FINAL FINDINGS AND DECISION BY THE DESIGN
COMMISSION RENDERED ON April 26, 2018
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 17-112581 DZM
PC # 16-279925

1111 NW 16th Ave Residential Mixed-use
BUREAU OF DEVELOPMENT SERVICES STAFF: Benjamin Nielsen 503-823-7812 /
Benjamin.Nielsen@portlandoregon.gov

GENERAL INFORMATION
Applicant/
Representative:

Joshua Scott, Koz Development
1830 Bickford Ave, Suite 201
Snohomish, WA 98290
Josh@kozdevelopment.com
(206) 755-1290

Owner on Record:

1111 Building LLC
7135 SW Chapel Ln
Portland, OR 97223-7510

Site Address:

1111 NW 16TH AVE

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

BLOCK 206 LOT 1&4, COUCHS ADD
R180218450
1N1E33AB 01100
2928

Neighborhood:
Business District:
District Coalition:

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

Plan District:

Northwest

Zoning:

EXd – Central Employment with Design Overlay
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Procedure:
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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:
The applicant requests Design Review for a proposed new 46,876 SF, 6-story, 73’-11” tall
multi-dwelling residential building (accommodating student housing-type units) with two retail
use spaces on the ground floor in the Northwest Plan District. In addition to the two retail
spaces, the ground floor also contains a parking garage containing seven parking spaces and
one loading space and opening onto NW 16th Ave. The proposed building will be clad with brick
and glazed with an aluminum storefront system at the ground floor and vinyl windows on the
upper stories.
The applicant also requests one (1) Modification to zoning code development standards:
1) 33.266.220.C.3.b, Bicycle Racks: To allow proposed long-term bicycle parking racks
(which are proposed to be double-decker, floor-mounted racks with lowering trays) to be
spaced at 1’-5” between racks rather than the required 2’-0”.
Design Review is required for proposed new construction and for requested Modifications to
development standards in the Design Overlay zones of the Northwest Plan District.
Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33,
Portland Zoning Code. The applicable approval criteria are:


Community Design Guidelines



33.825.040, Modifications That
Will Better Meet Design Review
Requirements

ANALYSIS
Site and Vicinity: The subject site lies at the northwest corner of the intersection of NW 16th
Avenue [Major City Traffic Street, Community Corridor, Community Transit Street, City Bikeway,
Local Service Walkway, Major Emergency Response Street, Main Truck Street] and NW Marshall
Street [local service for all modes] on the eastern edge of the Northwest Plan District and
Northwest Pedestrian District, and it occupies a quarter block face along NW 16th Ave and NW
Marshall St. Nearby development consists primarily of single-story warehouse structures—
typically composed of concrete—intermixed with multi-story low-rise multidwelling
structures—typically clad in brick—and surface parking lots. A three-story, mixed-use masonry
building lies immediately to the north of the site. The site to the west is occupied by a parking
lot immediately adjacent to the subject site, and the western half is occupied by a two-story
brick commercial structure. The elevated Interstate 405 freeway looms over the site to the east,
and rail facilities for the Portland Streetcar lie underneath it. The Portland Streetcar itself runs
eastward along NW Lovejoy St, one block to the south, and westward along NW Northrup St,
one block to the north. The nearest streetcar stops to the site are located at NW 18th 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

Final Findings and Decision for
Case Number LU 17-112581 DZM – 1111 NW 16th Ave Residential Mixed-use

