FINAL FINDINGS AND DECISION BY THE DESIGN
COMMISSION RENDERED ON November 3, 2016
The Design Commission has approved a proposal in your neighborhood. This document is
only a summary of the decision. The reasons for the decision, including the written response
to the approval criteria and to public comments received on this application, 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 16-220412 DZM
PC # 16-125742

NW 17th Ave Apartments
BUREAU OF DEVELOPMENT SERVICES STAFF: Jeffrey Mitchem 503-823-7011 /
Jeffrey.Mitchem@portlandoregon.gov

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

Brenner Daniels | Holland Partner Group
1111 Main St, Suite 700
Vancouver, WA 98660
Kurt Schultz | SERA Architects
338 NW 5th Avenue
Portland, OR 97209
905 NW 17TH AVE
BLOCK 159 LOT 1-4 S 30' OF LOT 5, COUCHS ADD
R180214000
1N1E33AC 05600
2928
Northwest District, contact John Bradley at 503-313-7574.
Pearl District Business Association, contact Carolyn Ciolkosz at 503-2278519.
Neighbors West/Northwest, contact Mark Sieber at 503-823-4212.
Northwest
EXd, Central Employment with a Design Overlay
DZM, Design Review with Modifications
Type III, with a public hearing before the Design Commission. The
decision of the Design Commission can be appealed to City Council.

Proposal:
Program. The proposed project is a ½-block (23,000 SF) 6-story apartment building located in
the Northwest Plan District with frontages on NW Kearney St (200’), NW 18th Ave (100’) and NW
17th Ave (110’). Key components of the development program are (approximate quantities):
 136,767gross SF total (including basement);
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FAR – Base FAR is 4:1 as shown on zoning maps and the site is eligible to earn up to 3:1
FAR bonus, for a total of 7:1 FAR maximum allowed. (Map 562-5, 33.562.230.F) Proposed
FAR is 4.89:1 (112,470 SF of FAR above grade);
Height – Base height is 75’ with bonuses available to 120’. (Map 562-4, 33.562.230.F)
Proposed Height: 70’ to top-of-parapet;
3,200 square feet of ground floor retail;
124 market rate apartments;
68 below-grade parking stalls and 2 Standard B loading stalls (9’W x 18’L x 10’ H) in one
basement level;
139 long-term bike parking spaces – 130 spaces in three secured rooms and 9 in-unit
spaces on levels 2-6 (139 required);
0 short-term spaces (8 required), code requirement met via paying into bike parking fund.

Design. The overarching design goal is to achieve a modern interpretation of the brick
warehouse buildings prevalent in historic slabtown expressed as follows:
 Massing. The exterior form of the building is broken into three masses with an eroded
central component supporting a roof-top amenity deck. The upper-stories are configured as
a “U” shape surrounding a central courtyard fronted by at-grade residential units.
 Ground Level. Active uses are oriented to all public frontages – retail (NW Kearney St/NW
18th Ave corner), lobby and live-work (NW Kearney St) and live-work (partial frontage of NW
17th Ave).
 Amenity. Outdoor amenity is provided in the form of a ground-level courtyard (apartment
frontages), level 6 roof terrace and 18 recessed balconies.
 Entries. The main building entry is located midblock on NW Kearney St with retail and livework entries on all frontages.
 Parking. Parking access is from NW 17th Ave (supported by PBOT).
Materials. Exterior materials are:
 Primary Cladding. Brick masonry in two colors – red (corner masses) and black ironspot
(central mass);
 Accent Cladding. Composite metal panels (aluminum honeycomb backing) at window
spandrels and white brick as accent frames and pilaster bases at the ground level and
upper-level window heads;
 Windows. VPI windows (6” from face of brick to face of glass) and aluminum storefront,
colors to match metal panel (concealing mullion-framed PTHP vents);
 Balconies. Painted steel recessed balconies – total of 18/124 units (15% of total units).
Modifications (2). The following Modifications are required:
MOD#1 – Size of Bicycle Racks; 33.266.220.D.3. Proposal is to modify the rack spacing from
24” on center to 18” on center.
MOD#2 – Size of parking Spaces; 33.266.130.F. Table 266-4. Proposal to modify the space
dimension from 8.5’ x 16’ to 7’-10” x 16’ due to structural column encroachment.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33. The
relevant approval criteria are:



