Date:

March 10, 2020

To:

Interested Person

From:

Grace Jeffreys, Land Use Services
503-823-7840 / Grace.Jeffreys@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 19-206970 DZM 3733 N WILLIAMS, NEW MIXED-USE
GENERAL INFORMATION
Applicant:

Michael Perso, William Kaven Architecture
4075 N Williams Ave #440, Portland OR 97227
mike@williamkaven.com, 503.308.8327

Owner/Agent:

Brad Hosmar, Williams 37 LLC
3330 NW Yeon Ave. Ste 100, Portland, OR 97210

Site Address:

3733 N WILLIAMS AVE

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

BLOCK 29 LOT 5, ALBINA HMSTD
R010505950
1N1E22DC 13200
2630

Neighborhood:
Business District:

Boise, contact boiselanduse@gmail.com
South Portland Business Association, contact
info@southportlanddba.com., Williams Vancouver Bus. Assoc., contact
info@williamsdistrict.com
Northeast Coalition of Neighborhoods, contact Jessica Rojas at
jessica@necoalition.org
None
CM3(MU-U)d,m, Commercial Mixed Use 3 (CM3), with Design (d) and
Centers Main Street (m) overlays, and a Mixed Use-Urban Center (MUU) Comprehensive Plan Designation.
DZM, Design Review with Modification reviews
Type II, an administrative decision with appeal to the Design
Commission.

District Coalition:
Plan District:
Zoning:
Case Type:
Procedure:
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Proposal:
The applicant is seeking Design Review approval for a new mixed-use residential development
comprised of two four-story buildings organized around a shared, private courtyard, located on
a 6,000 SF site spanning between N. Williams and the Vancouver/ Williams Alley.
The East Building, fronting N Williams, is comprised of three stories of residential units over
ground level retail and one residential unit. The West Building, fronting the Vancouver/
Williams Alley, is comprised of three stories of residential units over ground level lobby,
services and two residential units. The main residential entries for the two buildings both face
the private courtyard via a pedestrian path and gated residential entry off of N Williams.
The primary building materials are box rib metal panel with vinyl window systems over boardformed concrete (street and alley frontages) painted fiber-cement (sides and courtyard),
aluminum storefronts, and painted steel canopies.
One (1) Modification is requested:


Transit Street Main Entrance, PZC, 33.130.242, to allow the Main Entrances of the East
Building to be accessed from the private courtyard via a pedestrian path and gated entry off
of N Williams.

Design review is necessary because the project proposes new development within a design
overlay zone.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33. The
relevant criteria are:



Community Design Guidelines
33.825.040 Modifications That Will Better Meet Design Review Requirements

ANALYSIS
Site and Vicinity: The project site is a 6,000 square foot lot which fronts N Williams to the
east and the Vancouver/Williams Alley to the west. The site is also located mid-block between
N Beech Street and N Failing Street.
The site and the properties to the north and south along N Williams are zoned CM3d,m, which
includes a Centers Main Street (m) overlay in response to Williams. The properties to the west
of the site across the Vancouver/Williams Alley are zoned CM3d, without the Main Street
overlay.
The City’s Transportation System Plan (TSP) classifies the abutting rights-of-way (ROWs) as
follows:
 The site is not currently located within a Pedestrian District.
 N Williams is classified as a Major Transit Priority Street, a Major City Bikeway, and a City
Walkway.
 Vancouver/Williams Alley is classified as a Local Service street for all modes.
Zoning: The Commercial/Mixed Use 3 (CM3) zone is a large-scale zone intended for sites in
high-capacity transit station areas, in town centers, along streetcar alignments, along civic
corridors, and in locations close to the Central City. It is intended to be an intensely urban
zone and is not appropriate for sites where adjacent properties have single-dwelling residential
zoning. The zone allows a wide range and mix of commercial and residential uses, as well as
employment uses that have limited off-site impacts. Buildings in this zone will generally be up
to six stories tall unless height and floor area bonuses are used, or plan district provisions
specify other height limits. Development is intended to be pedestrian-oriented, with buildings
that contribute to an urban environment with a strong street edge of buildings. The scale of
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development is intended to be larger than what is allowed in lower intensity commercial/mixed
use and residential zones. Design review is typically required in this zone.
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 Centers Main Street “m” overlay zone encourages a mix of commercial, residential and
employment uses on the key main streets within town centers and neighborhood centers
identified in the Comprehensive Plan. The regulations are intended to encourage a continuous
area of shops and services, create a safe and pleasant pedestrian environment, minimize
conflicts between vehicles and pedestrians, support hubs of community activity, and foster a
dense, urban environment with development intensities that are supportive of transit.
Land Use History: City records indicate no relevant prior land use reviews.
Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed January 31, 2020.
The following Bureaus have responded with no issues or concerns:







