Date:

September 23, 2016

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 - APPROVAL
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 16-164164 DZM
CRAWFORD APARTMENTS
GENERAL INFORMATION
Applicant:

Ben Wood | North Crawford Partners LLC
238 N Baldwin Street
Portland OR 97217

Representative:

Chris Spurgin | Stack Architecture
32 NE 7th Ave
Portland OR 97232

Site Address:

N. Crawford St and N. John Ave

Legal Description:
Tax Account No.:
State ID No.:
Quarter Section:

BLOCK 10 LOT 1-8, JAMES JOHNS 2ND ADD
R426000130
1N1W12BD 04700
2121

Neighborhood:
Business District:
District Coalition:

Cathedral Park, contact Pat Haynes at dattahaynes@gmail.com
St. Johns Business Boosters, contact Mike Johnson at 503-206-8633.
North Portland Neighborhood Services, contact Mary Jaron Kelley at
503-823-4099.
St. Johns - Riverfront
EXd, Central Employment with a Design Overlay
DZM, Design Review with Modifications
Type II, an administrative decision with appeal to the Design
Commission.

Plan District:
Zoning:
Case Type:
Procedure:

Proposal:
The proposed project is a new three-building market-rate apartment development (totaling
approximately 101 units) over below-grade parking (approximately 40 spaces) on vacant,
unimproved land (39,400 square feet post dedication). New streets and public right-of way
improvements including street trees, lighting and public stormwater facilities are being

Decision Notice for LU 16-164164 DZM | Crawford Apartments

Page 2

constructed on the east (N John Ave), north (N Decatur St), and west (N Charleston St)
frontages. The existing south frontage (N Crawford St) will also be improved. Though the project
does not contain any non-residential uses, the ground-level fronting N Crawford St will be
programmed with residential units configured for potential future conversion to commercial. N
Crawford St and N Richmond Ave are Neighborhood Collectors and Local Service Walkways.
The components of the proposal under review are:
 Building A and Building B. Two ‘townhouse style’ structures (Buildings A & B) located on
the north side of the block separated by an accessway between N Decatur Street and the
central plaza. The buildings are supported in part by the below-grade concrete parking
structure and contain six studio apartments that are accessed from the plaza level and
eleven 2-level apartments that are accessed via entry porches facing N Decatur Street.
 Building C. The south portion of the block consists of a 4 over 1 apartment building
(Building C) with garage access to the 40 below-grade parking spaces and ground level
units facing N Crawford Street. The apartment building will provide 34 one-bedroom units,
43 studio units and 7 two-bedroom units.
 Central Plaza. A central plaza (approximately 10,000 square feet) atop the post-tensioned
concrete parking deck spanning the full block width from east to west reinforcing
visual/physical access between neighborhood and river.
Materials. Exterior materials are:
 Cladding. The materials schedule called out in the Design Review Drawing Set and
referenced in accompanying Manufactures Cutsheets is: FC-1, Silbonit Panel; FC-3, Hardie
Fiber Cement Artisan Lap; MP-1, AEP Span 24 gauge 2” x 2” box rib; MP-2, AEP Span 24
gauge 4” x 2” box rib; B-1, Standard Brick Veneer (Ebony); WD-1, Cedar Lap; WM-1,
Galvanized Metal Wire Mesh. Buildings A and B will be primarily clad in FC-3 with WD
accent at unit entries. Building C will be primarily clad in MP-1 with MP-2 and FC-1
accents. The Wire Mesh (WM-1) will be used as structure for flowering vines. All metal panel
will be installed with concealed fasteners.
 Windows. VPI commercial-grade vinyl windows and storefront, colors to match metal panel;
 Balconies. Steel extruded balconies – total of 28 balconies provided: 8 on Buildings A and B
(facing courtyard); 20 on Building C (12 facing river and 8 facing courtyard.)
Modifications to applicable standards are requested to
1. 33.583.250 (Map 583-2) Maximum Building Height. 10 additional feet in height from 45’
allowed in the base zone to 55’ total;
2. 33.583.270 Landscaping in the EX Zone. The minimum landscaped area in the EX zone
is 15 percent. Landscaping located on top of structures (structured parking) is not
acceptable to meet this standard. Minimum requirement: 3,942 square feet. Proposed:
3,770 square feet.
3. 33.266.210 Bicycle Parking. 167 long-term bike parking spaces required/proposed. 50%
are vertical staggered at 18” (24” required).
4. 33.140.230 Ground Floor Windows in the EX Zone. N John Ave and N Charleston Ave
 N Charleston Ave (applicable frontage: 72’) – Reduce window length 50% to 40% (36’ to
28’-6”) and area 25% to 20% (174 sf to 142 sf).
 N John Avenue (applicable frontage: 50’) – Reduce window length 50% to 0% (25’ to 0’)
and area 25% to 0% (114 sf to 0 sf).
 N Crawford Street (applicable frontage: 52’) – Reduce window length 50% to 44% (26’
to 23’).
Standards. The following summarizes the proposed building’s primary features per the primary
applicable standards:
 Floor Area Ratio (33.140.225, Table 140-3) – Maximum FAR is 3:1 (118,200 sf). Proposed
FAR is 2.4:1 (94,156 sf)
 Height – Allowable height is 45’ with an additional 10’ approvable through Design Review
per 33.583.250. Proposed height is 55’.
 Ground Floor Windows (33.140.230) – This standard is required for all abutting streets.
The windows must be at least 50 percent of the length and 25 percent of the ground level
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wall area. Ground level wall areas include all exterior wall areas up to 9 feet above the
finished grade. Proposed: Modification required (please refer to section 2 herein).
Parking & Loading (33.266) – Loading: Two (2) Standard B loading stalls (18’L x 9’W x 10’H)
are required and proposed. Auto Parking: 51 stalls required (.5 per unit - 101 units); 40
provided (reduction allowed by providing 55 additional long-term bike parking stalls). Bike
Parking: short-term, 6 required/proposed; long-term, 112 + 55 = 167 spaces (50% vertical).
Modification required for staggered vertical at 18” separation (24” required).

