Date:

9/1/2017

To:

Interested Person

From:

Tanya Paglia, Land Use Services
503-823-4989 / Tanya.Paglia@portlandoregon.gov

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

CASE FILE NUMBER: LU 17-105569 DZ AD – BREWERY ROOF

DECK,

EXTERIOR STAIR, AND LANDSCAPING

GENERAL INFORMATION
Applicant:

Jeff Erwin | O’Brien & Company
PO Box 4008
Wilsonville, OR 97070

Owner:

Block 296 Slabtown LLC
1015 NW 11th Avenue #243
Portland, OR 97209

Site Address:

2170 NW Raleigh Street

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

BLOCK 296 LOT 11-18, COUCHS ADD
R180231350
1N1E28CD 02600
2827

Neighborhood:
Business District:
District Coalition:

Northwest District, contact John Bradley at 503-313-7574.
Nob Hill, contact Nob Hill at nobhillportland@gmail.com.
Neighbors West/Northwest, contact Mark Sieber at 503-823-4212.

Plan District:
Zoning:
Case Type:
Procedure:

Northwest
EXd, Central Employment with Design Overlay
DZ AD, Design Review with Adjustment Review
Type II, an administrative decision with appeal to the Design
Commission.
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PROPOSAL:
The applicant seeks Design Review approval for a new rooftop deck and lounge with an exterior
stair tower to be located in the northwest corner of an existing building above a new brewery
taproom. The proposal includes the following elements:
Rooftop Deck
− 1294 square feet;
− 42" high topless glass guardrail system with aluminum powder-coated posts attached to
parapet along all street edges; 4'wide panes;
− Screening walls at back (eastern edge) of deck:
o Two 9'-0" stainless steel wire mesh green screens, one to the north and one to the
south of the roof top lounge structure;
o One 7'-0" wood slat screen wall at south end.
− Wood decking on adjustable pedestals, approximately 0'-7" above the roof deck;
− Built-in wood benches: seat is 1'-6" above deck floor, and seat back is 3'-6" above;
− Drink rail along center of west side facing onto NW 22nd: 4'-1" above deck floor with 0'-3"
glass fascia (drink fall protection) along top edge;
− Decorative planter along one edge;
− Two fire pits.
Rooftop Lounge with bar, social space, and bathroom
− 670 square feet and 12'-0" high;
− Operable (telescoping) aluminum and glass window wall between lounge and rest of deck;
− Clad with 4" horizontal "fine line" tongue and groove fir siding to match other wood
ornamentation on the building.
Rooftop elevator and stair enclosure
− 14'-0" high, 32'-0" long, 8'-4 1/4" wide;
− Clad with painted 12" flush pan vertical metal siding.
− Located on east edge of deck;
− Opens into lounge.
Exterior stair tower
− Located near the center of the building's west façade;
− Will provide entrance and egress to rooftop bar;
− Clad in perforated pre-weathered corten steel panels;
− Structural steel stair tower frame, painted;
− Glass gaurdrails at top;
− Green-screen cable support system with evergreen climbing vines on west side;
− Ground level access door on the north side of the stair.
Landscaping on west side of building's north west corner
− New board formed concrete planters with ornamental grasses;
− Removing asphalt and adding decorative permeable pavers to extend and define the bar's
outdoor seating area.
An Adjustment to the size limitation on retail sales and service uses in the EX zone
(33.562.110) is also requested to increase the allowable square footage of retail uses along the
western edge of the property from 3,000 SF to a total of 7,985 SF for the entire brewery project.
Design review is required because the proposal is for exterior alterations in the Northwest Plan
District and the Con-way Northwest Master Plan area.
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RELEVANT APPROVAL CRITERIA:
In order to be approved, this proposal must comply with the approval criteria of Title 33
Portland Zoning Code. The relevant criteria are:



Community Design Guidelines
Con-way Northwest Master Plan (LU
12-135162 MS)