Bureau of Environmental Services (Exhibits E.1)
Bureau of Transportation Engineering (Exhibit E.2)
Water Bureau
Fire Bureau (Exhibit E.3)
Site Development Section of BDS (Exhibit E.4)
Life Safety Section of BDS (Exhibit E.5)

Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on January 31,
2020. Two written responses have been received from either the Neighborhood Association or
notified property owners in response to the proposal.


Owen Gabbert, Land Use and Transportation Committee Chair of the Boise Neighborhood
Association, on August 8, 2019 wrote that applicant met with the neighborhood on July 22,
2019. The neighborhood encouraged the addition of bike parking at the ground level
designed to accommodate a variety of bike types, especially since the units are small, and
there are no elevators. The email also noted they were concerned that the project appears to
be designed to avoid the inclusionary zoning requirements (Exhibit F.1).
Staff Response: A bike room has been added at the ground level, which is accessed off the
alley to address both the neighborhood as well as staff concerns. With reference to the
inclusionary zoning requirements, the affordability of units beyond the code requirements
is outside the scope of this design review. The purview of this review includes elements that
relate to the approval criteria, in this case, the Community Design Guidelines and
33.825.040 Modifications That Will Better Meet Design Review Requirements. Refer to the
findings below for further detail.



Sherifa Roach, February 20, 2020, wrote with concerns about the Modification requested to
the Transit Street Main Entrance standard, and that the proposed private courtyard design,
with entries off the courtyard rather than facing the street, cuts residential activity off from
the street to the detriment of the public realm, and believes that the potential retail space
along the street frontage will not compensate for the loss of residential activity.
Staff Response: These concerns are noted and shared; however, the majority of the frontage
along Williams is glazed retail space, which is considered an active use, and has the
potential to be highly activated. Refer to findings under “Modifications” below for further
detail.
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ZONING CODE APPROVAL CRITERIA
(1) DESIGN REVIEW (33.825)
Chapter 33.825 Design Review
Section 33.825.010 Purpose of Design Review
Design review ensures that development conserves and enhances the recognized special design
values of a site or area. Design review is used to ensure the conservation, enhancement, and
continued vitality of the identified scenic, architectural, and cultural values of each design
district or area. Design review ensures that certain types of infill development will be
compatible with the neighborhood and enhance the area. Design review is also used in certain
cases to review public and private projects to ensure that they are of a high design quality.
Section 33.825.055 Design Review Approval Criteria
A design review application will be approved if the review body finds the applicant to have
shown that the proposal complies with the design guidelines for the area.
Findings: The site is designated with design overlay zoning (d), therefore the proposal
requires Design Review approval. Because of the site’s location, the applicable design
guidelines are the Community Design Guidelines.
Community Design Guidelines
The Community Design Guidelines consist of a set of guidelines for design and historic design
cases in community planning areas outside of the Central City. These guidelines address the
unique and special characteristics of the community plan area and the historic and
conservation districts. The Community Design Guidelines focus on three general categories: (P)
Portland Personality, which establishes Portland's urban design framework; (E) Pedestrian
Emphasis, which states that Portland is a city for people as well as cars and other movement
systems; and (D) Project Design, which assures that each development is sensitive to both
Portland's urban design framework and the users of the city.
Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project. Additionally, the findings have been organized under three tenets,
“Context”, “Public Realm”, and “Quality and Permanence”.
CONTEXT
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.
Findings for P1 and D7: This proposed development strengthens the character of the
area and incorporates elements of nearby, quality buildings as follows:


Ground floor active use extends the majority of the Williams frontage, and the
building’s canopy overhead provides shelter for passers-by. While much of Williams
has evolved commercially in the last decade, the east side of Williams between Beech
and Failing has remained largely devoid of any retail presence. This project will begin
to link the energy of New Seasons and One North to the south with the wellestablished retail corridor north of Failing by providing a glazed retail space that
fronts majority of the Williams frontage, adding activation to the east side of the
street that has historically been single family housing.