33.825 Design Review
33.825.040 Modifications that will
better meet Design Review
requirements




Community Design Guidelines
33.562 Northwest Plan District
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ANALYSIS
Site and Vicinity: Located within the Northwest Pedestrian District, the subject site occupies
the southern half of the block fronted by NW Lovejoy St [Major City Traffic Street, Community
Corridor, Community Transit Street, City Bikeway, Local Service Walkway, Major Emergency
Response Street, Main Truck Street] and NW Kearney Street [local service for all modes], NW 18th
Ave [local service for all modes], and NW 17th Ave [local service for all modes]. Situated at the
eastern edge of the Northwest Plan District and Northwest Pedestrian District, the site
presently supports a two-level 29,000 sf structure (occupied by Ad-Mail Inc) to be demolished
to make way for the proposed development. Nearby development consists primarily of singlestory warehouse structures—typically composed of concrete—intermixed with multi-story lowrise multi-dwelling structures—typically clad in brick—and surface parking lots. The northern
half of the block is presently occupied by “ActivSpace” and a surface parking lot, and Radio
Cab is across NW 17th Ave to the east of the site. The elevated Interstate 405 freeway is within
view of the site two blocks to the east. The Portland Streetcar runs eastward along NW Lovejoy
St, ½-block to the north, and westward along NW Northrup St, another two blocks to the
north. The nearest streetcar stops to the site are located at NW 18 th Ave.
Zoning: The Central Employment (EX) zone allows mixed uses and is intended for areas in the
center of the City that have predominantly industrial-type development. The intent of the zone
is to allow industrial and commercial uses which need a central location. Residential uses are
allowed, but are not intended to predominate or set development standards for other uses in
the area.
The “d” overlay promotes the conservation and enhancement of areas of the City with special
historic, architectural or cultural value. New development and exterior modifications to existing
development are subject to design review. This is achieved through the creation of design
districts and applying the Design Overlay Zone as part of community planning projects,
development of design guidelines for each district, and by requiring design review. In addition,
design review ensures that certain types of infill development will be compatible with the
neighborhood and enhance the area.
The Northwest Plan District implements the Northwest District Plan, providing for an urban
level of mixed-use development including commercial, office, housing, and employment.
Objectives of the plan district include strengthening the area’s role as a commercial and
residential center. The regulations of this chapter: promote housing and mixed-use
development; address the area’s parking scarcity while discouraging auto-oriented
developments; enhance the pedestrian experience; encourage a mixed-use environment, with
transit supportive levels of development and a concentration of commercial uses, along main
streets and the streetcar alignment; and minimize conflicts between the mixed-uses of the plan
district and the industrial uses of the adjacent Guild’s Lake Industrial Sanctuary.
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, 2016.
The following Bureaus have responded in support of the design review:
 Water Bureau (Exhibit E.1)
 Fire Bureau (Exhibit E.2)
 Site Development (Exhibit E.3)
 Urban Forestry (Exhibit E.4)
 Bureau of Transportation Engineering (Exhibit E.5)
 Bureau of Environmental Services, outstanding issues noted (Exhibit E.6)
 Bureau of Environmental Services – Revised LUR Response, approval supported (Exhibit
E.7)
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Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on October 13,
2016. No written responses have been received from either the Neighborhood Association or
notified property owners in response to the proposal.
Procedural History: The proposal was presented as a Design Advice Request before the
Design Commission on July 21, 2016 – Commissioners present: David Wark, Jeff Simpson, Don
Vallaster, Julie Livingston, Jessica Molinar. Summary of Commission comments:
1. Massing, Scale and Façade Composition
 Generally, Ok with massing.
 Complexity of fenestration conflicts with currently proposed massing configuration.
 Explore simpler window composition and mullion pattern.
 Ok with subtle distinction of base/middle/top – study more brick detailing.
2. Ground Floor – Program and Entries
 Ok with residential lobby expression if you explore a subtle fenestration queue in upper
floors over entry.
 Explore start-ups in place of residential.
 Explore ‘true’ live-work – at grade + no bedrooms.
 Align canopies and retail entries + adjacent spaces – should be logical rhythm and clarity
of circulation.
3. Balconies and Amenity Space
 Those proposed cold be deeper (5’ minimum), juliettes could be helpful with design as it
evolves but aren’t essential.
4. Materials
 Eliminate stucco panels between windows. Explore replacing stucco with brick or metal.
 Better resolve PTHP louvers per floor plan – better integrate with window mullion pattern.
 White brick trim could be in both ground floor retail bays and upper-story detail.

