for D8: The proposed development employs high-quality primary building materials
as follows:
 The vertically oriented panels and spandrel panels are made of 18-gauge metal, which is
exceptionally durable.
 Ipe (or a similar tropical hardwood) is used for the wood siding and wood soffit of the
canopies. This type of tropical hardwood is extremely dense and much harder than more
commonly used wood such as cedar, making it appropriate for location at the building’s
ground floor.
 Aluminum storefront comprises the windows and entry doors.
 The shading fins/louvers are made of weathering (COR-TEN®) steel. Due to its chemical
composition, this type of steel is very resistant to atmospheric corrosion because the steel
forms a protective layer on its surface under the influence of weather.
 The canopy structures primarily consist of painted c-channel steel and steel beams.
The proposed building is interesting to view, as follows:
 The shading louvers/fins located at the upper floors on the front façade are made of
weathering steel, are 15 inches deep, and can be pivoted. The pivot function results in a
variety of shadow lines based on the time of day and the exact pivot orientation. The fins,
combined with expansive glazing at the upper floors, ensure visual interest even when
the building is viewed from a few blocks away.
 The ground-floor environment of the front façade features finely scaled details such as
storefront windows, glazed entry doors, wood siding, and a steel canopy with downlighting.
 The “interior” facades abutting the drive aisle and walkway leading to the parking area
are comprised of the same materials as the front façade, ensuring design continuity and
pedestrian scale.
 The four-story portion of the building features a rooftop deck where building users can
gather and socialize.
 There is glazing on all four façades to provide views into and out of the building.
 A condition of approval will ensure visual interest on the north façade, which is a side
façade directly facing a parking lot on the northerly abutting property. The condition of
approval stipulates that five unique shades of gray will be used for the metal panel
cladding. This prevents the appearance of a monolithic, overbearing blank wall often
associated with side façades.
The building forms a cohesive composition in the following ways:
 The palette of primary building materials is simply and unified, as follows: metal panel
cladding, metal windows and doors, metal canopies, wood cladding, wood screening for
mechanical equipment and parking, and wood soffits for the canopies.
 Vertically oriented steel shading louvers/fins unify the upper floors of the front façade
and differentiate the upper floors from the ground floor.
 The two canopies on the building – one on the west façade and one on the southern
portion of the east façade – are designed the same way and made of the same materials:
steel c-channel, steel beam, and wood soffit with recessed down-lighting.
 The “interior” façades, which face the drive aisle and walkway leading to the rear of the
site, employ the same materials as the “exterior” facades of the building.
 The parking area is covered and located fully within the footprint of the building.
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With the condition of approval that five unique shades of gray metal panels are used on the
north façade, this guideline is met.

II. Modifications
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.
MODIFICATION REQUEST #1
Description of Modification: Per 33.266.310.C.2.b of the Zoning Code, a new building with at
least 20,000 square feet and up to 50,000 square feet of floor area in uses other than household
living must provide one loading space that is at least 35’-0” long x 10’-10” wide. The loading space
proposed by the applicant is 18’-0” long x 9’-0” wide.
Findings for Criterion A: The proposed loading space enables the proposal to better meet
Community Design Guidelines D1: Outdoor Areas and D3: Landscape Features. If the larger
required loading space were accommodated on the site, the potential for usable outdoor areas
and landscaping would be reduced. By allowing a smaller loading space as part of the covered
parking area, all motor vehicle uses are confined to one location on the site, leaving room for a
grass court and other on-site pedestrian areas.
Therefore this criterion is met.
Findings for Criterion B: The purposes of 33.266.310.C.2.b are stated in the Zoning Code
as follows:
A minimum number of loading spaces are [sic] required to ensure adequate areas for loading for
larger uses and developments. These regulations ensure that the appearance of loading areas
will be consistent with that of parking areas. The regulations ensure that access to and from
loading facilities will not have a negative effect on the traffic safety or other transportation
functions of the abutting right-of-way.
The proposed loading space is consistent with the purpose statement cited above in the
following ways:
 The building does not include large-format retail spaces; rather, there will be two retail
spaces 410 sq ft and 2,139 sq ft in area, respectively. These sizes of retail space typically
do not have intensive loading needs. The upper-floor use – office space – also typically does
not have intensive loading needs.
 The appearance of the proposed loading space is entirely consistent with the appearance of
the parking area, as the proposed loading space is actually a slightly over-sized parking
stall located within the covered parking area. The loading space is indistinguishable from
the adjacent parking stalls.
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Locating the loading space within the covered parking area ensures that loading will not
adversely affect the traffic safety or transportation functions of N Vancouver Avenue. The
loading space will be accessed via the same curb cut and drive aisle as the parking area.
Therefore this criterion is met.
MODIFICATION REQUEST #2
Description of Modification: Per 33.140.242 of the Zoning Code, if a site has at least one frontage
on a designated transit street, and the new building has any floor area in nonresidential uses, at
least one main entrance for each tenant space must face the transit street or be at an angle of up
to 45 degrees from the transit street, measured from the street-property line. The entrance for the
lobby, which provides elevator access to the office space at the upper floors, does not face N
Vancouver Avenue, which is a designated transit street (per Portland’s Transportation System
Plan). The lobby entry door is at a 90-degree angle, measured from the street-property line.
Findings for Criterion A: The proposed lobby entrance location better meets Community
Design Guideline D4: Parking Areas and Garages, as it contributes to the pedestrian-friendly
design of the entry to the parking area. The lobby entrance is located on the “interior” north
façade, which abuts the walkway parallel to the drive aisle. The entry doors are glazed and
flanked by aluminum storefront. The passive and active interaction of people entering and
exiting the lobby helps to make this area a “people space” rather than a single-use autooriented parking entrance. The lobby doors work in concert with the other human-scaled
design elements of the walkway/drive aisle area – vertically oriented wood and metal siding,
recessed down-lights, storefront glazing, other building entry doors, and glulam posts along the
walkway, fostering an inviting appearance.
Therefore this criterion is met.
Findings for Criterion B: The purpose of 33.140.242 is stated in the Zoning Code is: Locating
the main entrance to a use on a transit street provides convenient pedestrian access between the
use and public sidewalks and transit facilities, and so promotes walking and the use of transit.
The proposed main entrance for the office lobby is consistent with the purpose statement cited
above. The entrance faces the on-site walkway located in the covered area parallel to the drive
aisle; this walkway is directly adjacent to the walkway that runs along the front lot line, which
directly abuts the public sidewalk on N Vancouver Avenue. Locating the lobby entrance here
versus a location directly facing N Vancouver or at a 45-degree angle from N Vancouver, as the
standard requires, is negligible. The lobby entrance location is convenient for pedestrians
accessing the building from nearby transit facilities (TriMet bus stops for routes #4, 24, and
44).
Therefore this criterion is met.

