Date:

December 4, 2015

To:

Interested Person

From:

Jeff Mitchem, Land Use Services
503-823-7011 / Jeffrey.Mitchem@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
mailed copy of this document is only a summary of the decision.
The reasons for the decision are included in the version located on the BDS website
http://www.portlandonline.com/bds/index.cfm?c=46429. Click on the District Coalition 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 15-213895 DZM
THE UNION AT ST JOHNS
GENERAL INFORMATION
Owner:

St John-3 LLC
12251 SW Riverside Dr | Portland, OR 97219-8474

Representative:

Alan Jones | Jones Architecture
1231 SW Hoyt St, Ste 404 | Portland, OR 97209

Site Address:
Legal Description:

8247 N LOMBARD ST
BLOCK 3 SLY 50' OF LOT 1&2, JERSEY ST ADD; BLOCK 3 INC PT
VAC ST-NLY 50' OF LOT 1&2, JERSEY ST ADD; BLOCK 3 LOT 3&4
EXC N 74.3', JERSEY ST ADD; BLOCK 3 INC PT VAC ST N 74.3' OF
LOT 3&4, JERSEY ST ADD; BLOCK 3 LOT 5&6 INC PT VAC ST,
JERSEY ST ADD; BLOCK 3 LOT 7-9 TL 10100, JERSEY ST ADD;
BLOCK 3 LOT 8-13 TL 9900, JERSEY ST ADD; BLOCK 3 LOT 14&15,
JERSEY ST ADD
R429000290, R429000310, R429000330, R429000350, R429000370,
R429000410, R429000420, R429000540
1N1W12AB 09500, 1N1W12AB 09600, 1N1W12AB 09800,
1N1W12AB 09700, 1N1W12AB 10000, 1N1W12AB 10100,
1N1W12AB 09900, 1N1W12AB 09400
2122
St. Johns, contact Josh Leslie at 503-505-8495.
St. Johns Business Boosters, contact John Englund at 503-247-9113.
North Portland Neighborhood Services, contact Mary Jaron Kelley at
503-823-4099.
St. Johns
CSd, Storefront Commercial
DZM, Design Review with Modifications
Type II, an administrative decision with appeal to the Design
Commission.