ZONING CODE APPROVAL CRITERIA
(1) DESIGN REVIEW (33.825)
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
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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.
(P) PORTLAND PERSONALITY GUIDELINES
P1: Community Plan Area Character. Enhance the sense of place and identity of
community plan areas by incorporating site and building design features that respond to
the area’s unique characteristics and neighborhood traditions.
Findings:
A. Continuing the area’s established pattern of partial block building massing. The
proposed building massing is modulated to break the façade into three primary
components of lengths of sixty feet or less through the use of material variations, partial
building recesses and height modulations.
B. Integrating large retail into the district’s fine-grain mix and pattern of uses by
including spaces suitable for small tenants. An array of active uses of varying size –
a single retail space of 3,200 SF (roughly 25% of the project’s ground floor), lobby, bike
club and live-work units – are provided to reinforce the district’s fine grain use mix.
C. Maintaining and re-establishing the area’s historic street grid. This development
will maintain the existing street grid recognizing the primary streets (NW 17 th Ave and
NW 18th Ave) and secondary (NW Kearney St) streets by the placement of vehicle and
pedestrian entrances in locations that are supported by PBOT and reinforce street
function. No changes to the existing grid are proposed.
D. Orienting the primary entrances, lobbies, and activity areas to the surrounding
neighborhood instead of interior streets. While this goal is intended primarily for
large multi-block developments many of the goal’s sentiments are appropriate for
smaller infill developments. The orientation of ground level program (parking garage,
retail, live-work, bike club, lobby and leasing office) reinforces the existing pattern of
street development and functionality. The orientation of live-work unit entries to the NW
Kearney St and NW 17th Ave frontages will induce street activity in keeping with their
intended character as cited in the Northwest District Plan.
F. Along streets where residential uses predominate, utilizing design elements that
serve to distinguish residential streets from hardscaped main streets and street
car alignments. Design elements that characterize the residential side streets
from more intensely hardscaped main streets include: façade articulation
created by elements such as entrance treatments, balconies, and vertically
divided building volumes. The proposed building incorporates recessed entries and
overhead canopies at multiple access points to active ground-level uses. The main
residential lobby entrance features deeper recess (approximately 4’) at the base of the
building’s central residential mass which features a rooftop amenity. Defined by a 60’
long metal canopy and contained within a six-foot recess into the face of the building,
the entrance clearly articulates its hierarchy as the main entry to the building. Ample
recessed balconies (5’ x 8’) reinforce the quieter residential character of the NW Kearney
St frontage.
G. Respecting the historical Industrial character of the District. The materials
selected for the primary building elevations reflect varied elements of the eclectic
masonry warehouse past of the neighborhood. The masonry siding is an historic
material by nature being employed in this project as a design element to recall the
warehouses and industrial buildings that have long dominated the neighborhood. The
detailing of the accent metal panel spandrel (painted to match white brick) provides a
level of subtle richness to the building skin that reflects the nature of industrial
buildings.
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This guideline is therefore met.
(E) PEDESTRIAN EMPHASIS
E1: 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:
A. Providing safe, attractive, and convenient pedestrian connections and
transitions from sidewalks to building entrances. The proposed design provides a
direct connection from the building lobby to the sidewalk with a generous recess at the
entrance protected by an expansive overhead canopy. Ground floor retail and live-work
units are accessed from the sidewalk via recessed covered entries. These features allow
direct physical connection to the adjacent public right-of-way. Access to the bike club
and long-term bicycle storage is provided adjacent to the main garage entry via a
separate ped/bike-only entry along the north elevation.
D. Providing space for different activities that take place along sidewalks and
walkways. The public sidewalks along all frontages are twelve feet wide with additional
public space provisions via recessed entries. Combined, these features will expand the
apparent width of the sidewalk and provide opportunities for happenstance encounter,
socializing and gathering.
This guideline is therefore met.
E3: 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 the street level facades.
Findings:
A. Differentiating between the building façade at the sidewalk level and the floors
above. The project design utilizes several elements to create a differentiation from the
street level of the building and the residential floors above. The ground level is
composed of recessed full-height aluminum storefront bays (14’-16’) providing views