88.805.040 Adjustment Approval
Criteria

ANALYSIS
Site and Vicinity: The larger building in which the brewery is located is a 36,000 SF
warehouse that has been renovated for retail use. A core and shell renovation of the building,
built in 1952, was approved by the Design Commission in 2013 in Land Use Case LU 13148833 DZM. The eastern half of the the renovated warehouse is now occupied with a New
Seasons Grocery store. The northwestern quarter of the building is occupied by the subject
brewery and the southwestern quarter is as yet unocupied by a commercial tenant.
The warehouse is an existing 1-story cast in place concrete warehouse building that sits at the
western edge of its site, but is setback about 20’ from NW 22nd Avenue. The structure is
approximately 32’ tall. The largely intact original interior of the building had intricate wood
trusses and a series of large monitor skylights. Prior to renovation the existing building’s walls
were mostly blank with some openings for overhead loading doors and the remainder of the site
was a surface parking lot with parking lot landscaping. The renovated warehouses’s exterior
materials include painted and board-formed concrete, wood siding and canopies, aluminum
storefront systems, a green wall, Corten steel, and pavers.
The 2013 approval was also for the construction of a new 129,151 s.f. 6-story mixed-use
building with ground floor retail and 114 apartments above with a 60’-0” pedestrian acecssway
separating it from the renovated warehouse. Both the warehouse and this other building are
part of the 91,400 SF site (two City blocks) known as Block 296. The site is part of the larger
Con-way Master Plan area and is located in the Northwest Plan District. The Con-way Master
Plan was approved under LU 12-135162 MS.
The northernmost boundary of the proposed Master Plan area is I-405, the southernmost
boundary is NW Pettygrove Street, the westernmost boundary is NW 22nd Avenue and the
easternmost boundary is almost to NW 20th Avenue. NW 21st and NW 23rd Avenues are the
major north-south commercial corridors of the Northwest Plan District. They can be
characterized as successful, vibrant retail streets offering amenities like small retailers,
boutique shops and a wide-range of restaurants to residents, office workers, and visitors
including tourists.
Con-way Inc. traces its history to Leland James, who, in 1929, founded a small regional
trucking company in Portland, named Consolidated Truck Lines. The company enjoyed great
success through expansion and acquisition, and was later renamed Consolidated Freightways
(CF). Today, Con-way delivers industry-leading services through its primary operating
companies of Con-way Freight, Con-way Truckload, and Menlo Worldwide Logistics. These
operating units provide industry-leading regional, inter-regional and national less-thantruckload (LTL); logistics, warehousing and supply chain management services; as well as full
truckload freight transportation to the best companies across North America and around the
globe. Con-way and its subsidiaries operate from more than 500 locations across North
America and in 20 countries across five continents. Although Con-way’s headquarters are now
located in Ann Arbor, Michigan, they still control properties in Northwest Portland, and will
continue to maintain a presence in two large office buildings they currently occupy.
Northwest Portland is recognized as the City’s most intensely developed urban neighborhood –
a place of diverse housing options, substantial employment, and regionally recognized
destination retail. It is a close-in neighborhood with a mix of land uses located side-by-side in
a compact geographic area. As noted in Appendix D of the approved Master Plan, as of 2009
population of Northwest Portland was estimated at close to 9,400 residents. And, while the
district is known for a large supply of high value vintage older homes, nearly 90% of residential
units district-wide (including apartments) are renter-occupied.
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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 that prior land use reviews include the following:
•

LU 06-157680 DZ – Approval of signage for Con-way;

•

EA 11-160116 PC – Pre-Application Conference for the development of a Master Plan for
Con-way properties;

•

EA 11-188950 DAR – Design Advice Request for the development of a Master Plan for Conway properties;

•

LU 12-135162 MS – Approval with conditions of the Northwest Master Plan for Con-way
properties;

•

EA 12-218319 PC – Pre-application Conference for LU 13-148833 DZM;

•

EA 12-156491 DAR – Design Advice Request for LU 13-148833 DZM;

•

LU 13-148833 DZM – Warehouse Renovation and new mixed-use building for Conway
Master Plan Area Block 296;

•

LU 15-142459 LU – Approval of removing vehicular access restriction from NW Thurman
Street, amending Map 06-1 of the Con-way Master Plan, for the Con-way Master Plan area
in the Northwest Plan District; and

•

LU 16-225143 EA – Early assistance meeting for the current proposal.

Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed March 2, 2017. The
following six Bureaus, Divisions and/or Sections responded with no objections and five of these
included comments found in Exhibits E1-E6:
• Fire Bureau (Exhibit E1)
• Bureau of Transportation Engineering and Development Review (Exhibit E2)
• Life Safety Division of the Bureau of Development Services (Exhibit E3)
• Bureau of Environmental Services – initial response (Exhibit E4)
• Bureau of Environmental Services – addendum (Exhibit E5)
• Water Bureau (Exhibit E6)
• Site Development Review Section of the Bureau of Development Services
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Please note:
• The Bureau of Environmental Services was unable to support the proposal upon their
initial review due to the outstanding items identified in their initial response on March
20, 2017 (Exhibit E4):
BES does not recommend approval of the design review. Staff has not received a
stormwater management plan to review for this project. Although there are no BES-specific
approval criteria, the applicant should submit a plan that shows approvable stormwater
management facilities. Because required stormwater facilities can affect the design and
layout of the site, the applicant must account for them in their application.
These issues are now resolved and BES issued an addendum on August 7, 2017
granting their support for the proposal (Exhibit E5).
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on March 2,
2017. No written responses have been received from either the Neighborhood Association or
notified property owners in response to the proposal.

ZONING CODE APPROVAL CRITERIA
(1) 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.
NW Master Plan Design Guidelines
Introduction
The existing Community Design Guidelines, along with these new seven (7) Con-way Master
Plan design guidelines, are the applicable approval criteria for design review. Design guidelines
are mandatory approval criteria that must be met as part of design review and historic design
review. They inform developers and the community as to what issues will be addressed during
the design review process. The guidelines state broader concepts than typical development
standards in order to provide flexibility to designers, yet they are requirements.
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Applicants are responsible for explaining, in their application, how their design meets each
applicable guideline.
The design review process is flexible. It is intended to encourage designs that are innovative
and appropriate for their locations. For this reason design guidelines are qualitative
statements. Unlike objective design standards, there are typically many acceptable ways to
meet each design guideline. Examples of how to address specific guidelines are included in this
section for each design guideline. It is not the City’s intent to prescribe any specific design
solution through the design guidelines.
During the design review process, the review body must find that the proposal meets each of
the applicable design guidelines. Proposals that meet all applicable guidelines will be approved;
proposals that do not meet all of the applicable guidelines will not be approved.
If the review body approves the proposed design, they may add conditions to their approval to
ensure the proposal’s compliance with the guidelines. If the review body does not approve the
proposed design, they would prefer that the applicants revise the design to address deficiencies
rather than have the city impose a specific solution through conditions. They may find that
such action is necessary to better achieve the goals for design review.
In some cases, a design guideline may be waived during the design review process. An
applicable guideline may be waived as part of the design review process when the proposed
design better meets the goals of design review than would a project that had complied with the
guideline. If a waiver is requested, the applicants must explain, in their application, how the
goals of design review are better met in the proposed design than would be possible if each
guideline being considered for waiver was followed. Allowing the waiver of one or more
guidelines during the design review process reflects the City’s concern that the design
guidelines not become a rigid set of requirements that stifle innovation.
Goals of design review:
1. Encourage urban design excellence;
2. Integrate urban design and preservation of our heritage into the development process;
3. Promote the development of diversity and areas of special character within the district;
4. Establish an urban design relationship between the district and the Northwest District as a
whole;
5. Provide for a pleasant, rich and diverse experience for pedestrians;
6. Assist in creating a 18-hour district which is safe, humane and prosperous; and
7. Ensure that development proposals are at a human scale and that they relates to the scale
and desired character of its setting and the Northwest District as a whole.
Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project.
Community Design Guidelines
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.
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.
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.
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.
NW Master Plan Design Guidelines:
Guideline 4: Develop buildings that are appropriately scaled to the neighborhood. Façades
should be well articulated and offer diversity in volume and form along the street edge.