Relevant Approval Criteria:
Design Review is required because the proposal is for new construction in a Design Overlay
Zone. In order to be approved, this proposal must comply with the approval criteria of Title 33.
The relevant criteria are:


Community Design Guidelines



33.825.040 Modifications that will
Better Meet 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 40,000 SF site is bounded by N Crawford St, N Decatur St, N John Ave and
N Charleston St, and lies at the eastern edge of the Willamette Riverfront Subdistrict of 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.
Johns Plan District provides for an urban level of mixed-use development including
commercial, employment, office, housing, institutional, and recreation uses. The site lies within
the St Johns Pedestrian District. N Crawford St is a Neighborhood Collector and all abutting
streets are Local Service Walkways/Bikeways.
St Johns Plan District / Riverfront Subdistrict. The Purpose Statement in Portland Zoning
Code (PZC) Section 33.583 is intended to guide development at a conceptual level. Of critical
importance to this project, is PZC Section 33.583.250 Maximum Building Height (Map 583-2)
indicating that the maximum height is 45’ with a bonus to 55’. Approvability of such a height
bonus is contingent upon the Applicant demonstrating how the project better meets applicable
approval criteria to ensure that the character and scale of new development is appropriate for
this mixed-use area. Please refer to Section 2 herein (Modifications) for additional details.
Findings are made that demonstrate how the project is consistent with that purpose, which
states:
The St. Johns plan district provides for an urban level of mixed-use development including
commercial, employment, office, housing, institutional, and recreation uses. Specific objectives
of the plan district include strengthening St. Johns’ role as the commercial and civic center of
the North Portland peninsula. These regulations:
 Stimulate business and economic vitality;
 Promote housing and mixed-use development;
 Discourage auto-oriented uses and development;
 Enhance the pedestrian environment;
 Enhance the character of buildings in the plan district; and
 Support the Willamette greenway and opportunities to celebrate the Willamette River as a
unique element of the urban environment.
The Design Overlay Zone [d] promotes the conservation, enhancement, and continued vitality of
areas of the City with special scenic, architectural, or cultural value. This is achieved through
the creation of design districts and applying the Design Overlay Zone as part of community
planning projects, development of design guidelines for each district, and by requiring design
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review. In addition, design review ensures that certain types of infill development will be
compatible with the neighborhood and enhance the area.
Zoning: The Central Employment (EX) zone allows mixed uses and is intended for areas in the
center of the City that have predominantly industrial-type development. The intent of the zone
is to allow industrial and commercial uses which need a central location. Residential uses are
allowed, but are not intended to predominate or set development standards for other uses in
the area.
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 June 13, 2016. The
following Bureaus have responded with no objections to LUR approval:
 Bureau of Environmental Services (Exhibit E.1)
 Portland Bureau of Transportation (Exhibit E.2)
 Water Bureau (Exhibit E.3)
 Fire Bureau (Exhibit E.4)
 Life Safety Plans Examiner (Exhibit E.5)
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on June 13,
2016. One written response has been received from either the Neighborhood Association or
notified property owners in response to the proposal.
 Don Ledbetter, email dated June 20, 2016, comments seeking clarity on process. No
indication of opposition/support indicated. (Exhibit F.1)

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.
Findings. This project site is currently an undeveloped vacant lot roughly a quarter mile
southeast of Cathedral Park and two blocks from Burlington Street which the SJLP notes
can link the St. Johns commercial area to the Willamette River. The site slopes over 40 feet
from the SE corner to the NE corner and is located north of the ‘Steel Hammer’ site with
views to the St. Johns bridge, Forest Park, and downtown Portland. The center of the lot is
covered with gravel and past uses have left the site with moderately hazardous materials in
the soil. The entire site will be cleaned per DEQ requirements prior to breaking ground.
The Willamette riverfront is easily accessible and is central to the lives of area residents and
future tenants. It serves as a neighborhood gathering place and recreation area, as well as a
wildlife habitat. St. Johns is distinctive in the City of Portland in that it is one of the few
communities that has direct access to the Willamette River. Because the riverfront area is
within walking distance of downtown St. Johns, it is considered a significant element of the
town center and an area where numerous opportunities exist for additional housing,
employment, and recreational development. This area is also unique in that it contains two
large publicly owned recreational facilities and significant tracts of riverfront native
vegetation and river beach areas. The vitality brought by new residential development, like
the Crawford apartments – especially considering the ground-level fronting N Crawford St
will be programmed with residential units configured for potential future conversion to
commercial – will be a key component of revitalizing the St. Johns town center commercial
district.
St Johns Lombard Plan (SJLP) Desired Characteristics and Traditions. The SJLP notes
three central traditions comprise the riverfront’s heritage: industrial and working riverfront,
origin as the first St. Johns city site, and prominent public assets of the St. Johns Bridge and
Cathedral Park. The desired characteristics of the riverfront area acknowledge these
traditions while allowing for architectural expression to create richness and diversity. The
riverfront area is envisioned to accommodate a range of uses, including light industrial,
commercial and office, live/work space, and residential. Where possible, residential
components of employment zone developments should be located adjacent to existing
residential zones to improve compatibility.
Development along Baltimore, Burlington (2 blocks north of the subject site), and Richmond
(1 block south of the subject site) Avenues should add to the creation of distinguishable
corridors that provide main connecting routes to downtown St. Johns. Buildings should be
located close to the sidewalk, and orient toward these avenues with interesting and inviting
facades. Curb cuts, driveways, garages, and surface parking should be avoided along these
avenues. Active uses and outdoor space for public use should be incorporated along these
avenues, except where industrial development makes these uses not practical. New
development should recognize and address the riverfront heritage by incorporating elements
or using exterior materials that reflect these characteristics, or by reuse of significant hard
elements or prominent architectural features present on the site prior to redevelopment. An
example is the Water Pollution Control Lab, which incorporates vertical corrugated metal
siding as an exterior finish that reflects the area’s industrial heritage.
Specific components of the project that implement these desired characteristics and
traditions are:
 The proposed project enhances the sense of place and identity in the Cathedral Park
Neighborhood by bringing a diverse 3-building development to the community.
 The project provides human-scale buildings and continues the historic development of
‘townhouse’ style units along N Decatur Street.
 The project maintains solar access to the St. Johns Community Garden (abutting block
to the north of the subject site) by proposing only two-story buildings along N Decatur
Street.
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The project provides abundant glazing along the N. Crawford street frontage and
provides for future conversion to commercial spaces when the economics of the
neighborhood make this feasible.
The project provides pedestrian-friendly entries to the buildings including a secondary
‘lower lobby’ entrance to allow disabled individuals who may have trouble accessing the
‘upper lobby’ along the steeply sloped N Charleston Avenue entrance.
The project provides pedestrian-friendly access to the large plaza.
The project minimizes the building footprints to maximize views to the bridge from the
plaza and provides a development in scale with the neighborhood.
The project provides well-articulated façades that includes entry canopies, balconies
and accent lighting.
Natural areas are a unifying element of the neighborhood and the heavily landscaped
plaza is designed to respect the diverse ecology, wildlife, and landscape features of the
rivers and nearby natural areas. The plaza is more natural than urban and includes
native species that provide habitat for wildlife that enters the neighborhood via the
Baltimore Woods corridor.
The project provides three new streets including street trees, public stormwater
facilities, sidewalks, and historic street lighting.
The project provides automobile parking below the plaza that is completely screened
from the street.
Bicycle and kayak parking is located in the garage on the southeast corner of the site
where a garage door and storefront glazing provide views to the only interior apartment
amenities including a bike repair station, bike wash and dog washing and grooming
areas.
Though the project is not seeking any sustainable or ‘green’ certifications, it has been
designed utilizing sustainable techniques and practices – low VOC paint, an eco-roof on
the apartment structure, high efficiency LED lighting operated via photocells or timers,
the use of reclaimed lumber and construction waste recycling, etc.
The use of lap siding on buildings A & B is inspired by the nearby residential buildings
and the vertical metal siding reflects the industrial character of the neighborhood.
The development of the three new streets surrounding the site maintains the area’s
historic street grid.
The ‘wave’ pattern on the south facing façade of the apartment building is inspired by
the river and the west hills and is used to break up the massing of the largest façade.