Tax Account No.:
State ID No.:
Quarter Section:
Neighborhood:
Business District:
District Coalition:
Plan District:
Zoning:
Case Type:
Procedure:
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PROPOSAL:
The proposal is for a 4-story building (45’ high) of wood-framed apartments (106 units) over
concrete ground-floor retail and creative office space (approximately 22,600 sf). A total of 89
parking spaces are proposed below grade accessed from N. Charleston Ave. Pursuant to the
vision established by the St Johns Lombard Plan, two public plazas are proposed to be oriented
toward N. Lombard St with adjacent retail uses. This proposal coincides with a City-initiated
street vacation of the dedicated right-turn “slip lane” portion of N. Lombard St. This Street
Vacation Application has been recommended for approval by the Portland Planning
Commission to the Portland City Council with a final decision expected in January 2016.
Lombard Street Vacation. The applicant has worked closely with City and ODOT Staff to
develop a concept plan for the intersection redesign which will include removal of the slip lane,
widening Lombard west of Richmond to allow for a westbound travel lane, modification of the
intersection to a more traditional four-legged design, and construction of 12-ft wide sidewalk
corridors along all frontages. This redesign will lower vehicle speeds entering Lombard west of
Richmond and provide a single signalized crossing across the north leg of the intersection
thereby improving the pedestrian environment. As a condition of approval of the Street
Vacation, the applicant must complete the concept review (30% design) phase of the Public
Works Process, with ODOT concurrence, for the intersection improvements referenced herein
and bonding/contract must be submitted prior to recording of the approved Street Vacation.
The applicant has initiated the Public Works process through the submittal of 15-180609-WT
and 15-184464-WE and these plans are currently under review. At the time of the publication
of this Decision, the Portland Planning and Sustainability Commission had recommended
approval (at the November 17, 2015 Hearing) of the street vacation request (RWA #7942O) to
the Portland City Council.
Improvements within the Public Right-of-Way. The proposed development includes building
area and below-grade improvements within area that is currently public ROW. The applicant is
advised that no permits will be issued by the City for private development within the public
ROW. Accordingly, the ability for the applicant to move forward with construction as proposed
is directly contingent upon approval of the necessary Street Vacation request. The applicant
has proposed to develop a public plaza within the triangular ROW parcel to the east of their
site. While additional PBOT staff analysis is necessary to determine the appropriate permitting
path for this improvement, PBOT staff is supportive of the concept of developing this ROW area
as a public plaza. As a condition of the Building Permit for the proposed development, the
applicant shall obtain the necessary approvals from PBOT (Encroachment Permit or Lease
Agreement) for development of the ROW as a public plaza. All signage, existing or proposed,
within the public ROW is subject to additional review by PBOT.
The project proposes a significant amount of public space in the form of two formal plazas – the
North Plaza (approximately 6,300 SF) and the South Plaza (approximately 2,900 SF). A portion
of the North Plaza (approximately 2,800 SF) will remain publicly accessible, ensured via either a
public access easement or public ownership. For the purposes of this Land Use Review it is
assumed that either legal mechanism will ensure that the plaza will remain publicly accessible
in perpetuity. Additionally, for the purposes of this Land Use Review, the landscape design for
the North Plaza is presented as two options (Exhibit C.35 and C.36) both of which are reviewed
in this decision. Considered in this review are the following non-standard improvements within
the ROW:
 Landscaping. Perimeter ground cover, shrubs and trees.
 Seating. Three (3) benches adjacent to planters abutting the back of sidewalk.
 Paving. Brick pavers, approximately 1,400 SF.
 Free-standing Signage (18’ high). The “Welcome to St Johns” free-standing sign currently
located on “Ivy Island” will be relocated to within the new plaza. An existing non-conforming
free-standing sign (expired permit) within the North Plaza will be removed.
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Three (3) Modifications are requested: (1) Maximum Setbacks (33.130.215). The project
proposes to be setback further than the maximum allowed of 10’ along N. Lombard St to
incorporate a public plaza. (2) Loading Standards (33.266.310.F.). The project proposes on-site
loading without required forward egress. (3) Long-Term Bike Parking (33.266.220.B.). The
project proposes vertical bike rack storage at 18” on center instead of the required 24” on
center.
Design review is required because the proposal is for new construction within a design overlay
zone.
RELEVANT APPROVAL CRITERIA:
In order to be approved, this proposal must comply with the approval criteria of Title 33. The
relevant criteria are:



33.825 Design Review
33.825.040 Modifications That Will
Better Meet Design Review



Community Design Guidelines

ANALYSIS
Site and Vicinity: St. Johns is a part of Portland which, until annexation in 1915, was an
independently incorporated city. As such it still displays many characteristics of a small town.
The approximately 61,000 SF site is bounded by N Richmond and N Lombard, N Oswego and N
Jersey, and defines the eastern edge of a designated gateway site per the St Johns Lombard
Plan. Adjacent development includes low-scale service and warehouse buildings, surface
parking lots, and single family residences. The proposal site is currently developed with vehicle
service and support buildings that are surrounded by paved lots. The St. John’s Plan District
provides for an urban level of mixed-use development including commercial, employment,
office, housing, institutional, and recreation uses.
N Lombard Street (Highway 30) is classified as a Community Main Street, a Traffic Access
Street, a Major Transit Priority Street, a City Walkway, and a City Bikeway. N Richmond
Avenue is a Community Corridor, a Traffic Access Street, a Transit Access Street, and a City
Bikeway. N Oswego Avenue is a Local Service Walkway and a Local Service Bikeway. N Jersey
Street is a Local Service Walkway and Local Service Bikeway. The St. Johns Pedestrian District
starts directly across N Lombard and N Richmond, however, the site itself is not within a
pedestrian district.
Zoning:
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. Maximum allowed height is 45’ and non-residential
floor area is 3:1.
The Design (d) overlay promotes the conservation and enhancement of areas of the City with
special historic, architectural or cultural value. New development and exterior modifications to
existing development must meet the Community Design Standards (Chapter 33.218) or are
subject to design review.
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Land Use History: City records indicate there are no prior land use reviews for this site.
Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed October 13, 2015.
The following Bureaus have responded with no issues or concerns:
Fire Bureau (Exhibit E.1)
Bureau of Environmental Services (Exhibit E.2)
Life Safety Review Section of BDS (Exhibit E.3)
Site Development (Exhibit E.4)
Water Bureau (Exhibit E.5)
The following Bureaus and Agencies responded with issues or concerns:
Portland Bureau of Transportation (Exhibit E.6). PBOT has no objections to this Design
Review or the associated Modification to on-site loading requirements subject to the
following conditions:
 Approval of the Design Review will be conditioned upon the approval of the necessary
Street Vacation by City Council and no City Permits will be issued for private
development within the area of the proposed Street Vacation until said Street Vacation
is approved.
 Loading activities shall be prohibited from 7am to 9am and from 2pm to 5pm unless an
alternate loading schedule can be agreed upon between the applicant and Portland
Public Schools via a Good Neighbor Agreement signed by both parties.
 Signs shall be posted on the exterior of the building adjacent to the loading bay that
indicate the hours during which loading activities are prohibited and requiring vehicles
to back into the space.
Portland Public Schools (PPS), Facilities and Asset Management, Sara King, November 3,
2015. Concerns related to loading, joint-use parking and construction impacts (Exhibit E.7).
The Applicant has agreed to the following measures to resolve PPS concerns:
 Signage will be provided on the building that is easily visible that states delivery trucks
must back in when loading. Backing in to the loading facility allows trucks to leave the
loading space in a forward motion for increased safety. The loading facility is not big enough
for forward motion entering and leaving the facility.
 Schedule. Use of the loading area will be limited to certain hours during the day so that it
is not used during student pick-up and drop-off times at the neighboring James John
Elementary School. Loading will be prohibited during the hours of 7 – 9 am and 2 – 4 pm
every Monday through Friday. A sign will be posted on the building that is easily visible
showing the times of day when the facility can be used.
 Management. Onsite building operation staff will manage the loading facility and all
deliveries will be scheduled in advance with the operation staff.
 Good Neighborhood Agreement (GNA): Owner and PPS mutually agree that they intend to
enter into a good neighbor agreement that further specifies the long-term loading
operations. At the date of this decision the owner had submitted a draft GNA to PPS for
review.
Multnomah County Library. Vailey Oehlke, Director of Libraries, November 3, 2015. Concerns
related to joint use parking and safety measures related to loading/parking access and the
students at James John Elementary School (Exhibit E.8). The Applicant has agreed to the
following measures to resolve concerns:
 Demolition Memo of Understanding: Owner and Library agreed that it is ok to proceed
with demolition starting on 11/09/15. It is ok for R&H Construction to close 2 parking
stalls on the south side of the parking lot for 24 hours during demotion. Demolition
activities will not require access or use of the parking lot except for the 2 parking stalls.
 Construction Memo of Understanding: Library understands and agrees that the southern
parking stalls (7 or 8) will need to be closed off for the duration of the construction project
(at least 12 months). The Library will continue to have access to the eastern half of the
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parking lot and drive aisle during construction. The parking stalls need to be closed off for
excavation, drywell installation as well as for scaffoldings. 2 PGE transformers will also be
located in the easement in a landscape island.
Revision of Expiring Easements: The current easements expire in 2021. Owner and the
library agreed to extend the easements allowing ongoing shared access, use and utilities
within the easements.
Good Neighborhood Agreement (GNA): Owner and the library mutually agree that they
intend to enter into a good neighbor agreement that further specifies the long term use,
maintenance and operations of the parking lot. At the date of this decision the owner had
submitted a draft GNA to the library for review.