Guideline 6: Integrate high-quality materials and design details.
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Findings for CDGs P1, D7, D8, E3 and NW MPDGs 4, 6: The proposal responds to the
Northwest District Plan Area character, enhancing the sense of place and identity, by
bringing new, unique, place-making design elements to a rehabilitated warehouse that
contribute to a vibrant and pedestrian-oriented streetscape. The project will bring a new
roofdeck to the relatively low building which should be visible to those on foot adding
visual interest and activity to the area. The corner of NW Raleigh and NW 22nd Ave will
be energized by this project providing new life via a long term retail tenant with a lively
outdoor seating arrangement. In addition to the roof deck, the stair tower will also bring
visual interest from a pedestrian vantage point. Instead of a plain, functional expression,
the stair is an attractive layered element composed of multiple lasting materials.
The subject property is located within the Transition Area of the Northwest District Plan
Area. The architecture of this district has been characterized by its abundance of larger
developments, including institutional and industrial uses, as well as a great deal of
surface parking, although the area is undergoing a great deal of redevelopment and
change. Per the Community Design Guidelines Appendix J which draws from the
Adopted Northwest District Plan, the architecture and urban fabric are described as
follows:
“While pockets of the Transition Area include pre-World War II buildings typical
of the Nob Hill neighborhood to the south, such as a mix of small apartment
buildings and detached houses, much of the area is characterized by largescale institutional and industrial builidings built since World War II...Further
north, architecture in the Transition Area is characterized by tilt-concrete
industrial buildings, often with few windows, and by a cluster of modern midrise office buildings… A key departure from the usual Northwest District
development pattern is the existence in the Transition Area of large
"superblocks," including blocks that are 460-feet by 460-feet and others taht
are 980-feet in length. Also, the Transition Area, particularly in its industrial
areas, includes large vehicle parking areas, sometime a full block in size.”
The subject building is one of the large-scale buildings referenced. As a rehabilitated tiltconcrete warehouse, the building features long facades of approximately 200’. The
guidelines call for new development to contribute to integrating the Transition Area into
the more typical urban fabric of the Northwest District by adopting its finer-grained scale
and pedestrian oriented form. The addition of the proposed stair tower responds to the
guidelines by helping to break up the continuity of the building’s long western façade
which faces NW 22nd Ave. The shift in wall plane and material the tower will add to this
façade will bring a sense of the more fine grained massing desired in the NW Plan
District to this large building. The rooftop additions will also introduce a shift in height
creating variation at the top of the building to help break up the building’s mass and
lessen the monolithic sense created by the warehouse form. The mass of the stair tower
connecting the ground level to the rooftop lounge is stepped to break down the height
and softened with vegetation on the façade to respond to other NW plan district
elements. The board formed concrete planter at the base of the stair enclosure creates a
human scale element to break up the tower’s mass.
The proposal’s design manages to achieve this breaking-up of the large mass while also
retaining a cohesive composition that can be comprehended from any viewpoint. While
the design employs variation in materials and wall plane to create a human scale and add
interest, the additions are sympathetic to the primary sturcutre and create a cohesive
design. The rooftop enclosure will fit with the warehouse form by drawing ground level
materials vertically and by not imposing a significant mass on the rooftop. The design of
the rooftop deck and stair enclosure will blend with the characteristics of the eclectic
neighborhood. It will fit with the surrounding urban contect, and enhance the building’s
corner establishment as a neighborhood gathering place thus further enlivening the
rehabilitated warehouse which had presented fairly blank facades to the neighborhood
prior to its initial remodel in 2014.
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The proposal’s materials are of high quality and are compatible with the building as well
as the neighborhood. The use of corten steel, board formed concrete, and wood in the
proposal provides a strong cohesion with the existing development. The roofdeck is
composed of wood to match the large wood canopies and storefront embellishments found
at all of the warehouse’s corner entrances as well as the wood storefront found on the
recently built LL Hawkins Building nearby, and the wood storefront to be built at the
Raleigh 22 project across the street at the corner of NW Raleigh and NW 22nd Ave. The
substantial amount of wood found throughout the development provides a sense of
warmth and tactility to the large concrete structure, and wood is a material explicity
called-for in the Con-way Master Plan Design Guidelines. The tower is screened in corten
steel, drawing from corten accents utilized throughout the site’s landscape as well as on
the LL Hawkins Building’s garage. The green screen softens the stair tower’s presentation,