This guideline is 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.
Findings. The project provides safe, attractive, and convenient pedestrian connections and
transitions between abutting public sidewalks, both main building entrances and individual
residential entries. To overcome the constraint presented by the steeply sloping site, a
secondary ‘lower lobby’ entrance is provided near the corner of N Crawford and Charleston.
This entrance is also bracketed by a bike and kayak storage area to the west and a tenant
amenity room that includes a bike wash, bike repair station, lockers, and a dog wash and
grooming area. Specific features that will ensure the creation of a successful pedestrian
network are:
 A central plaza (approximately 10,000 SF) that serves as the central focus of the design
that not only provides site connectivity for residents between buildings and amenities,
but also serves as a publicly accessible pedestrian path for the neighborhood.
 Accessed from N Decatur St, the wide stairs on the west edge of the plaza provide
seating areas with views to the St. Johns Bridge. This passageway is highlighted by
accent paint on the walls that face this ‘cut-through’ to the plaza on buildings A & B.
 Passively and actively programmed space within the plaza, including a covered trellised
walkway that in time will be covered with native flowering vines, a variety of seating
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spaces to allow individuals or groups of people to use, a fire table with seating, and a
bocce ball court.
The public edges of the project feature terraced erosions with integrated
planters/seating along abutting sidewalks and walkways.
Front porches on the 2-level, ‘townhouse’ style units facing the street that reflect the
residential nature of the existing developments further up the hill. The east and west
side of the site are primarily open to the plaza providing views of the St. Johns Bridge.
The south façade of Building C is set back from the property line 6-feet and
approximately 7’-6” from the back of the new sidewalk fronting N Crawford St. While
there are no commercial uses proposed for this project it is anticipated that the
neighborhood will grow into a vibrant mixed-use area. With that in mind, the ground
level apartments have been designed to make conversation into commercial spaces
(restaurants, retail etc.) possible in the future. Until this change occurs, these units are
designed to function well as residential units – active residential floor area oriented to
the street, multiple shading options so that the ground level units can be screened from
the inside when desired and the clerestory glazing may remain un-shaded, a 7’-6”
landscape buffer has been designed to provide ownership of this space by the tenant
and also provides interest for pedestrians.
Standard public sidewalk dimensions and scoring patterns (per PBOT standards) and a
variety of textures and patterns within the plaza.
Below-grade vehicle parking lined with programmed space oriented to perimeter
sidewalks.
Illuminated pedestrian areas for safety via a series of pole-mounted lights and
building/trellis mounted lighting.

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. The project provides a well-integrated network of places for people to linger and
rest both along the public right-of-way and the interior plaza. The primary components of
this network are:
 Front stoops and porches at each of the 2-level, ‘townhouse’ style unit entries that face
the St. Johns Community Garden across N Decatur Street.
 The ground level units of the apartment building facing N Crawford Street are provided
with ‘defensible’ space (approximate dimension: 7’ from back of curb x 12’ unit width) in
front of each unit entry that includes a level area of large pavers set in gravel and
border with a steel curb. This buffer zone is designed to accommodate spill-out from
interior floor area in anticipation of future conversion to retail.
 The plaza serves as a multi-faceted public space running the full length of the block
from east to west that will remain accessible to public during daylight hours. Specific
pedestrian amenities include:
o an arching 10-foot pedestrian path that allows accessible entry to the plaza from N
Charleston Avenue,
o intersecting pedestrian linkages featuring seating and a variety of paver textures
and patterns,
o a 10-foot wide covered trellis walkway that will be planted with native flowering
vines,
o ample landscaping with native plantings designed to encourage a variety of habitat,
o built-in reclaimed wood seating attached to planter walls (sourced from Veridian
Reclaimed Wood which currently operates the warehouse directly across N Crawford
Street),
o stormwater planter walls along the west side of the plaza will serve as seating areas
with views of the St. Johns Bridge.
This guideline is met.
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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. The project creates a sense of enclosure and visual interest along sidewalks and
pedestrian areas through incorporating the following design features:
 Ground level brick façades on the sidewalk level of the apartment building (Building C)
and facing the plaza. The upper floors of the building are clad with vertical metal siding
in character with the historic industrial nature of the neighborhood.
 Buildings A & B fronting N Decatur Street are two-story structures featuring covered
porches with cedar lap siding insets and galvanized mesh panels to encourage plantings
to grow and soften the edge between porch and landscaping.
 The ground level units facing N Crawford Street are clad with brick, have abundant
glazing and a steel canopy over each entrance. These units are designed to function as
residential units until they transition to commercial spaces when the economics of the
neighborhood supports more retail and restaurant uses. The brick and glazing rhythm
provides a human scale and allows for a variety of future commercial uses. In the future
the large windows will invite pedestrians to window shop as the walk along the street
but for now roller shades that screen the upper and lower windows will provide privacy
at grade as needed and still let light in through the clerestory windows.
 The steeply sloped frontages of N John and Charleston Avenues feature concrete stairs,
galvanized metal mesh screen (to encourage climbing plants) and integrated seating.
 The ‘lower lobby’ Building C entrance near the corner of N Crawford Street and N
Charleston Avenue is bracketed by tenant amenity spaces – adjacent to the south, is the
large glazed garage door access to the kayak and oversized bike storage room; and
adjacent to the north, is a bike wash and repair area, and a dog wash and grooming
area. The entries to these spaces will be well lit and painted with vibrant colors.
 All residential and public entries to the building have canopies.
 The west side of the plaza will incorporate bench seating along the stormwater planter.
 The east side of the plaza will incorporate seating areas adjacent to the steps to the
main entry and views into the plaza as the grade moves up the hill. The PGE
transformer along this façade is located between the buildings and surrounded by
landscaping and trees.
This guideline is met.
E4: Corners that Build Active Intersections. Create intersections that are active, unified, and
have a clear identity through careful scaling detail and location of buildings, outdoor areas and
entrances.
Findings: The project is proposed to be built to the property lines of an entire 200’ x 200’
city block. The three building configuration orients building mass to the four corners of the
block with entries, stoops and internal access points accenting building edges. Specific
design features that will enhance corners include:
 New public stormwater flow-thru planters located at both corners of N Crawford Street
and at the N John Avenue & N Decatur Street intersection creating a more interesting
pedestrian experience and a larger sidewalk area.
 The ground level units of the apartment building are provided with a buffer zone in front
of each unit entry. This buffer zone was designed to allow future commercial spaces to
engage with the pedestrian sidewalk via outdoor seating along the south façade of the
building.
 The design of the building into four major parts (Buildings A, B C & plaza) provides an
opportunity for development of more than just the street intersection corners. The main
entry area of the plaza will have views into the lobby and a richly landscaped plaza. The
western edge of the plaza is activated by a stormwater planter with built-in bench
seating, metal mesh panels to provide a green backdrop and to minimize the vertical
concrete retaining wall behind the stormwater planter.