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 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 proposal
employs a simple, unified palette of durable building materials appropriate for its function as a
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commercial building. The ground floor of the street-facing façade, with its large canopy, downlighting, expansive glazing, entry doors facing the street, and scored concrete walking surface, is
humanly scaled and will activate N Vancouver Avenue. The pivoting steel louvers/fins at the upper
floors of the front façade are a finely scaled building element that make the building interesting
even when viewed from afar. The L-shaped footprint of the building allows for a large grass court,
creating the potential for pedestrian activity at the rear of the site. The proposal meets the
applicable design guidelines and therefore warrants approval.

ADMINISTRATIVE DECISION
Approval of the Radiator Building, a new L-shaped mixed-use building with ground-floor retail
and office space at the upper floors, with a covered drive aisle/walkway and parking area,
located at 3530 N Vancouver Avenue in the Boise neighborhood.
Approval per the approved plans and drawings, Exhibits C-1 through C-33, signed and dated
August 7, 2013, subject to the following conditions:
A. As part of the building permit application submittal, the following development-related
condition must be noted on each of the four 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 13-123068 DZM." All requirements must be graphically
represented on the site plan, landscape, or other required plan and must be labeled
"REQUIRED."
B. There shall be five unique shades of gray used for the metal panel cladding located on the
north façade of the building.
C. No field changes allowed.
Staff Planner: Kate Marcello
Decision rendered by: ____________________________________________ on August 7, 2013
By authority of the Director of the Bureau of Development Services

Decision mailed: August 9, 2013
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
14, 2013, and was determined to be complete on May 30, 2013.
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 14, 2013.
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 did not waive
the 120-day review period. Unless extended by the applicant, the 120-day review period will
expire on September 27, 2013.
Some of the information contained in this report was provided by the applicant.

Decision Notice for LU 13-123068 DZM: New Office Building with Ground-floor Retail