Similarly, the entrance to the shared private courtyard, which serves as the outdoor
living space for both buildings, has been located along N Williams via a gated
residential entry, and is highlighted by a brightly colored return of the canopy. The
residential entry gate has been set back from Williams to allow room for a side
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window from the retail space which will provide views towards the gated entry as well
as south down Williams. A green wall just inside the gated main entrance alludes to
the landscape ahead, linking the public and semi-public elements of the site.


Along the alley, ground level setbacks and landscaping, paired with bike room and
glazed egress door, as well as unit windows that provide views, will help activate the
alley.



At four stories, the height of the proposed project is at a scale appropriate with both
the commercial and residential developments along N Williams, and in keeping with
the un-adopted Boise Neighborhood Design Guidelines’ desire for 45’ height
buildings.



The design’s simple massing reflects the building’s interior functions, with an
articulated base and top reminiscent of numerous streetcar era commercial buildings
and consistent with the scale of existing and on-going development along N Williams.



The material palette is simple yet textured, with a distinct but cohesive
differentiation between ground floor retail and residential floors above. Similar to
current and historic development along N Williams, the primary cladding is box
rib/profile metal panels with large windows and integrated venting, and board
formed concrete at the base to provide a robust and textured cladding at the
pedestrian level.



The neighborhood’s Design Guidelines, which are not officially recognized by City
code, nonetheless provide additional guidance of desired characteristics and
traditions in this particular neighborhood. The proposed project is in keeping with
these un-adopted guidelines by avoiding over-articulated massing; articulating and
delineating the base/ground floor with material changes; providing a higher floor to
floor height and storefront glazing at the ground level; creating ground floor
commercial intent; limiting building height to 45’; providing quality materials; using
a simple material palette limited to three main materials; varying the scale of
materials; providing ample glazing for all spaces and transparent, operable windows;
avoiding the use of PTAC units in windows; and creating facade surface depth and
texture.



Additional moves, including ground floor setbacks, generous canopies, and large
glazed openings at storefront provide shelter and engage pedestrians. Landscaping
has been implemented along frontages (Williams and the Alley) and within the
courtyard in an effort to soften the building edges and to help delineate pedestrian
zones at the ground level.

Both the design, which is simply massed and composed, and the program, which is
residential and retail, are a suitable fit along N Williams, embodying the identity of the
neighborhood and furthering its goal to be a diverse, walkable, pedestrian focused
neighborhood.
These guidelines are therefore met.
PUBLIC REALM
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.
Findings for E1 and E2: This proposed development enhances the pedestrian
experience in the following ways:
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Gentle sidewalk grading combined with the canopy and ground level setbacks will
allow for a comfortable outdoor experience at the retail space and the gated
residential entry along N Williams.



Street trees and associated planters along the furnishing zone create visual interest
and help buffer the sidewalk from the street. When combined with the building
overhang and canopies, the planting also creates a sense of enclosure and protection
from vehicular traffic. Additionally, the design proposes changes in concrete score
patterns to help reinforce and delineate the pedestrian through zone from the
furnishing and building zones on either side.



The courtyard is connected to the street by a pedestrian path and the gated
residential entry, yet it is also physically buffered from it by the massing of the East
Building. A colorful canopy and residential gate help emphasize this connection to
the courtyard and residential building entries beyond, and a green wall along the
path between sidewalk and courtyard create interest and hint at the landscaped
courtyard. The pedestrian path from the gated residential entry to the courtyard has
been given further attention to ensure it is efficient, pleasant, and safe:



-

The path is efficient; for the West building the path is a straight line, and for the
east building the path is less than 120% of the straight line distance, and only a
few steps greater than the straight line distance.

-

The path is pleasant; care has been taken to create a positive and welcoming
impression for building tenants and guests as well as passers-by by setting back
the entry gate and providing views from the retail towards the entry area, and by
a comfortable 6’-6” wide paved surface, lined with green wall planting along the
right-hand side.

-

The path has been designed with safety in mind; the entire path can be visually
inspected from the secure gate and is well lit to eliminate any opportunity for
hiding places. The gate will include panic hardware for egress, as an additional
means of ensuring safety.

While this is not a large scale project, ground level setbacks along N Williams Ave, a
generous canopy over the gated residential entry and along the retail frontage allow
for covered window shopping and/or seating areas adjacent to the right-of-way.
Though no seating is proposed as part of this proposal, the intent of creating this
space is to allow a restaurant or cafe tenant to provide outdoor seating to engage the
sidewalk.