Decision Notice for LU 16-164164 DZM | Crawford Apartments




Page 9

Front porches are included on all ground level units, four of which are located within
10’ of each of the project’s four outward facing corners.
The main entrance to the apartment building is located on the corner of the building to
provide visibility and access.

This guideline is met.
E5: Light, Wind and Rain. Enhance the comfort of pedestrians by locating and designing
buildings and outdoor areas to control the adverse effects of sun, shadow, glare, reflection, wind
and rain.
Findings: The project provides the following features that will enhance the comfort of
pedestrians:
 All entrances to the main apartment building and plaza level units are covered by
canopies.
 All entrances to the 2-level units facing N Decatur Street are covered with a porch roof.
 The plaza is heavily landscaped including trees along the circulation routes. The
trellised pathway on the plaza will provide a unique and enjoyable experience especially
when the landscaping reaches maturity.
 Brick cladding surrounds all grade level areas of the apartment building at the street
frontage and plaza levels. The finely detailed matte vertical metal siding recalls the
vertical metal industrial siding on the existing warehouse structures along N Crawford
Street including Viridian Reclaimed Wood (both locations), Columbia Forge & Machine
Works, St. Johns Truck & Equipment, Peninsula Ironworks, and the nearby Water
Pollution Control Laboratory.
 Buildings A & B are clad with non-glare fiber cement lap siding to reflect the residential
scale of these buildings and to respond to the residential neighborhood up the hill. The
inside of the traditional gable form entry will be clad with semi-opaque stained cedar lap
siding.
 All circulation paths on the site will be well lit. The grill area on the plaza is covered
with transparent glazing allowing the maximum amount of natural light in while still
providing protection from the elements.
 The proposed exterior materials of brick, concrete, painted cement fiber and matte metal
panel will minimize glare and reflectivity.
This guideline is met.
D1: Outdoor Areas. When sites are not fully built on, place building 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: The project provides the following features that will create successful outdoor
spaces:
 The building coverage is approximately 49% (PZC allows up to 85% coverage) which
allows for a substantial exterior outdoor area, spanning the entire block from N
Charleston Avenue to N John Avenue (approximately 70’ wide.)
 The plaza (approximately 10,000 square feet) is primarily an amenity for the tenants but
the public will be able to use the pedestrian circulation paths through the plaza during
daylight hours.
 A variety of seating and small gathering options are featured along all pedestrian paths.
 The landscaping on the plaza consists of a variety of plantings including shade trees,
blooming flowers and a mixture of conifer and deciduous trees to add color in the fall,
as well as fully accessible walking surfaces including pavers, decomposed granite and
crushed oyster shells at the bocce ball court
 The plaza and the main seating area are located to maximize available sunlight and
provide views to the St. Johns Bridge.
 All plaza-facing elevations feature balconies.
 Plaza level tenants of the apartment building each have a private outdoor area.
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All tenants have access to the plaza and its amenities including a bocce ball court with
adjacent trellised walkway, covered grill area, fire table with seating and a variety of
seating areas along all pedestrian paths as well as several more intimate stopping
spaces.