while the board formed concrete planter introduced at the base helps step it down and
soften it more with additional vegetation. The planter brings additional quality materials
and texture to the site and matches existing planters in the outdoor seating area
providing cohesion.
These guidelines are met
Community Design Guidelines
E1. The Pedestrian Network. Create an efficient, pleasant, and safe network of sidewalks
and paths for pedestrians that link destination points and nearby residential areas while
visually and physically buffering pedestrians from vehicle areas.
E2. Stopping Places. New large-scale projects should provide comfortable places along
pedestrian circulation routes where people may stop, visit, meet, and rest.
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.
D1. Outdoor Areas. When sites are not fully built on, place buildings to create sizable, usable
outdoor areas. Design these areas to be accessible, pleasant, and safe. Connect outdoor areas
to the circulation system used by pedestrians;
D3. Landscape Features. Enhance site and building design through appropriate placement,
scale, and variety of landscape features.
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.
NW Master Plan Design Guidelines:
Guideline 1: Provide human scale to buildings and edges along sidewalks, squares and
pedestrian accessways.
Guideline 7A: Provide private open spaces that are well integrated with adjacent
development, act as gathering places designed to adapt to a variety of activities, are
linked together and to other nearby open spaces, are accessible to the public and provide
distinctive neighborhood identity.
Findings for CDGs E1, E2, E4, D1, D3, D5, and NW MPDGs 1, 7A: The proposal will
contribute to making the area more active, pleasant and safe for pedestrians by creating a
new, usable outdoor area on the roof. Expanding the active use of the corner’s existing
retail establishment by adding amenity space to the roof will attract increased foot-traffic
and outdoor activity to the corner of NW Raleigh and 22nd Ave both day and night. The
existing ground level outdoor seating and the new rooftop seating will create a synergy
making the corner a hub of pedestrian activity and life in the neighborhood.
The rooftop deck and bar will be an amenity not only for the service it is intended to
provide but also as viewed from the street, adding visual interest and activity to the site.
The corner will be differentiated from the rest of the building by the rooftop elements and
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the flow of people that will occupy the roofdeck zone. This active and transparent
destination at the intersection will deter crime by increasing eyes on the street creating a
safer pedestrian zone. The active roof will also be well lit, increasing nighttime
illumination in the vicinity further increasing pedestrian safety.
The project expands the establishment’s outdoor seating and gathering space thus
providing more places for pedestrians to stop along the path to rest and socialize in the
area, and also provides view opportunites. The addition of a stormwater planter at the
ground level adds to the richness of the pedestrian zone. It will bring visual interest,
increase landscaping on the site, and introcude a human-scale element made of high
quality and tactile material. The repaving of the groundlevel outdoor plaza with permeable
pavers will provide interest and improve stormwater infiltration.
The addition of the stairtower creates a west façade that is less monumental, introducing
a more human-scale element that breakes down the 200’ stretch with a shift of wall
plane. The decorative corten screen of the stairtower provides visual interest for
pedestrians at the ground level and further breaks down the façade by introducing a shift
of materials and texture. The stairtower also helps reduce the vertical scale of the
warehouse. By stepping down to the planter at its base, the scale of the 32-foot tall
building is interrupted to create a more humane façade.
These guidelines are met
Community Design Guidelines
D6. Architectural Integrity. Respect the original character of buildings when making
modifications that affect the exterior. Make additions compatible in scale, color, details,
material proportion, and character with the existing building.
Findings for CDGs D6: The subject building is a one-story utilitarian warehouse, built in
1950-1952 by the Crown Zellerbach Company, a paper manufacturer, and was
rehabilitated into commercial use in 2014. The additions will be compatible to the original
building and elements introduced by its recent renovation. The proposed materials which
include wood, corten steel, and aluminum glazed window systems are consistent with
those used in the renovation. The proportions of the additions are in scale with the
building while improving the building’s relationship with the streetscape and
neighborhood. The proposal will make the building more active by introducitng additional
outdoor space with seating, and will provide human scale with the introduction of the
stairtower on the long western elevation.
This guideline is met.
(2) Adjustment Requests (33.805)
33.805.010 Purpose
The regulations of the zoning code are designed to implement the goals and policies of the
Comprehensive Plan. These regulations apply city-wide, but because of the city's diversity,
some sites are difficult to develop in compliance with the regulations. The adjustment review
process provides a mechanism by which the regulations in the zoning code may be modified if