into active uses (retail, live-work, building entry, lobby, leasing office and bike club.)
White brick accent (the faces of the recessed bays are trimmed in white brick) is used to
further reinforce the sidewalk level while referencing over-story color/materiality of the
white window mullions and metal parapet cornice. These human-scale details help
differentiate the sidewalk level of the building and reinforce the pedestrian-orientation
of the NW Kearney St frontage.
C. Placing building walls, columns and trees to create a sense of enclosure within
the pedestrian path. As discussed previously, the white brick accents create an
intimate pedestrian-scale along the sidewalk. Color repetition and self-reference (tying
base, middle and top), material shifts, minor reveals and wall plane depth variances of
the three-building parti reinforce the connection between building function and design,
and the abutting public realm.
D. Locating active indoor uses in areas with ground floor windows adjacent to
sidewalks and public places. All of the active uses of the building are located along
the street faces of the building. Ground floor retail and live-work, the main residential
lobby, leasing office/bike lounge and parking uses reinforce the public nature of the
ground floor. The bicycle parking room access alley at the northeast corner of the
building reinforces the intermodal aspect of the building.
At the November 3, 2016 Hearing the Design Commission entertained the Applicant’s
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request to replace the ground floor fitness room with a one-bedroom residential unit.
Citing compatibility issues related to excess grade separation, the quieter nature of the
streetscape at the northeast corner of the building and a fitness room location more
proximate to the lobby, the Design Commission supported the Applicant’s request and
generated a Condition of Approval (E) allowing the change.
Therefore, with Condition of Approval “E” that the ground floor fitness room nearest
the northeast corner of the building be can be replaced with a residential unit, this
guideline is met.
E4: Create corners that are active, unified, and have a clear identity through careful
scaling detail and location of buildings, outdoor areas and entrances.
Findings:
A. Providing access to the interior of the building at the corner. Both corners of the
project feature entrances to interior active floor area – retail at the SW corner and livework at the SE corner. These entries provide access to the most active and diverse
components of the building program thereby reinforcing building identity and
streetscape activity throughout the day and evening.
B. Reinforcing the intersection by placing the highest or most interesting portion of
the building near the corner. Both corners of the building are emphasized through
prominent massing configuration, ample over-story glazing and balconies at levels 2-6.
Floor-to-ceiling glazing creates a strong vertical element that is unique to this portion of
the building. These elements combine to mark the corners as prominent features.
C. Locating parking to the side or to the rear of the site and bring the building up
to the corner. The vehicle parking has been placed below-grade accessed via the most
appropriate frontage on NW 17th Ave adjacent to an abutting surface parking lot. The
building’s most prominent massing expression and most active program elements of the
building are placed at the corners of the site providing definition to the corners of the
block.
This guideline is therefore met.
E5: 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:
A. Providing weather protection for pedestrians at building entrances and over
pedestrian paths such as arcades, awnings, canopies, porches, and overhangs.
Recessed storefront and continuous canopies protecting all entrances and adjacent
bays and sidewalks will provide protection from the sun and rain for pedestrians
entering or leaving the building. These canopies will serve as transition areas between
the sidewalk and building providing covered areas to pause prior to entering the
building.
This guideline is therefore met.
(D) PROJECT DESIGN
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:
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A. Incorporating landscaping that enhances the user’s experience, such as shade
trees, blooming flowers, and interesting fall color. Although the zoning for this
Central Employment zone allows 100% site coverage, the project provides an internal
courtyard (fronted by ground level residential) and set-backs from the north property
lines for window openings, light and air, and seating and gathering areas. These
ground level amenity spaces are to be landscaped and treated to improve both the
required egress circulation (pedestrians and bikes), and to enhance the outdoor
experience for residents and visitors. The residential lobby entrance is recessed to
improve the entry sequence and to allow a small covered area for pedestrians to step
out of the sidewalk travel path.
At the November 3, 2016 Hearing the Design Commission entertained the Applicant’s
request to replace roof-edge occupiable space with a stormwater planter along the entire
parapet edge of the level-6 amenity deck. Citing stormwater demands, the enhanced
appearance of landscaping instead of parapet railing, the Design Commission supported
the Applicant’s request and generated a Condition of Approval (D) allowing the change.