This guideline is met.
D2: Main Entrances. Make the main entrances to houses and buildings prominent, interesting,
pedestrian accessible and transit-oriented.
Findings: The project provides the following features that will ensure that the main
entrances are prominent:
 All entrances are ADA accessible and feature well-integrated entry markers such as
canopies and gabled porches, and all pedestrian paths on the site are well-defined and
provide accessible access to all entrances.
 Entrances where bicycles will be stored are wider (42”) than typical entry doors.
 All entrances to the 2-level units facing N Decatur Street have gabled porches clad with
cedar siding at the inside.
 The “upper lobby” has two entrances – the east-facing entry faces N Charleston Avenue
and serves as the main entry and will include signage and addressing while the northfacing entrance faces the plaza and includes a nearby seating area and raised planter.
 The east-facing main entrance to the apartment building is accentuated by the steep
grade change along N Charleston Avenue which includes an integrated stair with
seating, landscaping on metal mesh panels and a canopy facing the street with signage
to highlight the entry.
 The secondary or “lower lobby” entrance is provided so that tenants and guests who
may have trouble navigating the steeply sloping surrounding streets have access to the
building. This entrance has a canopy and is accented by the change in the large
building mass and extension of the brick façade to the upper levels.
 The main entrance to the apartment building is located on the corner of the building to
provide visibility and access. The secondary ‘lower lobby’ is subservient to the main
entry by design but is clearly visible and accessible.
This guideline is met
D3: Landscape Features. Enhance site and building design though appropriate placement, scale,
and variety of landscape features.
Findings: The project provides the following features that will ensure the creation of
successful landscape features:
 The plaza between the structures provides a richly landscaped buffer featuring
pathways, seating area and a diverse planting palette.
 New street trees are proposed along all four frontages to provide shade, interest and
enclose the street and sidewalks.
 The northwest corner of the plaza is designed to slope gradually to the pedestrian level
eliminating the need for a tall retaining wall. All other grading slopes gradually up to the
building from the sidewalks.
 Landscaping is used to screen the exhaust fan penthouse located on the plaza level.
This fan is located in a small stainless steel penthouse enclosure and fully screened
from the street.
 The PGE transformer will be screened from the plaza by landscaping. The grade on the
opposite side of the new 3/4 street improvements from the transformer is approximately
5-feet further up the hill limiting the current and future visibility of the transformer.
 The single meter for the NW Natural gas service is located adjacent to the stair tower
tucked in to an inside corner and behind a 5-foot landscape screen.
This guideline is met
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D4: Parking Areas and Garages. Integrate parking in a manner that is attractive and
complementary to the site and its surroundings. Locate parking in a manner that minimizes
negative impacts on the community and its pedestrians. Design parking garage exteriors to
visually respect and integrate with adjacent building and environment.
Findings: The parking area is located in a garage below the plaza and is completely
screened. The garage entrance gates will be modified by a local artist to provide a decorative
design to enhance the pedestrian experience.
This guideline is met.
D5: Crime Prevention. Use site design and building orientation to reduce the likelihood of crime
through the design and placement of windows, entries, active ground level uses, and outdoor
areas.
Findings: The following features will reduce the likelihood of crime:
 A comprehensive lighting plan featuring:
o New street lighting is proposed on the three new streets and on the improved N
Crawford Street.
o All proposed exterior lighting will be energy efficient LED and controlled either by
occupancy sensors, timers, or photosensors.
o The lighting provided along the covered walkway are pedestrian in scale and
mounted to the sides of the wood trellis structure.
o Stair and accent lighting is flush mounted in the concrete planter walls.
o Recessed canopy lighting at the main entries.
o Building accent lighting is located in a recess in the building’s façade that will hilight the main entry and provide interest during the evening hours.
o The 2-level unit entry porches will have a user-operated fixture mounted in the
wood-clad gabled entry to provide an illuminated and warm entry.
o The ground floor units facing N Crawford will have wall mounted accent lights that
provide interest along the brick façade but do not shine into the unit.
 The active rooms (upper lobby, lower lobby, and bike/pet room) are located on the
corners of the building to provide “eyes” on the street and the plaza. All units facing the
plaza have windows or glazed doors.
 The 2-level units will have raised porches with gabled covered entries to provide
visibility to the street and to the neighboring units.
 The units facing the plaza are all surround with low planters to provide direct sightlines
to the plaza.
 The units facing N Crawford Street will be enclosed with low landscaping that provides
enclosure and ownership but still provide “eyes” on the street.
 Both main entrances to the apartment building are oriented to the street. The upper
lobby is located on the corner of the building to provide passive surveillance of the
plaza.
This guideline is met.
D7: Blending into the Neighborhood. Reduce the impact of new development on established
neighborhoods by incorporating elements of nearby, quality buildings such as building details,
massing, proportions and materials.
Findings: The following features will ensure that the project will blend well with
neighborhood context:
 Site topography is a key element in the conceptual design of the project – the orientation
of the larger apartment building at the low side of the site was designed to minimize its
impact on the neighborhood further up the hill while maximizing views. The large plaza
maintains open space across the majority of the site and buildings A & B facing N
Decatur Street average 25-feet above the grade plane which is much lower than the
allowable 45-foot height limit on the surrounding zones (R1, EX and EG1).
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The proposed design minimizes the mass of the buildings by breaking them down into
smaller parts and locating them on the site to minimize the perceived footprint as well
as responding to the steeply sloping site and the transitional nature of this site which
exists between the industrial neighbor’s to the east, west and south and the residential
neighborhood to the north.
The apartment building is located along the lowest part of the site to provide views, and
compliments the scale and proportions of the surrounding industrial scale buildings.
The scale of this component of the project is also in proportion to the future
development on the property south of N Crawford St also known as the ‘Steel Hammer’
site, which is identified in the proposed Portland Comprehensive Plan as a mixed-use
urban center.
The cladding of the apartment structure is inspired by the large warehouses that
populate N Crawford Street. These existing structures are clad in vertically oriented
metal panels. The base of the building is set back from the upper levels and clad in a
dark brick which will be durable and provide a human scale at that level. The upper
massing of the building is broken down into smaller proportions and highlighted by an
inset panel of fiber-cement panel siding painted in complementary accent color.
A ‘wave’ pattern inspired by Forest Park and the Willamette River is articulated on the
façade by altering the metal siding patter from vertical to horizontal. Balconies along the
south façade also accentuate this wave form and add interest and variety to the façade
as well as providing additional views.
Access to the parking garage is located on N John Avenue so that the south façade
could be developed in a more commercial manner in keeping with the intended
character of N Crawford St.
The plaza located above the parking garage provides ample open space for the residents
and is oriented in the east/west direction to provide views of the St. Johns Bridge.
The units in buildings A & B located on the high side of the site are only two-stories as
viewed from the street and step down as the street slopes. The fiber-cement lap siding is
inspired by the historic residential siding found in the neighborhood. Single-hung
windows in buildings A & B also respond to the neighborhood vernacular. The gabled
entry porches draw their inspiration from the other nearby townhouses.
The large plaza provides a unique and rare open space on a project of this size and
provides strong pedestrian circulation paths and a variety of seating options. In
addition, a covered grill area, fire table, and bocce court provide the neighborhood with
a unique ‘place’ in this developing community.
The buildings A & B porches are provided with metal mesh panels to encourage
landscaping to grow up the code-required guardrails and provide a natural base for
these units. This mesh treatment is in response to the community garden across N
Decatur Street and is often used throughout the neighborhood. The same metal mesh
panel treatment is used at the main entry the apartment to provide a unique entry
sequence in the building.
The ground level units facing N Crawford Street are set back 5-feet from the property
line and landscaped with a low screen to provide ownership of the entry space and
provide flexibility for potential future conversion to live-work or retail uses.