These guidelines are therefore met.
E3. The Sidewalk Level of Buildings. Create a sense of enclosure and visual interest to
buildings along sidewalks and pedestrian areas by incorporating small scale building design
features, creating effective gathering places, and differentiating street level facades.
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 for E3 and E5: The proposal is massed and programmed to meet the intent of
these guidelines as follows:


The proposal, with only 50 feet of public frontage, creates a sense of enclosure and
visual interest through the use of material and subtle shifts in massing, texture, and
color.



Board formed cast-in-place concrete at the ground floor provides texture and a
durable and quality surface at the public realm. The playful use of color at the
courtyard main entrance, canopy and ground level soffit are juxtaposed against the
concrete to enhance pedestrian interest while signaling the residential entry. The exit
stair and fire riser room are grouped away from the retail entry and the doors match
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the storefront system. Above the ground floor, the large windows along the street
facade reveal the building’s residential interior to the street along N Williams. The
upper massing is composed, distinguished from the building base, and visually
engages pedestrians to enliven the streetscape.


The ground floor setbacks, canopies and building overhang combine to provide
shelter and engage pedestrians. Landscaping is provided along both street and alley
frontages in an effort to soften the building edges from adjacent rights-of-way, and to
delineate pedestrian zones at the ground level.



In the courtyard, planting, and pervious pavement help reduce glare/reflection and
provide both privacy and sun shading for the units that front the courtyard.
Additionally, a short cantilever along the alley provides the same protection to the
unit on the ground floor.

These guidelines are therefore 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;
D3. Landscape Features. Enhance site and building design through appropriate placement,
scale, and variety of landscape features.
Findings for D1 and D3: The proposal features exterior site design intended to meet
these guidelines, such as:


The proposed two buildings are organized around a shared, private courtyard that
acts as the living room for both buildings and is the main organizing element of the
site, allowing both activation of the street frontage by retail and an intimate
apartment entry experience off the courtyard. The courtyard also serves as shelter
from the street, a green respite and an outdoor amenity for residents including a
water feature, seating areas, planters and tree canopy. The pedestrian path from N
Williams provides a connection to this residential courtyard, while also lending the
courtyard visual and auditory relief from the street.



The landscape features throughout the proposed project are integral to the
experience of the site and help organize the buildings programmatic elements.
Beginning at the public streetscape along Williams, plantings are proposed along the
furnishing zone to help define and accentuate the pedestrian experience and create a
visual and physical buffer from the street. Along the N Williams frontage, as well as
just inside the courtyard main entrance, planting trellises are provided with climbing
jasmine vine to soften the pedestrian experience, engage the senses, and allude to
the landscaped courtyard beyond.



The courtyard’s design offers outdoor gathering areas, white noise, landscaping and
private tenant screening. It is intended to act as the buildings’ outdoor living room
and bring a sense of the northwest woods to the heart of an urban site.

These guidelines are therefore met.
D2. Main Entrances. Make the main entrances to houses and buildings prominent,
interesting, pedestrian accessible, and transit-oriented.
Findings: Entry prominence is conveyed as follows:


The main entries to both ground floor retail and the residential courtyard/lobby have
been designed to be prominent, interesting, pedestrian accessible and transitoriented. By not proposing parking at the site and limiting building access from the
alley to bike parking, service spaces and fire exit stairs, the entire site’s activity
becomes transit-oriented and N Williams focused. Both the retail entry and gated
residential entry are pedestrian accessible off N Williams and sheltered by the canopy
overhead.
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The ground floor retail entry is located within the highly glazed retail storefront,
allowing future merchants to use the generous glazing bays to highlight the activity
inside. The storefronts step back slightly to allow a more gracious approach and
leave room for merchandise, signs, and retail activity to spill onto the streetscape
while not encroaching on the public right-of-way.



The courtyard entry is made prominent by the interplay of canopy and color and by
contrasting material from the board formed concrete and storefront of the retail. As
the building’s colorful soffit tracks toward the courtyard entry, it turns down and
extends out as a canopy, framing and signifying the main entry to the site. The use
of bright color contrasts the subtle natural material palette of the rest the project
providing interest, prominence, and a sense of fun.

This guideline is therefore met.
D5. Crime Prevention. Use site design and building orientation to reduce the likelihood of
crime through the design and placement of windows, entries, active ground level uses, and
outdoor areas.
Findings: The following building and site design attributes will serve to minimize the
potential for crime:


Pedestrian scale lighting is proposed at building overhangs and canopy. Fixtures are
situated in order to eliminate shadowy niches and to promote visual identification.
Access to the courtyard is restricted, via card key access and call box, to building
occupants and their guests.