Page 3

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 February 20, 2018.
The following Bureaus have responded with no issue or concerns:
 Site Development Section of BDS
 Fire Bureau
The Bureau of Environmental Services responded with comments recommending against
approval due to insufficient information regarding stormwater management. Additionally, the
property is adjacent to a contaminated site. At the time of the first staff report, BES had not
received soil and/or groundwater analyses. A stormwater report has since been received, on
April 17, 2018; however, BES has not yet been able to determine if their original
recommendation can be changed. Please see Exhibit E-1 for additional details regarding BES’s
original comments.
On April 25, 2018, BES submitted an addendum to their original response stating that the
bureau had determined that sufficient information was provided to demonstrate a feasible
stormwater management plan for the proposed project. BES has no further objections to
approval or recommended conditions of approval. Please see Exhibit E-6 for additional details.
The Bureau of Transportation Engineering responded with no objections to the proposal and
with comments about required dedications along NW 16th Ave. PBOT also stated that a
Driveway Design Exception must be approved prior to issuance of the building permit for a
garage located closer than 20 feet from the street property line. Please see Exhibit E-2 for
additional details.
Staff response: The applicants have applied, but have not yet received approval, for a Driveway
Design Exception (DDE) to locate the garage door closer than 20 feet from the sidewalk. PBOT
typically requires a speed door in such situations, which has not been proposed here. Design
revisions, therefore, will likely be required once the DDE has been applied for. A speed door with
translucent glazing panels could be substituted for the proposed “obscured” glass overhead door
and still satisfy applicable guidelines, as described in the Findings below. The applicants have
also recently submitted (April 16, 2018) an application for an underground utility vault, which
has not yet been approved. Were the vault to not be approved in the proposed location, a followup design review may be required if the electrical room needs to be relocated elsewhere on the
exterior of the building.
The Life Safety Review Section of BDS responded with no objections and with general life safety
comments. Please see Exhibit E-3 for additional details.
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The Bureau of Parks-Forestry Division responded with no objections and with information
about required street tree plantings. Please see Exhibit E-4 for additional details.
The Water Bureau responded with no objections and with information about available water
connections to the site. Please see Exhibit E-5 for additional details.
Staff forwarded all responses received to the applicant.
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on February
20, 2018.
One written response has been received from either the Neighborhood Association or notified
property owners in response to the proposal.
1) Greg Theisen, Co-chair NWDA Planning Committee, 03/15/2018: email generally in
favor of the proposal and original staff report, with the exception that either the wider
columns of brick on the upper stories should be carried down to the ground level or the
upper stories should have a more floating look to separate them from the heavily glazed
ground floor. Please see Exhibit F-1 for additional details.
Staff forwarded this letter to the applicant. Since this letter was received, the upper stories
have been revised to a different façade pattern (matching a change in program), but the upper
stories, and their wider columns, are still in plane with the narrower columns at the ground
floor. The narrower columns are also occasionally aligned with the center mullions of the
upper stories, rather than with the wider brick columns between windows, further
disassociating the ground floor expression from the upper stories. The overall composition
retains a generally-high level of coherency and fits in well with the context, meeting all
relevant guidelines (with some recommended conditions of approval).
Procedural History:
 The application was submitted on January 27, 2017.
 The applicant signed a waiver of rights to a 120-day review period and requested a de
novo/evidentiary hearing upon appeal on February 3, 2017.
 The applicant requested to deem the application complete on July 24, 2017, and
requested to place the land use review on hold pending payment of potential
Modification and/or Adjustment fees.
 The applicant submitted fees for one Modification request on January 30, 2018.
 A Design Review hearing before the Design Commission was originally scheduled for
March 15, 2018. The applicant failed to satisfy the posting requirements in zoning code
section 33.730.080, however. Specifically, the applicant failed to return the signed
statement certifying that the notice was posted on the site at least 14 days before the
hearing, as required by 33.730.080.C. Therefore, the hearing was rescheduled to April
26, 2018, and the site was reposted to allow the full posting requirements and timeline
of this zoning code section to be met.
 The first Design Review hearing was held on April 26, 2018. The Design Commission
voted 4-1 to approve the proposal with conditions.

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

Final Findings and Decision for
Case Number LU 17-112581 DZM – 1111 NW 16th Ave Residential Mixed-use