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: The following features will ensure that the project will be built of high-quality
materials, and be cohesively composed and interesting to view:
 The proposed design provides durable standard brick (i.e. no jumbo brick) at the ground
level of the apartment building and the plaza facing units of buildings A & B.
 Buildings A & B are clad in durable fiber-cement straight lap siding inspired by existing
residential buildings in the neighborhood.
 The majority of the upper levels of the apartment buildings are clad in vertical metal
panels (AEP Span Flex series) similar to the vertical siding on the nearby warehouse
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structures. The spacing of the Flex series at 2-inches provides a refined, uniform
appearance. The largest façade facing the river is broken up further by a series of
horizontally oriented metal siding of the same color in an organic wave pattern inspired
by the river and the west hills. The balconies on this façade further accentuate this
‘wave’ pattern. The apartment building massing includes upper level recesses that are
inset with fiber cement panels with exposed fasteners in response to the industrial
nature of the existing riverfront industrial uses. These recessed areas are painted an
accent color to provide interest and balance the otherwise reserved color palette. This
accent color is also used on the exterior walls of buildings A & B that face the
north/south circulation path to the plaza from N Decatur Street further unifying the
site.
Canopies on all both the south and north elevations of the apartment building will be
painted steel.
Balconies and on all buildings will be galvanized metal.
The metal mesh guardrails on buildings A & B will be galvanized metal.
The plaza will be paved with a variety of concrete pavers and patterns.
The concrete planters will provide the base for reclaimed wood benches.
The trellis structure has a steel substructure and will be clad with reclaimed lumber
sourced from Viridian Reclaimed Wood located across the street.
The apartment building includes a horizontal band of recessed metal panel that divides
the base of the building from the upper levels. At the main entry this recess will be
illuminated with LED lighting to bring focus to the main entry and provide interest to
the overall massing.
The concrete stairs to the main entry are highlighted by the use of metal mesh panels
that climbing native species will use to provide a verdant and interesting entry
sequence.
The main stormwater planter for the project is located at the western edge of the plaza
and includes a series of stepped planters that respond to the topography. A durable
concrete bench will be located where the sloped sidewalk allows seating. Notches in the
concrete will prevent undesired skateboarding.
The window treatments in the project respond appropriately to the different
circumstances. Black VPI commercial-grade vinyl storefront system is provided in brick
facades. White vinyl casement windows (VPI Endurance Series) are utilized in the
apartment building and white vinyl single-hung windows (VPI Endurance Series) are
used in buildings A & B.
Each 2-level units facing N Decatur Street has a covered gabled porch element with
metal roofing and clad with fiber-cement panel siding with vertical trim spaces to match
the metal roofing at 12” o.c. to provide a similar look to the metal clad apartment
building but with increased durability.
The interior of the entry will be clad in cedar siding with a semi-opaque sealer. The
raised concrete porches will be surrounded with galvanized posts, railings, and metal
mesh frames, capped with a reclaimed wood top rail that matches the cedar siding.
Signage for the project will be provided by others, but will meet City of Portland signage
requirements.
The proposed design incorporates lasting quality materials for exterior finish materials.
The exterior building materials include brick, concrete, metal panel, and black VPI
commercial-grade vinyl storefront framing. The proposed design incorporates a variety
of textures and colors in subdued tones for exterior finish materials that blend well with
the surrounding neighborhood.
The proposed design incorporates a variety of details that add interest including
canopies at the ground level units facing N Crawford Street concrete landscape planters
with wood benches, balconies and covered entrances.
Storefront glazing, the entry canopies, stormwater planters, and the varied proportions
of the building cladding create a dynamic, yet refined building design.
The proposed glazing for this project varies according to function.
The proposed design incorporates exterior signage (by others) that will be consistent
with the scale, color and style of the building.
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This guideline is 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. Better meets design guidelines. The resulting development will better meet the applicable
design guidelines; and
B. Purpose of the standard. On balance, the proposal will be consistent with the purpose of the
standard for which a modification is requested.
The following four (4) modifications are requested: Modification #1, Maximum Building Height;
Modification #2, Landscaping in the EX Zone; Modification #3, Standards for all Bicycle Parking;
Modification #4, Ground Floor Windows.
Modification #1: 33.583.250 (Map 583-2) Maximum Building Height. The proposal requests
10 additional feet in height from 45’ allowed in the base zone to 55’ total. In the EX zone,
increased height may be requested as a modification through Design Review, up to the
maximums shown in parenthesis on Map 583-2. Heights greater than shown in parenthesis on
Map 583-2 are prohibited.
The project seeks the additional 10-feet of height on the entire site per 33.583.250.B.3. The
existing 40-feet grade change would limit the building height along N Decatur Street to an
effective height of 15-feet at the northwest corner. The allowed height on all abutting properties
is between 45 and 65 feet.
Purpose Statement. The height regulations in the plan district protect public views and the
character of St. Johns, the waterfront, and the residential area along the hillside. The
height regulations work together with the Community Design Standards and Guidelines to
ensure that the character and scale of new development is appropriate for this mixed-use
area, and for the zone.
A. Better meets design guidelines. The resulting development will better meet the
applicable design guidelines.
Findings. Given the challenging topography of the site (40’ grade drop north to south),
the proposed massing of the buildings is configured to step down the hill toward the
Willamette River terracing from a three-level town home expression at the north to a
five-level podium expression at the south. Compensating for the viability of the five-level
component (Building C), the project proposes to cover only 49% of the site (85% is
allowed). The remaining 51% of the site is covered with the plaza, stormwater planters
and landscaping. In so doing, the project better meets the following guidelines:
E1: The Pedestrian Network. The project provides safe, attractive, and convenient
pedestrian connections and transitions between abutting public sidewalks, both main
building entrances and individual residential entries.
E2: Stopping Places. The project provides a well-integrated network of places for people
to linger and rest both along the public right-of-way and the interior plaza.
E3: The Sidewalk Level of Buildings. The project creates a sense of enclosure and visual
interest along sidewalks and pedestrian areas through incorporating well-detail ground
level buildings, frequent building access points and a fully accessible plaza.
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D1: Outdoor Areas. The project provides many outdoor amenities and features that will
make the plaza a successful outdoor space.
D3: Landscape Features. The project provides a diverse array of landscaping features
within the plaza and abutting ROW that will ensure the creation of successful public
spaces.
D7: Blending into the Neighborhood. The project’s north elevation is expressed as a threelevel townhome style product responding to like development context across N Decatur
St toward the more well-established residential neighborhood.
Therefore this criterion is met.
B. Purpose of the standard. On balance, the proposal will be consistent with the purpose
of the standard for which a modification is requested.
Findings.
The St Johns Plan District / Riverfront Sub-district encourages an urban level of mixeduse development including commercial, employment, office, housing, institutional, and
recreation uses. Specific objectives of the plan district include strengthening St. Johns’
role as the commercial and civic center of the North Portland peninsula, and reinforce
the character of St. Johns, the waterfront, and the residential area along the hillside.
The following describes how the proposal contributes to meeting these objectives:
 Public Views. The proposed massing protects public views over and through the site
by the three-level massing abutting N Decatur St (compatible with the massing of
existing development north of the site on the hillside), the five-level podium building
tucked into the hillside (taking advantage of the 40’ grade drop toward the river),
and the central plaza allowing oblique views through the site of the St Johns Bridge,
Willamette River and hills.
 Stimulate business and economic vitality. In the longer-term, the project’s groundfloor fronting N Crawford St has been designed to be converted to retail as demand
is realized.
 Promote housing and mixed-use development. At the outset, the project will deliver
market-rate rental housing meeting an acute demand for localized housing variety.
 Discourage auto-oriented uses and development. Parking is provided below-grade
accessed by a single well-designed garage door oriented to N John Ave (preferred by
PBOT). The three-building configuration is oriented directly all abutting sidewalks
with no other intervening automobile areas.
 Enhance the pedestrian environment. All four public ROW frontages of the
development are designed to enhance pedestrian-orientation with frequent
pedestrian entries and access to on-site public space.
 Enhance the character of buildings in the plan district. The architectural character of
the project strikes an appropriate balance between increased density (approximately
100 unites/acre) at urban scale and context-sensitive design by stepping down to
vicinity single- and multi-dwelling development.
 Support the Willamette greenway and opportunities to celebrate the Willamette River
as a unique element of the urban environment. The three-building configuration with
a substantial plaza (approximately 10,000 sf) allows ample visual and physical
access to river-related assets through unit views, public space terracing, ample
balconies, grade-related stepped building massing and building programming for
water-related recreation (kayak storage).
Therefore this criterion is met.
Modification #2: 33.583.270 Landscaping in the EX Zone. The minimum landscaped area in
the EX zone is 15 percent. Landscaping located on top of structures (structured parking) is not
acceptable to meet this standard. Minimum requirement: 3,942 square feet. Proposed: 3,770
square feet.
Purpose Statement: The building coverage and minimum landscape standards work with
the FAR and height standards to control the overall scale and bulk of development, and
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promote development consistent with the desired character of the plan district. These
standards ensure that sites are landscaped, and that buildings do not completely cover a
site.
A. Better meets design guidelines. The resulting development will better meet the
applicable design guidelines.
Findings. At build-out, the full-block project will result in a site configuration with
below-grade parking capped with context sensitive building massing and typology, and
over 10,000 sf (25% of site area) of public space designed by a landscape architect
featuring in-grade plants, raised planters and stormwater planters (i.e. landscaping) as
well as integrated seating and gathering areas, pathways and passive recreational
components. However, because the Portland Zoning Code interprets ‘landscaping’ as
only that which is not on top of structures, all of the landscaping features atop the
parking structure do not count toward meeting the 15% landscaping minimum. As
such, the proposed design is 172 sf short of meeting the standard.
As discussed below (B. Purpose of the Standard), the proposed site configuration does
meet the operative definition of the purpose statement which emphasizes building scale,
bulk and site coverage. Though the Portland Zoning Code does not define ‘landscaping’
or ‘landscaped’, Webster’s Dictionary is clear in its reference to landscaping as
embodying the character and design intent of the project’s plaza as designed – an area
of land improved by landscape architecture, laying out grounds composed of trees,
shrubbery, etc in such a manner as to produce a picturesque, yet functionally practical