Additional security is promoted by active uses and generous glazing that provides
passive observation the length of street frontage on N Williams. The transparent
retail space provides daytime and evening oversight while the courtyard main
entrance, with constant resident activity, will provide a physical presence along N
Williams throughout the day and night. Large windows on upper floors provides
further oversight by the building’s entire population. Operable windows allow for
sound connection to the streetscape below and early warnings.



Similarly, along the alley, apartments are located on all floors with large openings
and operable windows to provide alley oversight by the building’s tenants.

This guideline is therefore met.
QUALITY AND PERMANENCE
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 use of quality materials and careful detailing will help create interesting,
cohesive, and long lasting facades.


Building design, massing, and programming, as described above, contribute to
Interest, Quality and Composition. These are supported and enhanced by the
selection of quality materials, the strategic use of color, the overhead steel canopy
and building overhangs, the glazed areas facing N Williams and the Alley and the
metal panel patterning on the property line elevations.



The massing and design of the two buildings and the courtyard all work together to
create an overall unified composition, and the buildings work together to create a
cohesive pair.



Each building is also cohesive in itself, and each facade responds to its relationship
to frontage and context, while contributing to a coherent whole. The overall form of
the buildings reflects the functional programs, with primary residential volumes over
a retail base at the N Williams frontage of the East Building, and over the bike room,
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service spaces and a residential unit at the alley frontage of the West Building. The
massing and materials express and support these compositions:



-

At the ground level, the street and alley elevations (east and west) are clad with
board-formed concrete, with aluminum storefront facing N Williams, and
storefront and vinyl windows at the unit facing the alley. The side elevations
(north and south) are clad with a mix of board formed concrete and painted fiber
cement.

-

Above the ground level, the street and alley elevations (east and west) are clad
with box-ribbed metal panel. The side elevations (north and south) are clad with
a mix of box-ribbed metal panel and smooth metal panels to add pattern and
texture to what might otherwise be blank walls.

-

At the roof level, the mechanical equipment is organized and grouped centrally,
setback from parapet edges to ensure equipment will be shielded from residences
and pedestrians alike.

Quality materials are proposed to ensure longevity.
-

The box-rib metal panels have a 2” x 2” rib spacing, which along with a 24 gauge
thickness, will provide sufficient rigidity and minimize oil canning.

-

The brake-formed flat metal panels are generally 6’ x 10” wide, which along with
a 22 gauge thickness, will provide sufficient rigidity and minimize oil canning at
this 10” width.

-

The painted cement board is 7/16” thick, which is much thicker than standard
cement board. This thickness allows the use of recessed metal trim reveals and
countersunk and patched fasteners, giving this material the appearance of a
hidden fastener metal panel or composite wall cladding product without flanged
trims which can give other cement board applications a flat, papery look.



To reduce the impact of venting through the façades, rather than venting directly
through the textured box-rib, ports have been located behind louvers which are
grouped with window openings.



Some aspects of the detailing, however, are less than ideal. Details indicate a less
than 1” setback of window frames to outside face of box-rib cladding, flat paneling
and louvers (Exhibits C.17, C.18, C.19 and C.20), which can result in relatively flat
façades, providing much less punch than is expected at window openings. To
compensate for this lack of depth, a shallow painted metal frame is proposed
surrounding each group of windows, which helps slightly by adding a small amount
of depth to the facades. While not ideal, because of the generous size of the windows
on Williams and the coherent grouping and the integration of venting, on balance,
this approach will not be as detrimental to the overall building expression as it could
be.

The buildings’ quality materials, strategic use of color, protective steel canopy, glazed
frontages, composed facades and metal patterning on the property line elevations will all
contribute to the surrounding urban fabric.
This guideline is therefore met.
(2) MODIFICATION REQUESTS (33.825.040)
33.825.040 Modifications That Will Better Meet Design Review Requirements:
The review body may consider modification of site-related development standards, including
the sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the design review
process. These modifications are done as part of design review and are not required to go
through the adjustment process. Adjustments to use-related development standards (such as
floor area ratios, intensity of use, size of the use, number of units, or concentration of uses) are
required to go through the adjustment process. Modifications that are denied through design
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review may be requested as an adjustment through the adjustment process. The review body
will approve requested modifications if it finds that the applicant has shown that the following
approval criteria are met:
A.

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

B.