the proposed development continues to meet the intended purpose of those regulations.
Adjustments may also be used when strict application of the zoning code's regulations would
preclude all use of a site. Adjustment reviews provide flexibility for unusual situations and
allow for alternative ways to meet the purposes of the code, while allowing the zoning code to
continue to provide certainty and rapid processing for land use applications.
33.805.040 Approval Criteria
The approval criteria for signs are stated in Title 32. All other adjustment requests will be
approved if the review body finds that the applicant has shown that either approval criteria A.
through F. or approval criteria G. through I., below, have been met.
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The following adjustment(s) is/are requested:
Adjustment #1: 33.562.110 Retail Sales and Service Uses in the EX Zone
Standard 33.562.110.C – On sites shown on Map 562-2, Retail Sales and Service uses
are allowed up to 3,000 square feet of net building area for each use. On sites where
only a portion of the site is shown on Map 562-2, Retail Sales and Service uses are
allowed up to 3,000 square feet of net building area for each use on the portion shown
on Map 562-2, and up to 20,000 square feet of net building area for each use on the
remainder of the site.
Proposal: The applicant proposes to increase the allowable square footage of retail uses
along the western edge of the property from 3,000 SF to a total of 7,985 SF for the
entire brewery project.
A. Granting the adjustment will equally or better meet the purpose of the regulation to be
modified.
Findings: The purpose statement for 33.562.110 is: “These regulations limit the size of Retail
Sales and Service uses to promote neighborhood-serving commercial development, help reduce
traffic congestion associated with large-scale retailers, and to concentrate such uses along
main streets and the streetcar alignment.”
Based on the legislative background information noted in the Northwest District Plan for this
code provision, the idea behind limiting retail sales and service uses on a portion of this site
stems from the intent to “reinforce area main streets and the streetcar corridor as the focus for
retail and service uses in the area” and to “prevent large-scale retail/service uses that
overburden the district’s transportation system and that are out of scale with the
neighborhood.” The background goes on to say that areas further than 200 feet from the main
streets (such as NW 21st and NW 23rd) should be limited to 3,000 SF for retail while areas along
these two corridors may have retail spaces up to 20,000 SF in area. Staff and the Design
Commission has previoulsly inferred that the intent is to concentrate larger retailers along the
transportation corridors with smaller retailers located interior to the neighborhood. Staff notes
that the area is experiencing rapid expansion in residential and commercial uses, boding well
for new retail spaces. The size requested is just shy of 8,000 SF, and much of the additional
square footage is for outdoor seating opportunites. A retail establishment with outdoor seating
contributes to a neighborhood-serving destintation on this corner. No parking is proposed so
traffic congestion is not a consideration.
For these stated reasons, the approval criterion is met.
B. If in a residential zone, the proposal will not significantly detract from the livability or
appearance of the residential area, or if in an OS, C, E, or I zone, the proposal will be
consistent with the desired character of the area.
Findings: The project is in an Employment zone and is within the Transition Area of the
Northwest Plan District. The desired characteristics of the Transition Area primarily speak to
the desired character along NW 21st Avenue and the streetcar alignments, which is to develop
main streets that divide spaces into suitable sizes for small tenants. The applicant is requesting
an Adjustment to increase the allowable retail area, including the portion restricted to 3,000
SF, to 7,985 SF in order to have a large outdoor seating area at the ground level as well as on
the rooftop. Some of the additional square footage will also be used by the rooftop lounge. The
establishment overall will contribute to energizing the commercial area and will help drive
additional foot-traffic to surrounding retailers. The outdoor seating which will utilize the
majority of the additional square footage will contribute to the pedestrian environment which is
consistent with the desired character of the area as outlined in the design guidelines.
This approval criterion is met.
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C. If more than one adjustment is being requested, the cumulative affect of the
adjustments results in a project which is still consistent with the overall purpose of the
zone.
Only one Adjustment is requested; therefore, this criterion does not apply.
D. City-designated scenic resources and historic resources are preserved.
No city-designated scenic or historic resources will be affected by this proposal; therefore this
criterion does not apply.
E. Any impacts resulting from the adjustment are mitigated to the extent practical; and
The Commission has not identified any potential impacts from the requested adjustment;
therefore, this criterion does not apply.
F. If in an environmental zone, the proposal has a few significant detrimental
environmental impacts on the resource and resource values as is practicable;
The proposal is not within an environmental zone; therefore, this criterion does not apply.