Neighborhood Review: A “Notice of Proposal in Your Neighborhood” was mailed on October 13,
2015. A total of seven written responses have been received from either the Neighborhood
Association or notified property owners in response to the proposal.
Lisabeth Miller, email in opposition citing Ivy Island, parking, construction duration. (Exhibit
F.1)
Troy Anderson, email in opposition citing Ivy Island. (Exhibit F.2)
John Teply, September 30, 2015. Letter in opposition to the project citing downtown visibility,
walkability and safety. (Exhibit F.3)
Shamus Lynsky, Vice Chair St Johns Neighborhood Association, Letter in support of the
project. (Exhibit F.4)
Lindsay Jensen, Executive Director St Johns Main Street. September 15, 2015. Letter in
support of the project. (Exhibit F.5)

ZONING CODE APPROVAL CRITERIA
I. 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, 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.
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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.
P3. Gateways. Develop or strengthen the transitional role of gateways identified in adopted
community and neighborhood plans.
Findings for P1 & P3: The proposal incorporates a number of desired characteristics and
traditions of the Downtown St Johns Area of the St Johns/Lombard Plan Area and
strengthens this gateway intersection by:
 Placing the new buildings and active plazas close to the street edge to create a
sense of urban enclosure that highlights this gateway intersection;
 Incorporating architectural and site elements desired in the area such as smallscale storefront spaces;
 Mimicking the older streetcar-era commercial buildings by breaking the mass of the
proposed buildings down into more discreet elements by pulling the building walls
back from the street, pulling the upper story of the building back from the front,
and articulating wall surfaces with smaller-scale building elements expressed as
simple cornices, pilasters, and frames;
 Using high-quality durable materials (masonry as primary material, wood and
metal as secondary accent materials);
 Minimizing the impact of the exposed surface parking (joint-use with Multnomah
County Library) and providing significant landscape buffers;
 Connecting the public realm to the commercial spaces with the North and South
Plazas (totaling approximately 6,300 SF);
 Relocation of the free-standing St Johns gateway sign to the North Plaza shifting
the gateway threshold further eastward with direct visual exposure to westbound
traffic on N Lombard St; and,
 Wider sidewalks including a public access easement to ensure permanent public
access to the North Plaza.
These guidelines are therefore 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.
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.
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;
Findings for E1, E2, E5 & D1: The proposal creates an efficient, pleasant, and safe
pedestrian network; provides comfortable places for people; enhances the comfort of
pedestrians; and provides usable outdoor areas by:
 Visually and physically buffering pedestrians from vehicle areas with perimeter
landscaping;
 Linking sidewalks around the site with retail entries via eroded corners and two public
plazas;
 Pulling portions of the building back from the eastern property line and along N
Lombard creating a pervasive pattern of well-linked passive and active public space;
 Stepping back the south elevation from the property line to accommodate an
additional seating and gathering area, near the intersection of N Lombard Way and N
Lombard St;
 Providing canopies above all commercial entries and significant portions of the public
sidewalk; and,
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Providing two amenity-rich public plazas including retail spill-out, temporary and
permanent seating and a programmable open space (market tents, food-carts, etc).
Approximately 2,800 SF of the North Plaza is proposed to be constructed within the N
Lombard St ROW. Supportive of the proposal, PBOT will require as a condition of the
Building Permit for the proposed development, the applicant obtain the necessary
approvals from PBOT (Encroachment Permit or Lease Agreement) for development of
the ROW as a public plaza. All signage, existing or proposed, within the public ROW
is subject to additional review by PBOT.