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

Modification to Transit Street Main Entrance, (PZC, 33.130.242). The project proposes to
allow the Main Entrance of the East building to be accessed from the private courtyard via a
pedestrian path and gated entry off of N Williams, rather than directly face N Williams.
Purpose Statement: Locating the main entrance to a use on a transit street provides
convenient pedestrian access between the use and public sidewalks and transit facilities,
and so promotes walking and the use of transit.
Standard: For portions of a building within the maximum building setback, at least one
main entrance for each nonresidential tenant space on the ground floor, and one main
entrance to a multi-dwelling structure must meet the standards of this section. The ground
floor is the lowest floor of the building that is within four feet of the adjacent transit street
grade. The main entrance must:
1. Be within 25 feet of the transit street;
2. Allow pedestrians to both enter and exit the building; and
3. Meet one of the following:
a. Face the transit street;
b. Be at an angle of up to 45 degrees from the transit street, measured from the street
property line, as shown in Figure 130-13; or
c. If it is an entrance to a multi-dwelling structure:
(1) Face a courtyard at least 15 feet in width that abuts the transit street and that is
landscaped to at least the L1 level, or hard-surfaced for use by pedestrians; and
(2) Be within 60 feet of the transit street.
A. Better meets design guidelines. The resulting development will better meet the applicable
design guidelines.
Findings: The project proposes locating the main entrance of the East building off the
private courtyard, accessed via a pedestrian path and gated residential entry, rather than
locating it directly on N Williams.
The proposed gated residential entry, which faces N Williams, is intended to serve as the
main residential entry for both buildings. It opens to a pedestrian path which leads to the
private central courtyard, where the main entrances for both the East and West buildings
are located. This gated entry, which will act as the main site entry point that most residents
and their guests will use, is not considered a main entrance by the definition in 33.910,
because it does not open directly into a building. The gated residential entry functions
similarly to a building main entry; however, it accesses an outdoor site circulation system
rather than a building lobby facing N Williams.
The resulting development better meets design guidelines E1 Pedestrian Network, E3 The
Sidewalk Level of Buildings, D1 Outdoor Areas, D2 Main Entrances and D8 Interest, Quality,
and Composition, then a proposal that meets the standards, for the following reasons:


The width of the William’s frontage is relatively narrow, at 50 feet in width, and the
majority of this frontage is programed with a highly-glazed retail space, which is
intended to active the street. If a separate entry and lobby for the East building was
added to this frontage, the width of this retail space would be greatly reduced, likely to
the point it loses its presence and functionality.



The proposal has intentionally been designed around the central courtyard to share
services between the two buildings. By grouping the entries to the two buildings at the
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shared courtyard, service uses can be more easily and conveniently be shared between
them. Building services such as the bike room, mail and trash have been located in the
West building, which allows the East building frontage on Williams to maximize its
retail presence.


The central courtyard also acts as the living room for both buildings and is the main
organizing element of the site, allowing both full activation of the Williams street
frontage and a more intimate apartment entry experience. The courtyard serves as
shelter from the street, a green respite in the heart of an urban corridor and as an
outdoor amenity for residents including barbeque, a water feature, seating areas,
planters and tree canopy. The design of the pedestrian path to N Williams provides both
a physical connection to the courtyard while simultaneously lending the courtyard
visual and auditory relief from the street. This path provides a transition from the
public realm of the busy street to the quieter residential courtyard. If the East building
had a separate primary entrance on Williams, it would be effectively turning its back on
the courtyard, diminishing the pedestrian activation of this outdoor space and limiting
building resident interaction.



By pairing the entries to both buildings at the courtyard and consolidating the main
residential entry sequence to one access point on Williams, the arrival at the site for
residents and their guests is very clear. If two residential access points were provided
on Williams, one to a main entrance for the East Building, and a second one leading to
the main entry for the West Building off the courtyard, this may lead to confusion for
guests and visitors alike.



The gated residential entry on Williams has been designed to be pedestrian accessible
and transit-oriented. By not proposing parking at the site, and limiting building access
from the alley to bike, service spaces and fire exit stairs, the site’s pedestrian activity
becomes N Williams focused and transit-oriented. The gated residential entry is
pedestrian accessible off N Williams and sheltered by the building’s canopy. Allowing
the buildings to share this access point promotes pedestrian and bicycle use by
promoting easy access to shared building services and bike parking in the West
Building.



The gated residential entry contributes to the interest, quality and composition of the
project through the selection of materials, the use of color, the modulation it adds to the
ground floor, and the interplay of steel canopy and building overhang. Separating this
entry from the East building would detract from this large gesture, confuse the overall
circulation patterns of the site, and isolate building occupants from one another.