Page 5

compatible with the neighborhood and enhance the area. Design review is also used in certain
cases to review public and private projects to ensure that they are of a high design quality.
Section 33.825.055 Design Review Approval Criteria
A design review application will be approved if the review body finds the applicant to have
shown that the proposal complies with the design guidelines for the area.
Findings: The site is designated with design overlay zoning (d), therefore the proposal
requires Design Review approval. Because of the site’s location, the applicable design
guidelines are the Community Design Guidelines.
Community Design Guidelines
The Community Design Guidelines consist of a set of guidelines for design and historic design
cases in community planning areas outside of the Central City. These guidelines address the
unique and special characteristics of the community plan area and the historic and
conservation districts. The Community Design Guidelines focus on three general categories: (P)
Portland Personality, which establishes Portland's urban design framework; (E) Pedestrian
Emphasis, which states that Portland is a city for people as well as cars and other movement
systems; and (D) Project Design, which assures that each development is sensitive to both
Portland's urban design framework and the users of the city.
Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project.
P1. Plan Area Character. Enhance the sense of place and identity by incorporating site and
building design features that respond to the area’s desired characteristics and traditions.
Findings: The following aspects of the proposal address this guideline:
 The proposed building is massed at quarter-block scale, continuing the eastern
district's character of partial-block development.
 It incorporates highly-glazed storefronts opening to active, flexible ground floor
tenant spaces.
 The primary cladding material is brick, which relates to the historic masonry
character of residential, mixed-use, and warehouse buildings in the district.
Therefore, this guideline is met.
P3. Gateways. Develop or strengthen the transitional role of gateways identified in adopted
community and neighborhood plans
Findings: Although the site is not located at an identified gateway, the following aspects
of the proposal address this guideline:
 Ground floor active uses and glazing at the southeast corner of the building
reinforce the de facto gateway from the Pearl District into the Northwest Plan
District.
 The masonry design of the building, anchored with a brick column at the corner,
also helps to anchor and define this intersection with the proposed building across
NW Marshall.
Therefore, this guideline is met.
E1. The Pedestrian Network. Create an efficient, pleasant, and safe network of sidewalks
and paths for pedestrians that link destination points and nearby residential areas while
visually and physically buffering pedestrians from vehicle areas.
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Findings: The following aspects of the proposal address this guideline:
 Existing sidewalks will remain, and the sidewalk along NW 16th will be enlarged
by 3 feet with a dedication to the public right-of-way.
 Canopies project over sidewalks along both streets and include integrated lighting.
 Parking and loading are concentrated and located entirely within the building,
buffering them from the sidewalk.
Therefore, this guideline is met.
E2. Stopping Places. New large-scale projects should provide comfortable places along
pedestrian circulation routes where people may stop, visit, meet, and rest.
Findings: The following aspects of the proposal address this guideline:
 Storefront entries are recessed behind the sidewalk edge, creating stopping space
at each entry.
 The residential lobby entry has a deeper recess to provide additional stopping
room at the building's main entry.
 Canopies along sidewalks on both streets provide weather protection for people
stopping to look into storefront windows. If these retail space(s) are ultimately
occupied by restaurant tenant(s), the canopies would also provide weather
protection for outdoor seating in the sidewalk’s frontage zone.
Therefore, this guideline is met.
E3. The Sidewalk Level of Buildings. Create a sense of enclosure and visual interest to
buildings along sidewalks and pedestrian areas by incorporating small scale building design
features, creating effective gathering places, and differentiating street level facades.
Findings: The following aspects of the proposal address this guideline:
 The ground level is differentiated from the upper stories by large storefront
windows and projecting canopies. In contrast, the upper stories are differentiated
by a series of regularly ordered, paired punched windows set in the masonry
facade.
 Ground floor active uses face NW Marshall St and NW 16th Ave with large
storefront window areas and entries.
 Recessed entries into the retail spaces and the residential lobby allow for small,
informal gathering spaces along the sidewalk.
Therefore, this guideline is met.
E4. Corners that Build Active Intersections. Create intersections that are active, unified,
and have a clear identity through careful scaling detail and location of buildings, outdoor
areas, and entrances.
Findings: The following aspects of the proposal address this guideline:
 Ground floor active uses and glazing at the corner reinforce the gateway from the
Pearl into the Northwest Plan District.
 The entrance into the retail space along NW 16th is near the corner.
 The strong masonry corner also helps to anchor and define this intersection with
the proposed building across NW Marshall.
 Parking is located within the building away from the intersection.
Therefore, this guideline is met.
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E5. Light, Wind, and Rain. Enhance the comfort of pedestrians by locating and designing
buildings and outdoor areas to control the adverse effects of sun, shadow, glare, reflection,
wind, and rain.
Findings: The following aspects of the proposal address this guideline:
 Canopies cover much of the ground floor storefront and residential lobby entry