For the purposes of this Land Use Review, the landscape design for the North Plaza is
presented as two options (Exhibit C.35 and C.36), both of which contain similar material
palettes and quality. Presuming a portion of the North Plaza was to remain under public
ownership, this Land Use Review considers the following non-standard improvements
within the ROW:
 Landscaping. Perimeter ground cover, shrubs and trees.
 Seating. Three (3) benches adjacent to planters abutting the back of sidewalk.
 Paving. Brick pavers, approximately 1,400 SF.
 Free-standing Signage (18’ high). The “Welcome to St Johns” free-standing sign
currently located on “Ivy Island” will be relocated to within the new plaza. An existing
non-conforming free-standing sign (expired permit) within the North Plaza will be
removed.
As presented in both North Plaza design options, these features convey an amenity-rich
design (including seating walls, planters, benches and perimeter landscaping) that
exemplifies successful place-making in the form of a dedicated amenity that will remain of
significant public value in perpetuity.
These guidelines are therefore 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.
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.
D2. Main Entrances. Make the main entrances to houses and buildings prominent,
interesting, pedestrian accessible, and transit-oriented.
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 for E3, E4, D2 & D5: The proposal creates a sense of enclosure, visual interest
along sidewalks, gathering spaces, differentiated street level facades, active, unified
corners at intersections, and prominent, interesting, pedestrian accessible, and transitoriented main entrances by:
 Breaking the building mass into a three-building parti via different brick colors,
isolated wood accents and a continuous ground floor aluminum storefront system
including board formed concrete accents, sliding doors, recessed entries, continuous
steel canopies and publicly accessible plaza space;
 Setting the storefront windows back from the outer edge of the brick veneer creating a
strong pilaster expression and providing a separate board formed concrete sill to
create additional surface articulation and street-level interest;
 Using clear glazing in all upper, lower, and garage door openings to provide visual
connections into active interior spaces from the street which also aids in crime
prevention;
 Eroded building street façades to create a series of articulated corners, commercial
entries, and pedestrian gathering points along N Lombard which also aids in
activation, pedestrian accessibility and crime prevention;
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Placing accessible commercial entrances along the transit streets, and making them
visually prominent with metal canopies above;
Pulling the upper levels of the central building back from the street edge to create
additional façade articulation and a 2nd level amenity space with visual connection to
the public plaza;
Providing an open public plaza with well-integrated seating between the buildings
which also aids in crime prevention;
Placing retail, creative office and common space as close to the corner of the gateway
intersection at re-aligned N Lombard St and N Lombard Way as possible to create an
urban edge while providing an increased paved outdoor area in front of the building to
ease pedestrian movement and safety around this corner;
Incorporating a well-integrated lighting concept including inset fixtures within the
sidewalks and plaza, bench-mounted LED strips, wall sconces at retail entries and
landscape-oriented floods; and,
Locating the screened pad-mounted transformers over 100’ from any public right-ofway.

These guidelines are therefore met.
D3. Landscape Features. Enhance site and building design through appropriate placement,
scale, and variety of landscape features.
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 D3 & D4: The proposal appropriately places a variety of landscape features,
and integrates and minimizes on-site parking by:
 Providing below-grade parking and internal loading accessible from N Charleston Ave;
 The on-site loading has been configured to minimize operational conflicts with student
drop-off/pick-up across the street at the James John Elementary School as follows:
access movements are limited to back-in, forward-out, loading will be prohibited
during school hours, signage and coordination/management by on-site operations
staff;
 Providing a variety of landscape features around the perimeter of the shared parking
area (with Multnomah County Library) to the north with integrated stormwater
treatment;
 The North Plaza, a primary dedicated public plaza of approximately 6,300 SF
(approximately 2,800 SF of which will be protected by a public access easement)
buffering retail spill-out areas from N. Lombard St, to accent the appearance of the
project as a gateway element from N. Lombard St toward St Johns, create visual
interest, and enhance the pedestrian realm;
 The South Plaza, a secondary spill-out oriented space of approximately 2,900 SF
between 16’ and 32’ deep along the frontage of realigned N Lombard St;
 Placing additional landscaping and a pedestrian connection along the east property
line between the building and adjacent development;
 Enhancing the joint-use surface parking area on an interior lot line along the
northern edge of the site so it is not directly viewed from the street;
 Well integrating the garage exhaust louver within the plaza concealed as a landscaped
seating element. Staff worked closely with the Applicant to arrive at a design that best
mitigated potential acoustical, visual and environmental concerns.
These guidelines are 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.
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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 D7 & D8: The proposal blends into the neighborhood, reduces development
impacts, incorporates quality materials and details, and presents an interesting, cohesive
composition by:
 Good Neighbor Agreement (GNA). The Applicant has entered into GNAs with Portland
Public Schools to mitigate impacts from garage and loading access to the safety of
school children and with Multnomah County Library to ensure the long-term viability
of the joint-use parking agreement and to minimize short-term construction related
impacts;
 Matching the scale of older streetcar-era storefront commercial buildings in the St.
Johns Main Street Area which are 1-3 stories tall;
 Varied building set-backs and public space buffers at the project’s perimeter to reduce
the development’s visual impact on adjacent development and to provide visual
interest along these walls;
 Reinforcing the masonry context typical of the existing historic commercial buildings
in the St Johns Area;
 Using durable high-quality systems such as board formed concrete, metal storefront,
and aluminum window systems on the building exteriors;
 Developing a cohesive design predominated by red and white brick, ample steel
canopies and balconies, and large operable windows that coordinate between the
upper and lower stories of the buildings, making each one distinct; and,
 Providing a dedicated public plaza (approximately 2,000 sf) with a public access
easement to ensure its long-term value to the neighborhood.
These guidelines are therefore met.
II. 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.
B.

Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and
Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.

Modification #1 - 33.130.215 Maximum Building Setbacks – reduce the amount of
building wall within the maximum setback from a Transit Street (N. Lombard) from
approximately 400 linear feet to 120 linear feet;
Purpose Statement: The setback standards promote streetscapes that are consistent with
the desired character of the different commercial zones. The setback requirements along
transit streets and in Pedestrian Zones create an environment that is inviting to
pedestrians and transit users.
Standard: 100% of the length of the ground level street-facing façade must be within the
maximum setback of 10 feet on the transit street with the highest classification which is N
Lombard Street.
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Findings: On Lombard St less than 50% of the street facing façade is within 10’ of the
street lot line, and therefore does not comply with this regulation. The distance of the
façade from the street lot line is as follows: 33% of the ground level street-facing façade of
the building is within 10’ of the street lot line; 33% of the ground level street-facing façade
of the building is within 15’ of the street lot line; 33% of the ground level street-facing
façade of the building is within 30’ of the street lot line. The building steps back from the
street towards the SE corner to provide plaza spaces at the intersection of Lombard St and
Richmond per the St Johns Lombard Plan. The varying setbacks create a series of wellconnected public spaces linking tenant entries, the plazas and the sidewalk that enhances
the pedestrian realm by providing additional gathering spaces, a visually interesting
building composition, an inviting urban edge for pedestrians and transit users, and
additional pedestrian buffering from the heavy vehicular traffic on Highway 30 (N
Lombard).
At the time of the publication of this Decision, the Portland Planning and Sustainability
Commission had recommended approval (at the November 17, 2015 Hearing) of the street
vacation request (RWA #7942O) to the Portland City Council. As a consequence of the
street vacation, the site will have three frontages (N Lombard Way, N Lombard St and N
Charleston Ave) fronted at varying depths by building walls which will contain active
ground floor uses and help define the project’s two public plazas – the North Plaza (approx.
6,300 SF) and the South Plaza (approx. 2,900 SF). The North Plaza will remain publicly
accessible ensured via either a public access easement or public ownership. For the
purposes of this Land Use Review it is assumed that either legal mechanism will ensure
that the plaza will remain publicly accessible in perpetuity.
Maintaining public accessibility to the North Plaza will more than off-set the loss of “Ivy
Island” with an amenity-rich space safely buffered from traffic, activated by adjacent retail,
and with enhanced safety conditions for pedestrians and motorists. And, with the
relocation of the St Johns free-standing sign from “Ivy Island” to the primary public plaza,
the role of the site as a “gateway” will be reinforced. In totality, these characteristics are
consistent with the vision for the Downtown St Johns Area of the St Johns Lombard Plan,
meeting the purpose of the standard and better meeting the intent of Design Guidelines
P1 – Plan Area Character, E2 – Stopping Places, D1 – Outdoor Areas, and E3 –
Sidewalk Level of Buildings.
Therefore, this Modification merits approval.
Modification #2 - 33.266.310 Loading Standards – to allow loading without forward
egress;
Purpose Statement: A minimum number of loading spaces are 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.
Standard: Outside the Central City plan district, loading facilities must be designed so that
vehicles enter and exit the site in a forward motion.
Findings: A dedicated loading facility is proposed and will accommodate a loading truck
that is 35’ long, 10’ wide and 13’ tall. Access to the loading facility is off of N. Charleston
Avenue. The following measures are proposed to ensure safe loading operations:
 Signage will be provided on the building that is easily visible that states delivery trucks
must back in when loading. Backing in to the loading facility allows trucks to leave the
loading space in a forward motion for increased safety. The loading facility is not big
enough for forward motion entering and leaving the facility.
 Use of the loading area will be limited to certain hours during the day so that it is not
used during student pick-up and drop-off times at the neighboring James John
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Elementary School. Loading will be prohibited during the hours of 7 – 9 am and 2 – 5
pm every Monday through Friday. A sign will be posted on the building that is easily