Therefore, with Condition of Approval “D” that Sheet C.18 in the Design Review
Drawing Set shall be replaced with the Sheet C.18a (indicating landscaping at the
parapet edge of the level-6 amenity deck) entered into the record at the November 3,
2016 hearing, this guideline is met.
Main Entrances
D2: Make the main entrances to houses and buildings prominent, interesting, pedestrian
accessible and transit oriented.
Findings:
A. Providing a front porch to shelter the front entrance and provide a transition
from outdoor to indoor space. The proposed design provides features designed to
evoke the character of a traditional front porch – protected entry spaces that provide
opportunities to socialize – in the form of recesses of varying depths (1’-4’) with canopies
at each ground-level entry. These spaces create effective transitions between public and
private space, and offer protection for pedestrians as they enter and exit the building.
B. Emphasizing the front entrance with an architectural element such as a portico,
trellis, or arch. At 4’, the entry recess is deepest of the ground level entry bays and the
pilasters framing this entry are treated with a full-height recessed stack bond brick
detail. Additionally, the overhead canopy is continuous for three bays covering the
leasing office storefront, and the entries to the residential lobby and adjacent bike club
room. Combined, these architectural elements will emphasize the building’s primary
entry.
At the November 3, 2016 Hearing the Design Commission determined that the canopies
over the entries to the two eastern most live-work units on the south façade were too high
to provide weather protection for pedestrians and that they should be lowered by
approximately 4’.
Therefore, with Condition of Approval “C” that the ground floor canopies over the
entries to the two live-work units at the southeast corner of the south elevation
shall be lowered by approximately 4’ to a point mid-way between the head of the
storefront frame and the head of the door frame (approximately 12’ above grade),
this guideline is met.
Landscape Features
D3 – Enhance site and building design through appropriate placement, scale and
variety of landscape features.
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Findings:
A. Protecting and Planting street trees. The proposed project will replace the existing
street trees to accommodate required right of way improvements.
This guideline is therefore met.
Parking Areas and Garages
D4: Integrate parking in a manner that is attractive and complimentary to the site and
it’s surroundings. Locate parking in a manner that minimizes negative impacts on the
community and it’s pedestrians. Design parking garage exteriors to visually respect
and integrate with adjacent buildings and environment.
Findings:
A. Screening parking with landscaping, fences, walls or a combination. Screening
indoor parking from pedestrians. The proposed design incorporates two methods for
screening and minimizing the impact of the parking garage. Firstly, the NW 17th Ave
perforated metal garage door will feature gradient perforations designed to partially
screen direct views while allowing enough visual transparency for safety purposes.
Additionally, abutting the garage entry to the north is the access point for the project’s
long-term bicycle parking which will reinforce the multi-modal character of this project
component.
B. Locating parking where it has the least amount of impact on an area. All
automobile parking and loading for the project is provided below-grade and, as
discussed earlier, the parking garage access location is appropriate to the context of the
NW 17th Ave right-of-way (supported by PBOT).
This guideline is therefore met.
D5 – Use site design and building orientation to reduce the likelihood of crime through
design and placement of windows, entries, active ground level uses and outdoor areas.
Findings:
B. Locating windows in active rooms to promote “eyes” on the street. The proposed
ground floor design features well-glazed active uses along all frontages – the NW 18th
Ave frontage is the most active featuring 3,200 square feet of retail in a single tenant
space; the NW Kearney St frontage is the most diverse including retail, live-work units,
lobby, bike club and mail room; and, the NW 17th Ave frontage is the quietest limited to
live-work units, fitness and garage entry. Additionally, over-story balconies are provided
above the main lobby entry with direct views of the streetscape and surrounding
neighborhood. This combination of programing and visual transparency will allow eyes
on the street throughout the day and evening.
D. Orienting entrances to Public streets and shared courtyards. The proposed design
orients building entries to all public frontages and the interior courtyard. The interior
courtyard and public right-of-way are connected via a pass-through lounge connected
to the lobby. The abundant entries combined with the program diversity near the main
building entry will ensure that human activity at ground level is consistent throughout
the day and evening.
This guideline is therefore met.
D7: 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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Findings:
A. Incorporating elements and details found in nearby structures. The proposed
design embraces the character of the traditional workforce apartment buildings
characteristic of this neighborhood since the turn of the century. Its three-building