If a lobby entrance for the East building was added to the Williams frontage, it would
replace retail frontage, which is considered an active use. It would also separate the
entrances of the two buildings. The private courtyard, which is a central organizing feature
of this project, links the two buildings visually and physically, and provides light, air and
views for the courtyard units, as well as screening, landscape amenity and outdoor
communal space for residents. By locating the entrances of both buildings off the private
courtyard, it will be better activated by more residents passing through it. This criterion is
met.
B. Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.
Findings: The purpose of the Transit Street Main Entrance standard is to provide
convenient pedestrian access between the use and public sidewalks and transit facilities
and promote walking and the use of transit.
Per 33.130.242, for portions of a building within the maximum building setback, at least
one main entrance to a multi-dwelling structure be within 25 feet of the transit street, allow
pedestrians to both enter and exit the building; and either face the transit street or face a
courtyard at least 15 feet in width that abuts the transit street. The Transit Street Main
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Entrance requirement applies to the East Building only, as the West Building is located
outside of the maximum setback.
Rather than locate the main entrance for the East building on N Williams, this proposal
asks to locate it off the shared private courtyard, which does not open to N Williams. This
proposal, on balance, is consistent with the purpose of the standard because it provides
convenient pedestrian access between the use and public sidewalks and transit facilities
and promotes walking and the use of transit. This criterion is met.
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 requirements of Title 11
can be met, and 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 design will
enhance the sense of place, with its simple massing and restrained yet quality material palette
which recall the simple forms and elegant materials of streetcar-era commercial buildings
which once activated the streets. The program will provide pedestrian activation along the N
Williams street frontage, with a highly glazed retail space, building setbacks, landscaping, a
canopy and quality and robust materials such as board-formed concrete and aluminum
storefronts. The landscaped courtyard will provide a welcome outdoor amenity for residents.
The proposal meets the applicable design guidelines and modification criteria and therefore
warrants approval.

ADMINISTRATIVE DECISION
Approval of a new mixed-use residential development comprised of two four-story buildings
organized around a shared, private courtyard, with ground level retail and residential units
above.
Approval of a Modification to Transit Street Main Entrance, PZC, 33.130.242, to allow the Main
Entrance of the East building to be accessed from the private courtyard via a pedestrian path
and gated residential entry off of N Williams.
Approval per site plans, Exhibits C-1 through C-53, signed and dated March 6, 2020, 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
a sheet in the numbered set of plans. The sheet on which this information appears must
be labeled "ZONING COMPLIANCE PAGE - Case File LU 19-206970 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.
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C. No field changes allowed.
Staff Planner: Grace Jeffreys
Decision rendered by: ____________________________________________ on March 6, 2020
By authority of the Director of the Bureau of Development Services

Decision mailed: March 10, 2020
About this Decision. This land use decision is not a permit for development. Permits may
be required prior to any work. Contact the Development Services Center at 503-823-7310 for
information about permits.
Procedural Information. The application for this land use review was submitted on August
8, 2019 and was determined to be complete on January 29, 2020.
Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under
the regulations in effect at the time the application was submitted, provided that the
application is complete at the time of submittal, or complete within 180 days. Therefore, this
application was reviewed against the Zoning Code in effect on August 8, 2019.
ORS 227.178 states the City must issue a final decision on Land Use Review applications
within 120-days of the application being deemed complete. The 120-day review period may be
waived or extended at the request of the applicant. In this case, the applicant did not waive or
extend the 120-day review period. Unless further extended by the applicant, the 120 days
will expire on: May 28, 2020.
Some of the information contained in this report was provided by the applicant.
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the
applicant to show that the approval criteria are met. The Bureau of Development Services has
independently reviewed the information submitted by the applicant and has included this
information only where the Bureau of Development Services has determined the information
satisfactorily demonstrates compliance with the applicable approval criteria. This report is the
decision of the Bureau of Development Services with input from other City and public agencies.
Conditions of Approval. If approved, this project may be subject to a number of specific
conditions, listed above. Compliance with the applicable conditions of approval must be
documented in all related permit applications. Plans and drawings submitted during the
permitting process must illustrate how applicable conditions of approval are met. Any project
elements that are specifically required by conditions of approval must be shown on the plans
and labeled as such.
These conditions of approval run with the land, unless modified by future land use reviews.
As used in the conditions, the term “applicant” includes the applicant for this land use review,
any person undertaking development pursuant to this land use review, the proprietor of the
use or development approved by this land use review, and the current owner and future
owners of the property subject to this land use review.
Appealing this decision. This decision may be appealed to the Design Commission, which will
hold a public hearing. Appeals must be filed by 4:30 PM on March 24, 2020 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
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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 March 24, 2020 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
 All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.