visible showing the times of day when the facility can be used.
 Onsite building operation staff will manage the loading facility and all deliveries will be
scheduled in advance with the operation staff.
 Portland Bureau of Transportation requires driveways be located on the lower classified
street, in this case N Charleston, as the lower traffic volumes and speeds reduce the
number of conflict points. PBOT would not be supportive of a driveway on N Lombard
Street/Lombard Way.
 The purpose of this standard is to ensure appropriate safety measures are established
in areas that can accommodate more development area to loading activities. Staff notes
that while the site is not located in Central City, where forward motion is not required,
the site is nonetheless urban and requiring forward motion would require additional
ground floor area dedicated to loading, thus detracting from the overall pedestrian
experience. As such, safety can be assured as described above. Staff also notes that the
loading area is proposed to be located on the opposite block face as the public plaza
thus limiting potential conflicts with this significant public realm, which is consistent
with the desired characteristics of the Downtown St Johns Area of the St Johns
Lombard Plan, meeting the purpose of the standard and better meeting the intent of
Design Guidelines P1 – Plan Area Character, E2 – Stopping Places, D1 – Outdoor
Areas, D4 – Parking Areas and Garages and E3 – Sidewalk Level of Buildings.
Therefore, with the Condition of Approval that
 the Street Vacation shall be approved by City Council and no City Permits be
issued for private development within the area of the proposed Street
Vacation until said Street Vacation is approved,
 loading activities shall be prohibited from 7am to 9am and from 2pm to 5pm
unless an alternate loading schedule can be agreed upon between the
applicant and Portland Public Schools via a Good Neighbor Agreement signed
by both parties and
 signs shall be posted on the exterior of the building adjacent to the loading
bay the hours during which loading activities are prohibited and requiring
vehicles to back into the space,
this Modification merits approval.
Modification #3 - 33.266.220 Long-Term Bike Storage – to allow vertical bike rack storage
at 18” on center instead of the required 24”.
Purpose Statement: 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 be made by bicycle.
Standard: A space 2 feet by 6 feet must be provided for each required bicycle parking
space, so that a bicycle six feet long can be securely held with its frame supported so that
the bicycle cannot be pushed or fall in a manner that will damage the wheels or
components. The project proposes the bikes racks be stacked and staggered at 18” on
center.
Findings: The primary purpose of the standard is to ensure that required bicycle parking
is designed so that bicycles may be securely locked without undue inconvenience and
damage. The proposed bike rack system is engineered to stack bikes vertically to allow the
handle bars to overlap. This allows the proposed racks, within an 18” space, to provide the
same level of service that would be provided by a standard 24” on center spacing. The
staggered clearance between adjacent bikes and allowance for sliding hangers ease the
hanging and locking of a bike. A 5’ minimum aisle is still provided behind each bicycle
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rack. The rack system will be located within a secure bike storage room within the parking
garage. For these reasons, the bicycle parking system is safe and secure, located in a
convenient area, and designed to avoid any intentional or accidental damage to bicycles; as
such, the proposal is consistent with the purpose statement of the bicycle parking
standards. The proposed functional and space efficient system eases floor plan demands
and results in additional opportunities for active uses at the street, such as office lobby
space and retail tenant spaces thereby better meeting Design Guidelines E2 – Stopping
Places, D1 – Outdoor Areas, and E3 – Sidewalk Level of Buildings.
This Modification therefore merits approval.

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 proposed
development blends into the Downtown St Johns Area and adjacent residential area through
the use of high quality, durable materials and appropriate building scale and setbacks,
enhances the pedestrian realm, creates usable outdoor areas, minimizes the impact of onsite
parking and loading, reduces opportunities for crime, highlights the gateway intersection
through appropriate building placement at the corner, and will be a positive addition to the St
Johns neighborhood. The proposal meets the applicable design guidelines and modification
criteria and therefore warrants approval.