along NW Marshall and NW 16th.
 Under-canopy light fixtures will illuminate the sidewalk at night, mitigating
shadow cast by the canopies from nearby streetlights.
 Street trees will be planted along both streets, providing additional shade on the
sidewalk and the lower floors of the building.
At the Design Commission hearing on April 26, 2018, commissioners questioned why no
canopy was proposed at the window bay immediately to the south of the garage door. The
applicants stated this was an oversight and that a canopy would work well there. A
canopy in this location would better satisfy this guideline.
The Commission also discussed whether another canopy should be added to the egress
area at the northeast corner of the building, but decided against it on grounds of
maintaining safety at this rather unoccupied portion of the building. Adding yet another
canopy was also discussed at the southwest corner of the building, on the south
elevation. Here, the electrical vault prevents having a canopy over that portion of the
sidewalk.
With the condition of approval that an additional canopy shall be added to the window
bay immediately south of the garage door, this guideline will be met.
D1. Outdoor Areas. When sites are not fully built on, place buildings to create sizable, usable
outdoor areas. Design these areas to be accessible, pleasant, and safe. Connect outdoor areas
to the circulation system used by pedestrians;
Findings: The following aspects of the proposal address this guideline:
 A large outdoor roof deck on the second floor provides a pleasant, accessible, and
safe shared outdoor space for residents of the building to use. Some stormwater
management uses are also proposed to be accommodated in landscape planters
on this roof terrace.
 The full, quarter-block development at the ground floor precludes any large
outdoor areas connected to the sidewalk.
Therefore, this guideline is met.
D2. Main Entrances. Make the main entrances to houses and buildings prominent,
interesting, pedestrian accessible, and transit-oriented.
Findings: The following aspects of the proposal address this guideline:
 Main entrances to the retail spaces are recessed slightly from the sidewalk,
helping to identify those entries.
 The residential lobby has a deeper recess, identifying it as the more-prominent
building entry.
 The overhead and egress doors on the east elevation and an electrical room door
on the south elevation are set within Cembrit fiber cement panel walls, helping to
identify them as being of lesser importance on the entry hierarchy.
 All entries to the building are accessible and transit-oriented since they located
directly off the sidewalk with no steps or other obstructions.
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At the April 26, 2018 Design Commission hearing, commissioners found that
the main entrance was not distinguished enough from the retail entry on the
south elevation, since the canopies along that elevation are all the same depth
and at the same height. The Commission found that adding building name
signage at the lobby entry canopy would provide enough prominence to fully
meet this guideline.
With the condition of approval that building name signage shall be added to the canopy
over the residential lobby entry, this guideline will be met.
D3. Landscape Features. Enhance site and building design through appropriate placement,
scale, and variety of landscape features.
Findings: The following aspects of the proposal address this guideline:
 The building fronts the sidewalk edge with provision for recesses at storefront
entries, the main lobby entry, and the garage/loading area, creating an urban
edge appropriate to the district context, rather than providing landscaped
setbacks.
 The building also occupies the full site on the ground floor but accommodates a
landscaped roof terrace at the northwest corner of the second story, which
enhances the design of the project and allows the building massing to relate more
closely to the scale of other development in the district. Some stormwater
management uses are also proposed to be accommodated in landscape planters
on this roof terrace.
Therefore, this guideline is met.
D4. Parking Areas and Garages. Integrate parking in a manner that is attractive and
complementary to the site and its surroundings. Locate parking in a manner that minimizes
negative impacts on the community and its pedestrians. Design parking garage exteriors to
visually respect and integrate with adjacent buildings and environment.
Findings: The following aspects of the proposal address this guideline:
 Parking is located within the building and is entirely enclosed.
 The garage entry is located away from the intersection of NW Marshall & 16th,
strengthening the pedestrian environment at the corner and respecting the
district’s context.
 Parking is designed in such a way as to preserve at least 50% of the ground floor
along NW 16th Ave for an active, flexible use retail space with storefront
windows.
Some aspects of the proposal do not adequately address this guideline,
however:
 The proposed garage door appears to show transparent glazing; this
should be translucent glazing to obscure views into the parking area.
Additionally, PBOT will likely also require a speed door different from the
proposed door through the recently-applied for Driveway Design
Exception (DDE). A speed door composed of translucent glazing panels
would best integrate the garage with the rest of the building and would
likely also satisfy PBOT DDE requirements.
With the condition of approval that the proposed garage entry door shall be composed of
translucent glazing panels, this guideline will be met.
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D5. Crime Prevention. Use site design and building orientation to reduce the likelihood of
crime through the design and placement of windows, entries, active ground level uses, and
outdoor areas.
Findings: The following aspects of the proposal address this guideline:
 Proposed ground floor retail spaces with large storefront windows and the
provision of balconies on the upper stories will allow for "eyes on the street" to
help prevent and reduce crime.