massing with simple form and traditional materials are reminiscent of the many older
apartment buildings in Northwest Portland. The public activities including retail, lobby,
leasing office, bike club and live-work are contextually germane program components
that will be assets to the nieghborhood. The primary residential floors are distinguished
by two-floor window patterning with a traditional recess (6” punch from face of glass to
brick), prominent recessed balconies, and an eroded top floor over the central mass
recalls the residential character of the Northwest Plan District. The warm
red/grey/white palette used in the siding and project finishes references that of both
new and older buildings alike.
B. Divide large wall areas into distinct smaller planes that are more in keeping
with the scale of surrounding elements. The building’s largest wall plane (fronting
NW Kearney St) is broken into a clear and simple three-building expression with 5’
recesses containing stacked balconies and an eroded top floor on the central mass. The
corner residential masses are expressed in the identical red brick with floor-to-ceiling
glazing while the central residential mass is distinguished through a dark grey brick.
Recessed balconies on the short elevations (NW 18th Ave and NW 17th Ave) also have the
effect of further emphasizing the corner masses and dividing these facades. This
combination of planar shifts, recesses and floor erosions allows the building to read as
five distinct massing expressions – three fronting NW Kearney St and two fronting NW
18th Ave and NW 17th Ave – thereby reinforcing and traditional ¼- and ½-block context.
This guideline is therefore met.
D8: All Parts of a building should be interesting to view, of long lasting quality, and
designed to form a cohesive composition.
Findings:
A. Using cast stone, brick, terracotta and other long lasting materials. The primary
cladding material is brick in two colors – red and dark grey. Accent materials are metal
(at spandrels on the east and west masses) and stucco (at the balcony recesses and
upper level amenity deck). These materials are part of the vocabulary of both modern
and traditional context and continue to prove their worth as long lasting efficient
building materials. The Design Review drawing set includes detail drawings indicating
that each of these components is carefully detailed to ensure that they are appropriately
installed, fully integrated into the building composition and will be built to last. The
accent material cladding the spandrel between windows on the east and west masses is
a product by Skyline Sheet Metal – an aluminum sheet backed with aluminum honey
comb stiffening core flush mounted within the window frame and recessed from
abutting brick cladding by approximately 5”. The material will be painted to match the
white brick at the ground level bay recesses and the eroded level 6 stucco face.
B. Using a variety of textures and colors in exterior finish materials. The proposed
design incorporates a variety of building material textures in the building composition –
brick, stucco, metal and glass. These materials are cohesively organized reflecting the
building’s three-part massing configuration, multi-use program, simple parti and varied
context.
C. Incorporate details that add interest to buildings. A finer scale of detail is provided
on the street-facing elevations through interplay between brick siding color changes and
details (vertical stack bond channels, retail bay trimming and top-floor window
eyebrows). The deep recess of the windows (6” to face of glass) and metal cornice
(approximately 12” from face of brick) will provide substantial shadows lines along the
façade which will give the surface more visual depth. These features along with the
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floor-to-ceiling glazed openings will provide human scale elements that break up the
length and height of the building face. The white brick trim around the ground-level
bays will provide an engaging pedestrian-scale feature and the large over-story windows
will form a rhythmic uniformity to the upper story residential massing. These unified
glazed openings will tie the three massing components while celebrating the living
spaces.
At the November 3, 2016 Hearing the Design Commission determined that given the
extensive use of metal intended to coherently accent the white brick detailing, the metal
shall be painted to match the brick.
Therefore, with Condition of Approval “B” that all metal on the building shall be
painted white, this guideline is met.
(2) MODIFICATION REQUESTS (33.825)
33.825.040 Modifications That Will Better Meet Design Review Requirements:
The review body may consider modification of site-related development standards, including
the sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the design review
process. These modifications are done as part of design review and are not required to go
through the adjustment process. Adjustments to use-related development standards (such as
floor area ratios, intensity of use, size of the use, number of units, or concentration of uses) are
required to go through the adjustment process. Modifications that are denied through design
review may be requested as an adjustment through the adjustment process. The review body
will approve requested modifications if it finds that the applicant has shown that the following
approval criteria are met:
A.

Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and

B.

Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.

The following modifications are requested:
1. Size of Bicycle Racks; 33.266.220.D.3. Proposal is to modify the rack spacing from 24”
on center to 18” on center.
2. Size of parking Spaces; 33.266.130.F. Table 266-4. Proposal to modify the space
dimension from 8.5’ x 16’ to 7’-10” x 16’ due to structural column encroachment.
1. Modification of 33.266.220.C.3.b. Standards for all bicycle parking
Standards. 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 vertically stacked and staggered at
18” on center.
Findings: The project includes 139 long-term bike parking spaces – 130 spaces in three
secured rooms and 9 in-unit spaces on levels 2-6 (139 required).
A. Better meets design guidelines. The resulting development will better meet the
applicable design guidelines. Accommodating all bicycle parking spaces in on-grade
horizontal racks would consume considerable floor area. The stacked configuration
allows residents to vertically store and lock their bicycles with 18” staggered clearances
to adjacent bikes (6” less than the standard.) The proposed 18” on-center separation
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may be a narrower dimension, but the stagger and allowance for sliding hangers will
help assist hanging and locking a bike. The 5’-0” minimum aisle is provided behind
each bicycle rack allowing sufficient maneuvering space. For all of these reasons, the
purpose statement is satisfied. The functional and space-efficient system of the wallmounted bike racks alleviates floor plan demands, which in turn results in active uses
at the street, like the generous main lobby and leasable office spaces. The proposal
better meets design guidelines E1 Pedestrian Networks and E3 The Sidewalk Level of
Buildings. This criterion is therefore 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. 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 by
approximately 6”. 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
44” vertical clearance between stacked bikes is sufficient to ease the sliding 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. This
criterion is therefore met.
This Modification therefore merits approval.
2. Modification of 33.266.130 F 2, Parking Space Dimension. For some parking spaces
narrowed by building columns.
Purpose: The development standards promote vehicle areas which are safe and attractive
for motorists and pedestrians. Vehicle area locations are restricted in some zones to
promote the desired character of those zones. Together with the transit street building
setback standards in the base zone chapters, the vehicle area restrictions for sites on
transit streets and in Pedestrian Districts:
 Provide a pedestrian access that is protected from auto traffic; and
 Create an environment that is inviting to pedestrians and transit users.
 The parking area layout standards are intended to promote safe circulation within the
parking area, provide for the effective management of stormwater runoff from vehicle
areas, and provide for convenient entry and exit of vehicles.
Findings: The modification to reduce the width of some of the garage parking spaces from
8’-6” to 7’-10” due to required structural column layout is in keeping with other parking
garages of this type. The remaining parking spaces will be a minimum of 8’-6” wide. The
drive aisles and other maneuvering spaces as well as bike parking, stairways, ADA parking
spaces, and pedestrian walkways will comply with code requirements so that vehicles can
enter and exit as well as pass each other within the parking garage in a safe manner.
A. Better meets design guidelines. The resulting development will better meet the
applicable design guidelines. The proposed range of parking space sizes is an
increasingly common feature of parking garages around the city and allows for more
spaces to be provided within the development. This in turn incrementally relieves
parking burden that would have to be accommodated by on-street parking which can
in-turn meet project parking demand below-grade and not within the public ROW. In
addition, because all spaces will be assigned, larger vehicles will be assigned larger
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spaces to fit safely in the garage. Therefore, this modification better meets design
guidelines: D4 Parking Areas and Garages in that it provides well-integrated in the
development while allowing more of the ground level active uses that enhance the
relationship with pedestrians. This criterion is therefore 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. The parking area layout standards
are intended to promote safe circulation within the parking area and provide for
convenient entry and exit of vehicles. Structural concrete columns that are 16” wide x
24” long would be located between some parking stalls that would protrude up to
approximately 8” into the 8’-6” clear width of the stall on each side. The columns are
generally located near the back end or front end of the space so as not conflict with car
door operations. This reduced width will accommodate a regular sized vehicle, however,
may require additional maneuvering. Building management could also limit these
spaces to compact vehicles, if desired. This criterion is therefore met.
This Modification therefore merits approval.

CONCLUSIONS
The design review process exists to promote the conservation, enhancement, and continued
vitality of areas of the City with special scenic, architectural, or cultural value. This Northwest
Plan District neighborhood is undergoing transformation at a rapid rate. The additional density
provided by this project will meet many state- and city-wide livability goals for increased
density and transit-oriented development. The project’s contextual responses – multi-building
massing, traditional materials and sidewalk activation are critical to the full and complete
realization of genuinely humane neighborhood and will ensure a context-sensitive development
that will be a welcome addition to the neighborhood.

DESIGN COMMISSION DECISION
It is the decision of the Design Commission to approve Design Review for a ½-block (23,000 SF)
6-story apartment building located in the Northwest Plan District.
Approval of the following Modification requests:
1. Modification #1. 33.266.220.C.3.b. Standards for all bicycle parking. Request to
reduce the standard bike parking stall width – 24” on center is required, 18” is proposed.
2. Modification #2. 33.266.130 F 2. Parking Space Dimension. Request for 7 of the 18
parking spaces narrowed by structural columns – 8-6” is required, 7’-10” is proposed.
Approvals per Exhibits C.1-C-51, signed, stamped, and dated November 17, 2016, subject to
the following conditions:
A. As part of the building permit application submittal, the following development-related
conditions (B – F) 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 16-220412 DZM. All requirements
must be graphically represented on the site plan, landscape, or other required plan and
must be labeled “REQUIRED.”
B. All metal on the building shall be painted white.
C. The ground floor canopies over the entries to the two live-work units at the southeast
corner of the south elevation shall be lowered approximately 4’ to a point mid-way between
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the head of the storefront frame and the head of the door frame (approximately 12’ above
grade).
D. Sheet C.18 in the Design Review Drawing Set shall be replaced with the Sheet C.18a
(indicating landscaping at the parapet edge of the level-6 amenity deck) entered into the
record at the November 3, 2016 hearing.
E. The fitness space nearest the northeast corner of the ground floor can be replaced with a
residential unit.
F. No field changes allowed.
==============================================
By: _____________________________________________
David Wark, Design Commission Chair
Application Filed: August 10, 2016
Decision Filed: November 4, 2016