ADMINISTRATIVE DECISION
Design Review conditional approval for a 4-story building of wood-framed apartments (106
units) over concrete ground-floor retail and creative office space. A total of 89 parking spaces
are proposed below grade accessed from N. Charleston Ave. Pursuant to the vision established
by the St Johns Lombard Plan, two public plazas are proposed to be oriented toward N.
Lombard St with adjacent retail uses. Approval of the following Modification requests:
1. 33.130.215 Maximum Building Setbacks – reduce the amount of building wall within
the maximum setback from a Transit Street (N. Lombard) from approximately 400 linear
feet to 120 linear feet;
2. 33.266.310 Loading Standards – to allow loading without forward egress;
3. 33.266.220 Long-Term Bike Storage – to allow vertical bike rack storage at 18” on
center instead of the required 24”.
Approval per the approved site plans, Exhibits C-1 through C-47, signed and dated December
1, 2015, 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 15-213895 DZ. All requirements
must be graphically represented on the site plan, landscape, or other required plan and
must be labeled “REQUIRED.”
B. The Street Vacation (RWA #7942) shall be approved by City Council and no City Permits
will be issued for private development within the area of the proposed Street Vacation
until said Street Vacation is approved.
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C. Loading activities shall be prohibited from 7am to 9am and from 2pm to 5pm unless an
alternate loading schedule can be agreed upon between the applicant and Portland
Public Schools via a Good Neighbor Agreement signed by both parties.
D. Signs shall be posted on the exterior of the building adjacent to the loading bay that
indicate the hours during which loading activities are prohibited and requiring vehicles
to back into the space.
E. No field changes allowed.
Staff Planner: Jeffrey Mitchem
Decision rendered by: ____________________________________________ on December 1, 2015
By authority of the Director of the Bureau of Development Services

Decision mailed: December 4, 2015
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 August 7,
2015, and was determined to be complete on September 15, 2015.
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 August 7, 2015.
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 extended the
120-day review period by 30 days. Unless further extended by the applicant, the 120 days
will expire on: February 13, 2016.
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. 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 December 18, 2015 at 1900 SW
Fourth Ave. Appeals can be filed at the Development Services Center Monday through
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Wednesday and Fridays between 8:00 am to 3:00 pm and on Thursdays between 8:00 am to
12:00 pm. After 3:00 pm Monday through Wednesday and Fridays, and after 12:00 pm on
Thursdays, appeals must be submitted at the reception desk on the 5th 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 775 Summer St NE, Suite 330, Salem, Oregon 97301-1283, 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 December 21, 2015.
• 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.
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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
1. Narrative
2. Storm Report
B. Zoning Map (attached)
C. Plans/Drawings:
1. Type II Design Review Drawing Set (Sheet 1-47)
Sheet C.9, Site Plan (Attached)
Sheet C.14, South Elevation (Attached)
Sheet C.15, West Elevation (Attached)
Sheet C.16, East Elevation (Attached)
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Fire Bureau
2. Bureau of Environmental Services
4. Life Safety Review Section of BDS
5. Site Development
6. Water Bureau
7. Portland Bureau of Transportation
8. Portland Public Schools, Facilities and Asset Management, Sara King, November 3,
2015.
9. Multnomah County Library. Vailey Oehlke, Director of Libraries, November 3, 2015.
Concerns
F. Correspondence:
1. Lisabeth Miller, email in opposition citing Ivy Island, parking, construction duration.
2. Troy Anderson, email in opposition citing Ivy Island.
3. John Teply, September 30, 2015. Letter in opposition to the project citing downtown
visibility, walkability and safety.
4. Shamus Lynsky, Vice Chair St Johns Neighborhood Association, Letter in support of the
project.
5. Lindsay Jensen, Executive Director St Johns Main Street. September 15, 2015. Letter in
support of the project.
G. Other:
1. Original LU Application
2. 120-day Extension Form
3. Incomplete Letter
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).