 The full transparent lite and adjacent storefront glazing on the egress door on
the east elevation will allow building occupants to have a view onto the sidewalk
while exiting.
 The proposed garage door and egress door on the east elevation and the
electrical room door on the south elevation are set near the sidewalk edges,
helping to limit enclosed, un-surveilled space along the sidewalk.
Therefore, this guideline is met.
D7. Blending into the Neighborhood. Reduce the impact of new development on established
neighborhoods by incorporating elements of nearby, quality buildings such as building details,
massing, proportions, and materials.
Findings: The following aspects of the proposal address this guideline:
 The simple, coherently-designed, masonry mixed-use building with retail at the
ground floor is a common type of structure and program within the district.
 Storefront canopies, recessed entries, and bulkheads below the windows provide
additional contextual detail.
Therefore, this guideline is met.
D8. Interest, Quality, and Composition. All parts of a building should be interesting to
view, of long lasting quality, and designed to form a cohesive composition.
Findings: The following aspects of the proposal address this guideline:
 Brick cladding and the aluminum storefronts are high-quality materials.
 The commercial grade vinyl windows on the upper stories are also durable
materials.
 Upper story facades have clear organization and relation to the ground floor,
creating a well-composed exterior.
 Proposed canopies are constructed of high-quality, durable materials, including a
powder-coated steel frame system with tongue-and-groove cedar soffit.
o Some Commissioners expressed concern with the use of wood in the soffit;
they have noted that water damage is common on similar soffits found
elsewhere in the city. Ultimately, however, they chose not to condition a
different material for the soffit.
o Staff had originally expressed concerns regarding the canopy connection
details and recommended a condition of approval for a follow-up design
review to fully evaluate the canopy connection. At the April 26, 2018
Design Commission hearing, the applicants stated that the canopies
would not connect to the brick piers, but would be attached with knife
plate connections to steel beams in the storefront system. The
Commission found that this would be a quality connection system.
At the April 26, 2018 Design Commission hearing, the majority of commissioners found
that the simple, straightforward composition of this building was its strength, and that
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adding additional detailing, such as adding brick detailing to the west end wall, would not
be cohesive with the rest of the design.
Several features of the proposal lack either sufficient detail to determine overall quality
and coherency, or are lacking in quality, and require further refinement to satisfy this
guideline:
 Cembrit brand fiber cement panels are proposed along small areas of the ground
floor and between windows on the upper stories. This type of fiber cement is
generally of a higher quality and durability, owing to its higher density and
intrinsic, through-coloration. Details for both areas are lacking, however, so it is
unclear how this material interfaces with the brick and storefront sill curb.
o The Design Commission typically does not find fiber cement installations
at the ground level of buildings to be durable; however, an exception
could possibly be made here due to the limited area clad with fiber
cement panels and the fact that these panels are placed within recesses
behind the sidewalk edge. The proposed fiber cement panels at the
ground level could also be replaced with brick for higher durability. This
would also integrate well with the rest of the building’s composition.
o Narrow fiber cement panels are proposed as vertical mullion trim
between windows in each pair of windows on the upper stories. This trim
should be recessed behind the face of the brick to allow each pair to read
as one punched opening in the wall. This is suggested in the renderings,
but no architectural detail is provided.
 Plastic through-wall vents are a low-quality system. Additionally, the proposed
system appears to include a wide flange that does not appear as if it will integrate
well with the brick cladding system. Prefinished, flangeless metal louvers that are
color-matched with the brick would be a higher-quality system.
 The parapet coping will be a very visible and important element on the otherwise
regular brick façade. No gauge of metal is provided, but a thickness of at least 22gauge should help to ensure quality, avoiding pillowing or oil-canning.
 Brake metal flashing proposed over the steel storefront/canopy support system
will be very visible in some areas and should be composed of a thicker-gauge
metal to ensure quality and avoid pillowing and oil-canning. Like the parapet
coping, a minimum 22-gauge metal should be sufficient.
With the condition of approval that the proposed fiber cement panel trim between windows
on the upper stories shall be recessed behind the face of the brick;
With the condition of approval that the proposed canopy system connections at the brick
piers and storefront system shall be resolved with a follow-up design review;
With the condition of approval that the proposed through-wall vents shall be a flangeless
metal system, finished to match the brick, instead of the proposed plastic system; and
With the condition of approval that the parapet coping and brake metal flashing over the
storefront and canopy steel supports shall be composed of a minimum 22-gauge metal, this
guideline will be 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
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floor area ratios, intensity of use, size of the use, number of units, or concentration of uses) are
required to go through the adjustment process. Modifications that are denied through design
review may be requested as an adjustment through the adjustment process. The review body
will approve requested modifications if it finds that the applicant has shown that the following
approval criteria are met:
A.
B.