effect. In so doing, the project’s plaza design better meets the following guidelines:
E1: The Pedestrian Network. The project provides safe, attractive, and convenient
pedestrian connections and transitions between abutting public sidewalks, both main
building entrances and individual residential entries.
E2: Stopping Places. The project provides a well-integrated network of places for people
to linger and rest both along the public right-of-way and the interior plaza.
E3: The Sidewalk Level of Buildings. The project creates a sense of enclosure and visual
interest along sidewalks and pedestrian areas through incorporating well-detail ground
level buildings, frequent building access points and a fully accessible plaza.
D1: Outdoor Areas. The project provides many outdoor amenities and features that will
make the plaza a successful outdoor space.
D3: Landscape Features. The project provides a diverse array of landscaping features
within the plaza and abutting ROW that will ensure the creation of successful public
spaces.
D7: Blending into the Neighborhood. The plaza is a primary component of the project’s
overall site design, which divides and organizes building mass and orientation to
maximize context compatibility.
Therefore this criterion is met.
B. Purpose of the standard. On balance, the proposal will be consistent with the purpose
of the standard for which a modification is requested.
Findings. The purpose of this standard is to control the overall scale and bulk of
development and promote development consistent with the desired character of the plan
district. The project’s bulk is expressed as a three-building massing configuration
designed to step-down with the 40’ grade drop toward the river. Buildings A and B front
N Decatur St as three-level townhomes responsive to well-established single-dwelling
context and multi-dwelling infill, while Building C’s 5-story massing reflects the larger
scale industrial/commercial buildings and long-term mixed-use vision for N Crawford
St. Therefore this criterion is met.
The St Johns Plan District / Riverfront Sub-district encourages an urban level of mixeduse development including commercial, employment, office, housing, institutional, and
recreation uses. Specific objectives of the plan district include strengthening St. Johns’
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role as the commercial and civic center of the North Portland peninsula. The following
describes how the proposal contributes to meeting the plan’s objectives:
 Stimulate business and economic vitality. In the longer-term, the project’s groundfloor fronting N Crawford St has been designed to be converted to retail as demand
is realized.
 Promote housing and mixed-use development. At the outset, the project will deliver
market-rate rental housing meeting an acute demand for localized housing variety.
 Discourage auto-oriented uses and development. Parking is provided below-grade
accessed by a single well-designed garage door oriented to N John Ave (preferred by
PBOT). The three-building configuration is oriented directly all abutting sidewalks
with no other intervening automobile areas.
 Enhance the pedestrian environment. All four public ROW frontages of the
development are designed to enhance pedestrian-orientation with frequent
pedestrian entries and access to on-site public space.
 Enhance the character of buildings in the plan district. The architectural character of
the project strikes an appropriate balance between increased density (approximately
100 unites/acre) at urban scale and context-sensitive design by stepping down to
vicinity single- and multi-dwelling development.
 Support the Willamette greenway and opportunities to celebrate the Willamette River
as a unique element of the urban environment. The three-building configuration with
a substantial plaza (approximately 10,000 sf) allows ample visual and physical
access to river-related assets through unit views, public space terracing, ample
balconies, grade-related stepped building massing and building programming for
water-related recreation (kayak storage).
Therefore this criterion is met.
This Modification therefore merits approval.
Modification #3: 33.266.220.C.3.b. Standards for all bicycle parking. 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. The project includes 167 total long term bicycle
parking spaces within the ground level parking garage (50% of which are staggered vertically
18” on center), in addition to the balance of required short-term stalls elsewhere on-site.
Purpose. These standards ensure that required bicycle parking is designed so that bicycles
may be securely locked without undue inconvenience and will be reasonably safeguarded
from intentional or accidental damage.
A. Better meets design guidelines. The resulting development will better meet the
applicable design guidelines.
Findings: Accommodating these bicycle parking spaces in a horizontal rack would
consume considerable floor area. Relying upon a vertical/stacked bike rack is a more
efficient use of space, and is identical to the parking system recently approved in
numerous Design Reviews throughout Central City. The proposed functional and space
efficient system eases floor plan demands and results in additional opportunities for
active uses at the street, such as lobby space and retail tenant spaces which
contributes to the project better meeting the following Guidelines:
E1 The Pedestrian Network. The efficiently laid out long-term bike parking on level one is
able to be co-located with the secondary residential lobby, dog wash room and kayak
storage to create a concentrated critical mass of pedestrian activity.
E3 The Sidewalk Level of Buildings. Because the bike parking is efficiently configured,
the outward pressure of ground-level program is incrementally reduced freeing up space
for effective exterior gathering places.
Therefore this criterion is met.
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B. Purpose of the standard. On Balance, the proposal will be consistent with the purpose
of the standard for which a modification is requested.
Findings: The 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 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 overall solution is consistent with the
purpose of the bicycle parking standard. Therefore this criterion is met.
This Modification therefore merits approval.
Modification #4: 33.140.230. Ground Floor Windows. In the EX zone, all exterior walls on
the ground level which are 20 feet or closer to a street lot line, sidewalk, plaza, or other public
open space or right-of-way must have windows. The windows must be at least 50 percent of the
length and 25 percent of the ground level wall area. Ground level wall areas include all exterior
wall areas up to 9 feet above the finished grade. The requirement does not apply to the walls of
residential units, and does not apply to the walls of parking structures when set back at least 5
feet and landscaped to at least the L2 standard.
The proposed project does not meet the ground floor window standard on project frontages as
follows:
 N Charleston Ave (applicable frontage: 72’) – Reduce window length 50% to 40% (36’ to
28’-6”) and area 25% to 20% (174 sf to 142 sf).
 N John Avenue (applicable frontage: 50’) – Reduce window length 50% to 0% (25’ to 0’) and
area 25% to 0% (114 sf to 0 sf).
 N Crawford Street (applicable frontage: 52’) – Reduce window length 50% to 44% (26’ to
23’).
Purpose Statement. In the EX zone, blank walls on the ground level of buildings are limited
in order to:
 Provide a pleasant, rich, and diverse pedestrian experience by connecting activities
occurring within a structure to adjacent sidewalk areas, or allowing public art at the
ground level;
 Encourage continuity of retail and service uses;
 Encourage surveillance opportunities by restricting fortress-like facades at street level; and
 Avoid a monotonous pedestrian environment.
A. Better meets design guidelines. The resulting development will better meet the applicable
design guidelines.
Findings. The proposed mitigation for off-setting the lack of ground floor windows as
specified above employs a variety of aesthetic and functional strategies depending on the
specific elevation:
N Charleston Ave: bench seating with views of river adjacent to plaza entry feature,
landscaping, cove and canopy lighting, and metal mesh panels for flowering vines;
N John Ave: art metal garage door, stormwater planters with integrated seating, and vertical
cove lighting behind mesh panels to back-light the flowering vines;
N Crawford St: stoops at abutting ground-level residential (potential future commercial),
kayak cleaning area, seating and gathering area, landscaping.
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Combined, these strategies result in the project better meeting the following design
guidelines:
E1: The Pedestrian Network. The project provides safe, attractive, and convenient pedestrian
connections and transitions between abutting public sidewalks, both main building
entrances and individual residential entries.
E2: Stopping Places. The project provides a well-integrated network of places for people to
linger and rest both along the public right-of-way and the interior plaza.
E3: The Sidewalk Level of Buildings. The project creates a sense of enclosure and visual
interest along sidewalks and pedestrian areas through incorporating well-detail ground level
buildings, frequent building access points and a fully accessible plaza.
D1: Outdoor Areas. The project provides many outdoor amenities and features that will
make the plaza a successful outdoor space.
D3: Landscape Features. The project provides a diverse array of landscaping features within
the plaza and abutting ROW that will ensure the creation of successful public spaces.
D7: Blending into the Neighborhood. The plaza is a primary component of the project’s
overall site design, which divides and organizes building mass and orientation to maximize
context compatibility.
Therefore this criterion is met.
B. Purpose of the standard. On balance, the proposal will be consistent with the purpose of the
standard for which a modification is requested.
Findings. The purpose of this standard is to limit blank walls on the ground level of
buildings in order to: provide a pleasant, rich, and diverse pedestrian experience by
connecting activities occurring within a structure to adjacent sidewalk areas, or allowing
public art at the ground level; encourage continuity of retail and service uses; encourage
surveillance opportunities by restricting fortress-like facades at street level; and avoid a
monotonous pedestrian environment.
On balance, this project meets the purpose of this standard by visually and physically
connecting activities within the structures to adjacent sidewalk areas. With eight public
elevations to the project, there is no ideal location for garage entry ramps, loading bays or
trash/recycling. The grade drop along N John Ave and Charleston Ave (40’ drop N-S)
further compromises glazing potential due to end-wall conditions and the need for
mechanical floor area. Additionally, due to the future pedestrian orientation of N Crawford
St, the residential transition of N Decatur St, and the desire to keep the plaza pedestrianoriented, the logical location for loading and garage access is on N John Ave. Because N
John Ave is not a retail-oriented street, garage access and reduced glazing in this area does
not create a discontinuity of retail and service uses.
Specific features meeting the purpose of this standard are:
 decorative garage and loading gates with a custom perforation pattern and lighting
featuring a St Johns Bridge theme;
 glazed residential frontages;
 physical and visual access into and through the central plaza;
 varied landscape plantings and stormwater features within the setback (approx 3’)
between wall and sidewalk; and
 pathways, gateways, seating and lighting designed to diversify the pedestrian
experience.
This criterion is met.
Therefore this Modification merits approval.
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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 Willamette Riverfront Subdistrict of the St Johns/Lombard Plan
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 importance of preserving views of the St Johns Bridge and Willamette
River through the appropriate building massing, 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
Approval of a three-building apartment development (totaling approximately 101 units – 34
one-bedroom units, 49 studio units, 7 two-bedroom units and 11 two-level apartments) over
below-grade parking (approximately 40 spaces) built on vacant, unimproved land per the
approved site plans, Exhibits C-1 through C-51, signed and dated September 21, 2016, subject
to the following conditions:
A. As part of the building permit application submittal, each of the 4 required site plans and
any additional drawings must reflect the information and design approved by this land use
review as indicated in Exhibits C.1-C.51. The sheets on which this information appears
must be labeled, "Proposal and design as approved in Case File # LU 16-164164 DZM. No
field changes allowed.”
Staff Planner: Jeffrey Mitchem
Decision rendered by: ____________________________________________ on September 21, 2016
By authority of the Director of the Bureau of Development Services