Decision Rendered: November 3, 2016
Decision Mailed: November 21, 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 August
10, 2016, and was determined to be complete on September 15, 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 August 10, 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 did not waive or
extend the 120-day review period. The 120 days expire on January 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. This report is the final decision of the
Design Commission with input from other City and public agencies.
Conditions of Approval. This approval may be subject to a number of specific conditions,
listed above. Compliance with the applicable conditions of approval must be documented in
all related permit applications. Plans and drawings submitted during the permitting process
must illustrate how applicable conditions of approval are met. Any project elements that are
specifically required by conditions of approval must be shown on the plans, and labeled as
such.
These conditions of approval run with the land, unless modified by future land use reviews.
As used in the conditions, the term “applicant” includes the applicant for this land use review,
any person undertaking development pursuant to this land use review, the proprietor of the
use or development approved by this land use review, and the current owner and future
owners of the property subject to this land use review.
Appeal of this decision. This decision is final unless appealed to City Council, who will hold a
public hearing. Appeals must be filed by 4:30 pm on December 5, 2016 at 1900 SW Fourth
Ave. Appeals can be filed at the 5th floor reception desk of 1900 SW 4th Avenue Monday
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through Friday between 8:00 am and 4:30 pm. Information and assistance in filing an appeal
is available from the Bureau of Development Services in the Development Services Center or
the staff planner on this case. You may review the file on this case by appointment at, 1900
SW Fourth Avenue, Suite 5000, Portland, Oregon 97201. Please call the file review line at 503823-7617 for an appointment.
If this decision is appealed, a hearing will be scheduled and you will be notified of the date and
time of the hearing. The decision of City Council is final; any further appeal is to the Oregon
Land Use Board of Appeals (LUBA).
Failure to raise an issue by the close of the record at or following the final hearing on this case,
in person or by letter, may preclude an appeal to City Council on that issue. Also, if you do not
raise an issue with enough specificity to give City Council an opportunity to respond to it, that
also may preclude an appeal to LUBA on that issue.
Who can appeal: You may appeal the decision only if you have written a letter which was
received before the close of the record at the hearing or if you testified at the hearing, or if you
are the property owner or applicant. Appeals must be filed within 14 days of the decision. An
appeal fee of $5,000.00 will be charged.
Neighborhood associations may qualify for a waiver of the appeal fee. Additional information
on how to file and the deadline for filing an appeal will be included with the decision.
Assistance in filing the appeal and information on fee waivers are available from the Bureau of
Development Services in the Development Services Center, 1900 SW Fourth Ave., First Floor.
Fee waivers for neighborhood associations require a vote of the authorized body of your
association. Please see appeal form for additional information.
Recording the final decision.
If this Land Use Review is approved the final decision must be recorded with the Multnomah
County Recorder. A few days prior to the last day to appeal, the City will mail instructions to
the applicant for recording the documents associated with their final land use decision.
 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 must
be obtained before carrying out this project. At the time they apply for a permit, permittees
must demonstrate compliance with:
 All conditions imposed here.
 All applicable development standards, unless specifically exempted as part of this land use
review.
 All requirements of the building code.
 All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.
Jeffrey Mitchem
November 14, 2016
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).

EXHIBITS – NOT ATTACHED UNLESS INICATED
A. Applicant’s Statement
1. Narrative
2. Manufacture’s Cutsheets
B. Zoning Map (attached)
C. Plan & Drawings
1. Site Plan (Sheet C.1-C.51)
Sheet C.22 Level 1 Plan (attached)
Sheet C.27 South Elevation (attached)
Sheet C.28 East Elevation (attached)
Sheet C.29 North Elevation (attached)
Sheet C.30 West Elevation (attached)
D. Notification information:
1. Request for response
2. Posting letter sent to applicant
3. Notice to be posted
4. Applicant’s statement certifying posting
5. Mailed notice
6. Mailing list
E. Agency Responses:
1. Water Bureau
2. Fire Bureau
3. Site Development
4. Urban Forestry
5. Bureau of Transportation Engineering
6. Bureau of Environmental Services
7. Bureau of Environmental Services – Revised LUR Response
8. Life Safety Plans Examiner
F. Letters: none
G. Other
1. Original LUR Application
2. Pre-Application Summary Notes
3. July 21, 2016 DAR Commission Memo
4. July 21, 2016 DAR Drawing Set
5. July 21, 2016 DAR Summary Notes
H. Post First Hearing
1. Staff Report, Land Use Review Hearing, November 3, 2016
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2. Staff Presentation, Land Use Review Hearing, November 3, 2016
3. Staff Memo, Land Use Review Hearing, November 3, 2016
cc:

Applicants and Representatives
Neighborhood Associations
Those who testified, orally or in writing
City Auditor’s Office
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