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

Modification #1: 33.266.220.C.3 – Standards for all bicycle parking, Bicycle racks. To
allow proposed long-term bicycle parking racks (which are proposed to be double-decker, floormounted racks with lowering trays) to be spaced at 1’-5” between racks rather than the
required 2’-0”.
Purpose Statement: These standards ensure that required bicycle parking is designed so
that bicycles may be securely locked without undue inconvenience and will be reasonably
safeguarded from intentional or accidental damage.
Standard: 33.266.220.C.3.b. Bicycle racks. The Portland Bureau of Transportation
maintains a handbook of racks and siting guidelines that meet the standards of this
paragraph. Required bicycle parking may be provided in floor, wall, or ceiling racks. Where
required bicycle parking is provided in racks, the racks must meet the following standards:
a. The bicycle frame and one wheel can be locked to the rack with a high security, Ushaped shackle lock if both wheels are left on the bicycle;
b. 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. See Figure 266-11; and
c. The rack must be securely anchored.
A.
B.

Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and
Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.
Findings: The project includes 84 or 86 total long-term bicycle parking spaces (drawings
are not coordinated between Exhibits C.2 and C.9) which are located in a bike parking
room on the ground floor, behind the vehicle parking.
A double-decker floor-mounted system (Dero Decker) with a spacing of 17” between
bicycles is proposed. This system employs vertical staggering, though the exact amount is
not indicated on the drawings provided, to allow bikes to be placed closer together. The 5’
minimum aisle width required by code is still provided, and often exceeded, behind each
bicycle rack, leaving room to maneuver bikes into and out of the racks. These doubledecker racks also pull-out and down to the floor to allow bikes to be loaded more-easily,
without needing to lift them up to the upper rack or duck down to place them in the lower
rack. These racks, therefore, meet the purpose of the standard; the racks retain enough
space, both horizontally and vertically, so that bikes may be securely locked without
undue inconvenience and that they will be reasonably safeguarded from damage.
Allowing slightly less space for bikes allows for additional ground floor area to be devoted
to active uses along the streets on the ground floor. The retail spaces along NW Marshall
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St and NW 16th Ave can be a larger size, which will be accommodating to a larger range of
tenants, helping to activate the enliven the sidewalk. Thus, the proposed modification
better meets Community Design Guidelines P1 – Plan Area Character, E3 – The Sidewalk
Level of Buildings, E4 – Corners that Build Active Intersections, and D7 – Blending into
the Neighborhood, by allowing nearly the full length of ground floor space along NW
Marshall St and much of the ground floor along NW 16th Ave to be occupied by active
ground floor uses with standard storefront glazing.
Therefore, this Modification merits approval.