DEVELOPMENT STANDARDS
Unless specifically required in the approval criteria listed above, this proposal does not have to
meet the development standards in order to be approved during this review process. The plans
submitted for a building or zoning permit must demonstrate that all development standards of
Title 33 can be met, or have received an Adjustment or Modification via a land use review prior
to the approval of a building or zoning permit.

CONCLUSIONS
The design review process exists to promote the conservation, enhancement, and continued
vitality of areas of the City with special scenic, architectural, or cultural value. The proposal
will introduce increased vitality and work with other recent redevelopment projects in the area
to establish a unique neighborhood identity. The proposal employes high quality, compatible
materials and the additions will help break up the warehouse building’s mass and contribute to
activating its western and northern facades. This site is located in the Northwest Plan Area
where a finer grain of façade articulation is a desired characteristic. Breaking up large building
elevations into smaller areas is specifically recommended by the Community Design Guideline
P1, Plan Area Character including Appendix J. The proposal will create new outdoor space with
seating which will build on the energy of the outdoor seating already located at the ground level
with a result of adding more activity to contribute to a thriving pedestrian area. The proposal
meets the applicable design guidelines and adjustment review criteria and therefore warrants
approval.

ADMINISTRATIVE DECISION
Approval of Design Review for a new rooftop deck and lounge, exterior stair tower, permeable
pavers, and planter on an existing building in the Northwest Plan District, and approval of the
following Adjustment:
•

Retail Sales and Service in the EX Zone Size Limitation – To increase the allowable square
footage of retail uses along the western edge of the property from 3,000 SF to a total of
7,985 SF for the entire brewery project. (PZC Section 33.562.110.C2).

Approvals per the approved site plans, Exhibits C-1 through C-11, signed and dated
8/28/2017, subject to the following conditions:
A. As part of the building permit application submittal, the following development-related
conditions (B through C) must be noted on each of the 4 required site plans or included as
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a sheet in the numbered set of plans. The sheet on which this information appears must be
labeled "ZONING COMPLIANCE PAGE - Case File LU 17-105569 DZ AD." All requirements
must be graphically represented on the site plan, landscape, or other required plan and
must be labeled "REQUIRED."
B. At the time of building permit submittal, a signed Certificate of Compliance form
(https://www.portlandoregon.gov/bds/article/623658) must be submitted to ensure the
permit plans comply with the Design/Historic Resource Review decision and approved
exhibits.
C. No field changes allowed.
Staff Planner: Tanya Paglia

Decision rendered by:

on 8/28/2017.

By authority of the Director of the Bureau of Development Services

Decision mailed: 9/1/2017
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 January
13, 2017, and was determined to be complete on February 24, 2017.
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 January 13, 2017.
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
the 120-day review period be extended 78 days. Unless further extended by the applicant, the
120 days will expire on: October 30, 2017.
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
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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 September 15, 2017 at 1900 SW
Fourth Ave. Appeals can be filed at the 5th floor reception desk of 1900 SW 4th Avenue Monday
through Friday between 8:00 am and 4:30 pm. 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 will be recorded with the Multnomah
County Recorder.
• Unless appealed, the final decision will be recorded after September 18, 2017 by the
Bureau of Development Services.
The applicant, builder, or a representative does not need to record the final decision with the
Multnomah County Recorder.
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.
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
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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 Submittal
1. Applicant’s Project Overview, Response to Development Standards, and Response to
Approval Criteria
2. Original plan set – NOT APPROVED/reference only 1/11/2017
3. Second plan set – NOT APPROVED/reference only 2/10/2017
4. Applicant’s response to Incomplete Letter 2/10/2017
5. Renderings (C-14 - C-18)
6. Cut Shets for Deck, Glass Door, Hanging Wall System (C-19 – C-20)
7. Stair screen Elevation Options (option #1 selected)
8. Request for Extension of 120-Day Review Period for 60 days dated July 12, 2017
9. Request for Extension of 120-Day Review Period for 18 days dated August 28, 2017
10. Special Circumstances Application Form for City of Portland Stormwater Management
Manual
B. Zoning Map (attached)
C. Plans/Drawings:
0.a Coversheet (C-01)
0.b Table of Contents | Project Summary (C-02)
0.c Response to Design Guidelines (C-03)
1. Urban Context | FAR Diagram (C-04)
2. Site Plan (C-05) (attached)
3. Site Utility Plan (C-06)
4. Conceptual Floor Plans (C-07) (attached)
5. North Elevation (C-08) (attached)
6. West Elevation (C-09) (attached)
7. Enlarged Elevations (C-10)
8. Building Sections (C-11)
9. Details (C-12)
10. Details (C-13)
11. Existing Rootop Plan (C-21)
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Fire Bureau
2. Bureau of Transportation Engineering and Development Review
3. Life Safety Division of the Bureau of Development Services
4. Bureau of Environmental Services – initial response
5. Bureau of Environmental Services – addendum
6. Water Bureau
F. Correspondence: None received
G. Other:
1. Original LU Application
2. Incomplete Letter
3. Early Assistance summary memo, EA 16-225143, 9/13/2016
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).