Page 16

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. The Bureau of Development Services has
independently reviewed the information submitted by the applicant and has included this
information only where the Bureau of Development Services has determined the information
satisfactorily demonstrates compliance with the applicable approval criteria. This report is the
decision of the Bureau of Development Services with input from other City and public agencies.
Conditions of Approval. If approved, this project 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.
Appealing this decision. This decision may be appealed to the Design Commission, which will
hold a public hearing. Appeals must be filed by 4:30 PM on August 23, 2013 at 1900 SW
Fourth Ave. Appeals can be filed Tuesday through Friday on the first floor of the Development
Services Center until 3 p.m. After 3 p.m. and Mondays, appeals must be submitted to the
receptionist at the front desk on the fifth floor. An appeal fee of $250 will be charged. The
appeal fee will be refunded if the appellant prevails. There is no fee for ONI recognized
organizations appealing a land use decision for property within the organization’s boundaries.
The vote to appeal must be in accordance with the organization’s bylaws. Assistance in filing
the appeal and information on fee waivers is available from BDS in the Development Services
Center. Please see the appeal form for additional information.
The file and all evidence on this case are available for your review by appointment only. Please
call the Request Line at our office, 1900 SW Fourth Avenue, Suite 5000, phone 503-823-7617,
to schedule an appointment. I can provide some information over the phone. Copies of all
information in the file can be obtained for a fee equal to the cost of services. Additional
information about the City of Portland, city bureaus, and a digital copy of the Portland Zoning
Code is available on the internet at www.portlandonline.com.
Attending the hearing. 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 the Design Commission is final;
any further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within 21
days of the date of mailing the decision, pursuant to ORS 197.620 and 197.830. Contact LUBA
at 550 Capitol St. NE, Suite 235, Salem, Oregon 97301, or phone 1-503-373-1265 for further
information.
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 the Land Use Board of Appeals (LUBA) on that
issue. Also, if you do not raise an issue with enough specificity to give the Design Commission
an opportunity to respond to it, that also may preclude an appeal to LUBA on that issue.
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 August 26 (the day
following the last day to appeal).
 A building or zoning permit will be issued only after the final decision is recorded.
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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 may
be required before carrying out an approved project. At the time they apply for a permit,
permittees must demonstrate compliance with:
 All conditions imposed herein;
 All applicable development standards, unless specifically exempted as part of this land use
review;
 All requirements of the building code; and
 All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.
EXHIBITS
NOT ATTACHED UNLESS INDICATED
A. Applicant’s Statement/Narrative
B. Zoning Map (attached)
C. Plans and Drawings:
1. Site and Landscape Plan (attached)
2. Utility Plan
3. Ground Floor Plan (attached)
4. Second Floor Plan
5. Third Floor Plan
6. Fourth Floor Plan
7. Fifth Floor Plan
8. Roof Plan
9. West Elevation Drawing (attached)
10. East Elevation Drawing (attached)
11. South Elevation Drawing (attached)
12. North Elevation Drawing (attached)
13. Drive-Aisle/Walkway North Elevation Drawing
14. Drive-Aisle/Walkway South Elevation Drawing
15. Ground-Floor Outdoor and Covered Area Reflected Ceiling Plan
16. Building Section Drawing 1
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17.
18.
19.
20.
21.
22.
23.
24.
25.

D.
E.

F.

G.

Building Section Drawing 2
Building Section Drawing 3
West Wall Section Drawings
West Wall Detail Drawings
South Wall Section Drawings
South Wall Detail Drawings
Enlarged Elevation Drawing of West Façade Ground-floor (wall-to-glazing ratio)
3-D Building Section Rendering
Photographs: Bicycle Rack, Ipe Wood Cladding; Detail Drawings: Vertically Oriented
Metal Panel, Flat/Spandrel Metal Panel
26. Detail Drawing – Vertically Oriented Metal Panels
27. Enlarged Elevation Drawing – Screening for Mechanical Units @ Parking Area
28. Enlarged Plan – Short-term Bicycle Parking
29. Manufacturer’s Cutsheets for Exterior Lighting
30. Photograph of material sample – vertically oriented metal siding panel
31. Photograph of material sample – COR-TEN® steel louvers/fins
32. Photograph of color chip – spandrel/flat metal panel
33. Photograph of color chip – vertically oriented metal siding panel
Notification information:
1. Mailing list
2. Mailed notice
Agency Responses:
1. Portland Fire & Rescue
2. Portland Water Bureau
3. Bureau of Environmental Services
4. Urban Forestry Division of Portland Parks & Recreation
5. Development Review Section of the Portland Bureau of Transportation
6. Site Development Review Section of the Bureau of Development Services
7. Life Safety/Building Code Section of the Bureau of Development Services
Correspondence:
1. Cathy Galbraith, Executive Director of the Bosco-Milligan Foundation and the
Architectural Heritage Center, submitted 25 June 2013, in objection to proposal
2. Kenneth and Michelle Doswell, written on June 24, 2013, with questions regarding the
proposal
3. Daria Crymes and Diana Mossman of Boise Neighborhood Association, submitted prior
to issuance of the Notice of Proposal, in support of the proposal, with concerns
regarding automobile parking and bicycle parking
4. Mike Warwick of Eliot Neighborhood Association, submitted prior to issuance of the
Notice of Proposal, in support of the proposal
Other
1. Original Land Use Review Application
2. Site Visit Photographs
3. Letter of Completeness/14-Day Letter
4. Summary Memo from Early Assistance Appointment for Radiator Bldg (12-214080 EA)
5. Letter from applicant, dated July 7, 2013; response re: public comments submitted by
Cathy Galbraith
6. Letter from applicant, dated July 11, 2013; response re: public comments submitted by
Kenneth and Michelle Doswell

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 503-823-6868).