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

CONCLUSIONS
The Design Commission voted 4-1 to approve the proposal and accept the staff report
recommending approval with conditions, striking one condition and adding two more
conditions, at the April 26, 2018 Design Commission hearing. The dissenting commissioner
stated that his opposition was based around the largely blank west end wall (and, to some
extent, the north end wall, too), which he found to be out of context with adjacent development.
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. With conditions
of approval, the proposal meets the applicable design guidelines and modification criteria and,
therefore, warrants approval.

DESIGN COMMISSION DECISION
It is the decision of the Design Commission to approve Design Review for the proposed new
46,876 SF, 6-story, 73’-11” tall multi-dwelling building with two retail use spaces on the
ground floor in the Northwest Plan District.
All approvals per the approved site plans, Exhibits C.1 through C.31-11, signed, stamped, and
dated May 8, 2018, subject to the following conditions:
A. As part of the building permit application submittal, the following development-related
conditions (B through I) 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 17-112581 DZM". 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.
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D. The proposed garage entry door shall be composed of translucent glazing panels.
E. The proposed fiber cement panel trim between windows on the upper stories shall be
recessed behind the face of the brick.
F. The proposed through-wall vents shall be a flangeless metal system, finished to match
the brick, instead of the proposed plastic system.
G. The parapet coping and brake metal flashing over the storefront and canopy steel
supports shall be composed of a minimum 22-gauge metal.
H. An additional canopy shall be added to the window bay immediately south of the garage
door.
I.

Building name signage shall be added to the canopy over the residential lobby entry.
==============================================

By: _____________________________________________
Julie Livingston, Design Commission Chair
Application Filed: January 27, 2017
Decision Filed: April 27, 2018

Decision Rendered: April 26, 2018
Decision Mailed: May 11, 2018

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
27, 2017, and was determined to be complete on July 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 27, 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 waived the 120day review period, as stated with Exhibit G-3. The review period will expire on July 24,
2018.
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.
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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 May 25, 2018, 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. 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).
Upon submission of their application, the applicant for this land use review chose to waive the
120-day time frame in which the City must render a decision. This additional time allows for
any appeal of this proposal to be held as an evidentiary hearing, one in which new evidence
can be submitted to City Council.
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 (one-half of the application fee for this case, up
to a maximum of $5,000.00).
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 will be recorded with the Multnomah
County Recorder.
• Unless appealed, the final decision will be recorded after May 25, 2018 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
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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 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.
Benjamin Nielsen
April 27, 2018