Decision mailed: September 23, 2016
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 April 29,
2016, and was determined to be complete on June 9, 2016.
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 April 29, 2016.
ORS 227.178 states the City must issue a final decision on Land Use Review applications
within 120-days of the application being deemed complete. The 120-day review period may be
waived or extended at the request of the applicant. In this case, the applicant requested that
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the 120-day review period be extended by 30-days (Exhibit G.2). Unless further extended by
the applicant, the 120 days will expire on: November 7, 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 October 7, 2016 at 1900 SW
Fourth Ave. Appeals can be filed at the Development Services Center Monday through
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.
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Unless appealed, The final decision may be recorded on or after October 10, 2016.
A building or zoning permit will be issued only after the final decision is recorded.

The applicant, builder, or a representative may record the final decision as follows:


By Mail: Send the two recording sheets (sent in separate mailing) and the final Land
Use Review decision with a check made payable to the Multnomah County Recorder to:
Multnomah County Recorder, P.O. Box 5007, Portland OR 97208. The recording fee is
identified on the recording sheet. Please include a self-addressed, stamped envelope.



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

For further information on recording, please call the County Recorder at 503-988-3034
For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503-823-0625.
Expiration of this approval. An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.
Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.
Zone Change and Comprehensive Plan Map Amendment approvals do not expire.
Applying for your permits. A building permit, occupancy permit, or development permit 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. Manufactures Cutsheets
3. 120-day Waiver 1
4. 120-day Waiver 2
B. Zoning Map (attached)
C. Plans/Drawings:
1. Design Review Drawing Set (Sheet C.1-C.51)
Sheet C.10 Site Plan (attached)
Sheet C.24 South Elevation (attached)
Sheet C.26 East Elevation (attached)
Sheet C.27 West Elevation (attached)
Sheet C.29 North Elevation (attached)
D. Notification information:
1. Mailing list
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2. Mailed notice
E. Agency Responses:
1. Bureau of Environmental Services
2. Portland Bureau of Transportation
3. Water Bureau
4. Fire Bureau
5. Life Safety Plans Examiner
F. Correspondence:
1. Don Ledbetter, email dated June 20, 2016, comments seeking clarity on process.
G. Other:
1. Original LU Application
2. 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).