Decision Notice for LU 19-206970 DZM - 3733 N Williams, New Mixed-Use

EXHIBITS - NOT ATTACHED UNLESS INDICATED
A. Applicant’s Statement
1. Original Submittal – Narrative and drawings
2. Neighborhood Contact
3. Incomplete response, Narrative and drawings, 10/7/19
4. Response to staff concerns, 11/4/19
5. Response to staff concerns with outdoor area, 11/4/19
6. Response to staff concerns, 1/16/20
7. Stormwater and mod requests, 1/16/20
8. Response to staff concerns, 1/22/20
9. Response to staff concerns about Transit St Modification, 1/27/20
10. Revised packet, 1/28/20
11. Email regarding Mods, 1/29/20
12. Email regarding vents in box rib, 2/10/20
13. Revised alley elevation, 2/11/20
14. Revised gate location, 2/24/20
15. Revised set, 3/3/20
B. Zoning Map (attached)
C. Plans/Drawings:
1. Site Plan (attached)
2. Plans – Level 1
3. Plans – Level 2
4. Plans – Level 3
5. Plans – Level 4
6. Plans – Roof
7. East and West Elevations (attached)
8. South Elevation (attached)
9. Courtyard Elevations
10. North Elevation (attached)
11. Building Sections
12. Enlarged Elevations at residential entry
13. Enlarged Elevations at residential entry and canopy
14. a & b. 3-d of rooftop mechanical
15. Building Details – box rib
16. Building Details – box rib
17. Building Details – box rib, windows
18. Building Details – fiber cement, windows
19. Building Details – junctions, AC ports
20. Building Details – junctions, AC ports
21. Building Details – fiber cement, joints
22. Building Details – fiber cement, windows
23. Building Details – fiber cement, windows
24. Building Details – storefronts, canopies
25. Building Details – storefronts
26. Building Details – residential gate
27. Materials/Colors
28. Landscape Plan
29. Landscape Key
30. Lighting Plan
31. Site Utility Plan
32. Cutsheets – Fiber Cement
33. Cutsheets – Metal Panels
34. Cutsheets – Vinyl Windows
35. Cutsheets – Vinyl Windows
36. Cutsheets – Storefronts
37. Cutsheets – Storefronts
38. Cutsheets – Glazing
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D.
E.

F.

G.
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39. Cutsheets – Glazing
40. Cutsheets – Lighting
41. Cutsheets – Lighting
42. Cutsheets – Lighting
43. Cutsheets – Lighting
44. Cutsheets – Lighting
45. Cutsheets – Rooftop Mechanical
46. Cutsheets – Rooftop Mechanical
47. Cutsheets – Rooftop Mechanical
48. Cutsheets – Bike parking
49. Diagrams – FAR
50. Diagrams – Ground Floor Active Use
51. Diagrams – Landscape
52. Diagrams – Outdoor Area
53. Diagrams – Ground floor windows
Notification information:
1. Mailing list
2. Mailed notice
Agency Responses:
1. Bureau of Environmental Services
2. Bureau of Transportation Engineering and Development Review
3. Fire Bureau
4. Site Development Review Section of BDS
5. Life Safety Review Section of BDS
Correspondence:
1. Owen Gabbert, Boise Neighborhood Association, Land Use and Transportation
Committee Chair, August 8, 2019, wrote that applicant met with the neighborhood on
July 22, 2019, and concerns were noted about lack of ground level bike parking.
2. Sherifa Roach, February 20, 2020, wrote with concerns about the Modification
requested to the Transit Street Main Entrance standard.
Other:
1. Original LU Application
2. Early Assistance Summary Memo, EA 19-230188, 11/7/19
3. Early Assistance Summary Memo, EA 19-133367, 5/10/19
4. Site Images
5. Incomplete letter, 8/22/19
6. Staff email chain issues, 10/17/19
7. Staff email response, 11/13/19
8. Staff email response, 11/18/19
9. 180-day letter, 1/7/20
10. Staff email responses, 1/22/20
11. Staff email response, 1/28/20
12. Staff email response, 1/29/20
13. Staff email response, 2/4/20

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).