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 503823-6868).
EXHIBITS – NOT ATTACHED UNLESS INICATED
A. Applicant’s Submittals
1. Original Narrative, dated 01/25/2017 and received 01/27/2017
2. Original Drawing Set, dated 01/26/2017 and received 01/27/2017
3. Email from applicant re: design revisions, received 04/17/2017
4. Revised Drawings, dated 04/2017 and received 04/17/2017
5. Email from applicant re: partial design packet responding to comments, received
05/03/2017
6. Revised Drawings, dated 05/2017 and received 05/03/2017
7. Revised Narrative, dated 06/21/2017 and received 06/23/2017
8. Revised Drawing Set, dated 06/21/2017 and received 06/23/2017
9. Email from applicant requesting to deem the application complete, received
07/24/2017
10. Revised Drawing Set, dated 09/2017 and received 09/18/2017
11. Revised Drawing Set, dated 01/2018 and received 01/18/2018
12. Revised Narrative, dated 01/30/2018 and received 01/28/2018 (received with check for
Modification request)
13. Revised Drawing Set, dated 02/2018 and received 02/22/2018
14. Revised Plans and Elevations, received 04/10/2018
15. Driveway Design Exception application (to PBOT), received 04/15/2018
16. Revised Drawing Set, dated 04/26/2018 and received 04/16/2018
17. UVE Site Exhibit, Utility Plan, and PGE Vault submittals, received 04/16/2018
18. Stormwater Report, Utility Plan, and UVE Site Exhibit, received 04/17/2018
B. Zoning Map (attached)
C. Plan & Drawings
1.
Site Plan (attached)
2.
Level 1 floor plan
3.
Not used.
4.
Level 2 floor plan
5.
Level 3,4,5,6 floor plan
6.
Not used.
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7.
Roof Plan
8.
Typical Floor Plan
9.
Bike Room at Level 1
10.
South Elevation
10-1. South Elevation B&W (attached)
11.
North Elevation
11-1. North Elevation B&W (attached)
12.
East Elevation
12-1. East Elevation B&W (attached)
13.
West Elevation
13-1. West Elevation B&W (attached)
14.
Section Looking West
15.
Section Looking North
16.
Balcony Detailing
17.
Wall & Window Details
18.
Not used.
19.
Parapet Detail
20.
Sidewalk Canopy & Wall Details
20-1. Garage Entry Detail
21.
Lobby Entry & Signage Details
22.
Material Palette
23-1. Landscape Plan
23-2. Landscape Plan
23-3. Landscape Plan
24-1. Exterior Lighting Plan-1
24-2. Exterior Lighting Plan-2
25.
Not used.
26.
Utility Plan
26-1. UVE Vault Location
26-2. UVE Vault Spec
27.
Survey
27-1. Product Cutsheet – 1 – LED Ex. Downlight
27-2. Product Cutsheet – 2 – LED Ex. Downlight
27-3. Product Cutsheet – 3 – LED Pathway
28.
Product Cutsheet – 4 – Brick and Fiber Cement
29.
Not used.
30.
Product Cutsheet – 6 – Window & Door
31-1. Product Cutsheet – 7 – Storefront Window & Door
31-2. Product Cutsheet – 8 – Storefront Window & Door
31-3 through 31-5. Not used.
31-6. Product Cutsheet – 13 – Roof Generator
31-7. Product Cutsheet – 14 – Retail Heatpump
31-8. Not used.
31-9. Product Cutsheet – 16 – Garage Door
31-11. Product Cutsheet – 18 – Wall Vent
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
7. Second posting letter sent to applicant
8. Second notice to be posted
9. Second applicant’s statement certifying posting

Page 16

Final Findings and Decision for
Case Number LU 17-112581 DZM – 1111 NW 16th Ave Residential Mixed-use

Page 17

E. Agency Responses:
1. Bureau of Environmental Services
2. Bureau of Transportation Engineering and Development Review
3. Life Safety Review Section of BDS
4. Bureau of Parks, Forestry Division
5. Water Bureau
6. Bureau of Environmental Services Addendum
F. Letters
1. Greg Theisen, Co-chair NWDA Planning Committee, 3/15/2018, testimony generally in
favor
G. Other
1. Original LUR Application
2. Pre-application Conference Summary Notes
3. Signed Request for an Evidentiary Hearing and Waiver of Right to a Decision within 120
Days
4. Incomplete Application Letter, sent 02/26/2017
5. Design comments email, sent 04/26/2017
6. Design comments email, sent 05/16/2017
7. Design comments email, sent 07/13/2017
8. Email reminder re: 180-day deadline, sent 07/18/2017
9. Email string between staff and applicant re: keeping application on hold pending
payment of Modification and/or Adjustment fees, 07/24/2017
10. Zoning code comments email, sent 10/12/2017
11. Design comments email, sent 11/09/2017
12. Email string between staff and applicant re: outstanding code issues and scaling
issues, 01/18/2017 – 01/22/2018
13. Design comments email, sent 02/14/2018
14. Original Staff Report, dated 02/26/2018
15. Staff memo to Design Commission, dated 02/27/2018
16. Email string between BES staff and applicant re: outstanding BES submittals, 04/15 –
04/17/2018
17. Original Staff Report, dated 04/19/2018
18. Staff Memo to Design Commission, dated 04/19/2018
H. Hearing
1. Revised Staff Report, dated 04/26/2018
2. Staff Presentation to Design Commission
3. Applicant’s Presentation to Design Commission

