Date:

February 26, 2021

To:

Interested Person

From:

Staci Monroe, Land Use Services
503-865-6516 / staci.monroe@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 20-168351 DZ GW
FREMONT PLACE I & II IMPROVEMENTS
GENERAL INFORMATION
Applicant:

Owners:

Eric Li | TVA Architects
920 SW 6th Avenue, Suite 1500 | Portland, OR 97204
ericl@tvaarchitects.com | 503-517-8165

Fremont Oz Owner LLC
1211 SW 5th Ave Ste 700 | Portland, OR 97204
Rref III-P Fremont Place LLC
1895 NW Front Ave #122 | Portland, OR 97209

Interested Party:

Aaron Van Dyke | Lincoln Properties
1111 SW Fifth Avenue, Suite 700 | Portland, OR 97204

Site Address:

1550 NW NAITO PKWY

Legal Description:

PARTITION PLAT 2019-28, LOT 1&2 TL 402, PARTITION PLAT 201928, LOT 1 TL 401
R649911090, R649911100
1N1E28DD 00401, 1N1E28DD 00402
2828, 2829

Tax Account No.:
State ID No.:
Quarter Section:
Neighborhood:

District Coalition:

Northwest District, contact Greg Theisen at 503-227-5430, Pearl
District, contact Reza Farhoodi or David Dysert at
planning@pearldistrict.org.
Pearl District Business Association, contact at
info@explorethepearl.com.
Neighbors West/Northwest, contact Mark Sieber at 503-823-4212.

Plan District:

Central City - River District

Business District:
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Other Designations:
Zoning:
Case Type:
Procedure:
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none
RX, EXd, g – Central Residential and Central Employment base zones
with Design and Greenway overlay zones (at time of application
submittal)
DZ GW – Design and Greenway Reviews
Type II, an administrative decision with appeal to the Design
Commission.

Proposal:
The applicant seeks Design and Greenway Review approval for alterations to the buildings and
site at 1650 and 1750 NW Naito Parkway in the Pearl Sub District of the Central City Plan
District. The alterations include:
Fremont Place I (northern building):
 Replace existing entry on southern façade with new glazed aluminum curtainwall system, a
rainscreen panel system with both flat metal panels and longboard aluminum siding.
 New entry at the southern end of the building with glazed aluminum curtainwall system is
optional, pending project costs.
Fremont Place II (southern building):
 Replace existing entries on north and south façades with new glazed aluminum curtainwall
system, a rainscreen panel system with both flat metal panels and longboard aluminum
siding.
 A 42.7 SF metal pin mounted sign is proposed on the new entry on the northern façade.
Site:
 Addition of new plaza and a pavilion structure with a mix of fixed seating, site furniture,
and planting.
 Addition of a sidewalk along the southern end of Fremont Place II will be part of a second
phase to be coordinated with the construction of the Fremont Apartment Plaza to prevent
drainage from crossing over the property line.
The value of the project triggers nonconforming upgrades to the site per Zoning Code Section
33.258.070.D. Upgrades to perimeter and interior parking lot landscaping, landscaping within
the greenway setback, trash enclosure screening, and pedestrian connections from Naito
through the site to the Greenway Trail were provided with prior improvements under LU 17113453 DZ GW. This proposal will provide 8 new short-term bike spaces adjacent to the
entrance of the northern building.
Design and Greenway Reviews are required for these non-exempt improvements per Zoning
Code Sections 33.420.041 and 33.440.310.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33,
Portland Zoning Code. The relevant criteria are:



Central City Fundamental Design
Guidelines
River District Design Guidelines



Willamette Greenway Design
Guidelines

ANALYSIS
Site and Vicinity: The subject site is located in the North Pearl Subarea of the River District
Subdistrict of the Central City Plan District. It lies on the northeast side of NW Naito Parkway
[Traffic Access Street, Community Main Street, Transit Access Street, City Walkway/Northwest
Triangle Pedestrian District, City Bikeway, Major Emergency Response Street] and is bound on
its eastern side by the Willamette River. The larger property consists of a surface parking that
serves three-story concrete office buildings—part of a two-building complex that lies between
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the Fremont Bridge on the site’s northwest edge and a single-story warehouse on its
southeastern edge. The large surface parking area at the southernmost end of site is proposed
to be redeveloped.
A segment of the Willamette Greenway trail runs along the northeastern edge of the site along
the seawall which forms the top of the bank of the Willamette River. The seawall and Greenway
trail end at the southeast corner of the site; the natural bank cuts back in slightly on the
property immediately to the southeast. As such, there is currently no Greenway trail
connection between this property and the Greenway trail that begins again south of the
Centennial Mills site and runs all the way to Riverplace at the south end of Downtown. The
Greenway trail does, however, continue to the northwest from the subject site, under the
Fremont Bridge, which looms over the entire area and is the dominant visual element, up to
the old Terminal 1 South pier, where the trail turns towards NW Front Ave at a small cove and
terminates again.
Zoning: The zoning of the property at the time of the application submittal on July 16, 2020
was different than the current zoning. The property in August of 2020 the overlay zones for the
property changed – the Greenway overlay was removed and Environmental and River overlays
were applied. Per Zoning Code Section 33.700.080 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 July 16, 2020 with following
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 Central Residential (RX) zone is a high density multi-dwelling zone that allows the greatest
intensity of development scale in the residential zones. The zone is applied within Portland’s
most intensely urban areas, specifically the Central City and the Gateway Regional Center.
Allowed housing development is characterized by large buildings with a very high percentage of
building coverage. The major types of new housing development will be mid-rise and high-rise
multi-dwelling structures, often with allowed retail, institutional, or other service oriented uses.
Development is intended to be pedestrian oriented, with buildings that contribute to an urban
environment with a strong street edge of buildings located close to sidewalks. The Design
overlay zone is applied to this zone.
The Design “d” overlay zone 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 Central City Plan District implements the Central City Plan and other plans applicable to
the Central City area. These other plans include the Downtown Plan, the River District Plan,
the University District Plan, and the Central City Transportation management Plan. The
Central City plan district implements portions of these plans by adding code provisions which
address special circumstances existing in the Central City area. The site is within the River
District Subdistrict of this plan district.
Land Use History: City records indicate that prior land use reviews include the following:
 CU 066-78 (LU 78-002635 CU) – Conditional Use Review approval to construct a 111,930
SF warehouse within the Willamette Greenway.
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CU 020-83 (LU 83-001098, LU 83-001099) – Conditional Use Review approval for
excavation and fill and Willamette Greenway permit in an M1SW1 zone.
ZC 4684 – Area-wide rezone.
CU 091-85 (LU 85-003378 CU) – Approval of a 1985 conditional use for Phase I of Fremont
Place only, for an approximately 56,000 square foot (office) building with a ratio of 3.5
parking spaces per 1,000 feet of building floor area, or 195 spaces. This included approval
of a Type III review for compliance with Northwest Triangle District. Approval of a
Conditional Use for fill exceeding 1,000 cubic yards in volume. Approval also of a
Willamette River Greenway review and conditional use approval for fill to implement the
Greenway Trail.
DZ 160-85 (LU 85-004430) – Design Review approval for new office construction.
DZ 61-86 (LU 86-004949) – Design Review denial for proposed sidewalk design.
ADA 4-87 (LU 87-000346) – Approval to allow parking in view corridor.
GP 012-87 (LU 87-005410) – Greenway Permit with conditions of approval for phase II of
Fremont Place.
CU 026-87 (LU 87-100067 CU) – Conditional Use Review approval for a three-story
office/flex building in the Northwest Triangle Plan District.
MP 13-87 (LU 87-100068 MP) – A Minor Partition Review. No description is available.
DZ 21-87 – Design Review approval for the second phase of Fremont Place – a three story
office building with 210 parking spaces.
GP 005-89 (LU 89-005572) – Greenway Permit approval to eliminate condition of approval
requiring floating dock.
CU 18-89 (LU 89-033897 CU) – Conditional Use Review approval to eliminate conditions of
approval from GP 12-87.
GP 237-90 – Greenway Permit approval to upgrade an existing facility.
LUR 94-00107 DZ GW (LU 94-011009 DZ GW) – Design Review and Greenway Review
approval, with conditions, to construct a 253’ retaining seawall and relocation of the
stairway from the north to the south side of the platform.
LUR 98-01026 DZ (LU 98-016332 DZ) – Design Review with Modification approval to
reduce the front street landscaping setback along the entire street frontage of NW Front Ave
from 5’-0” to 3’-6”.
LUR 00-00592 DZ (LU 00-007147 DZ) – Design Review approval to add antennas and radio
equipment to the roof of an existing office building.
LUR 01-00521 GW (LU 01-007918 GW) – Greenway Review approval for construction of
CSO tunnel, pipelines at or below grade within the Greenway Overlay zones. Also,
construction of one maintenance building at the confluent shaft on Swan Island in the
EG2g zone.
LU 16-27861 DZM GW– Design and Greenway review approval for a17-story, approximately
307,342 square foot mixed-use building with a retail/restaurant space on the ground floor
and residential on the upper stories. The Design and Greenways Reviews were approved by
the Design Commission, then appealed and tentatively denied by City Council (returning
April 4, 2018).
LU 17-169109 LC – A Lot Consolidation approval to combine multiple lots into two lots in
preparation for a future property line adjustment.
LU 20-217986 DZ – A pending Design Review for proposed exterior alterations to the
previously-approved Fremont Apartments building.

Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed December 31, 2020.
The following Bureaus have responded with no issues or concerns:
 Life Safety Review Section of BDS (see Exhibit E.1)
 Bureau of Environmental Services (see Exhibit E.2)
 Fire Bureau (see Exhibit E.3)
 Bureau of Parks-Forestry Division (see Exhibit E.4)
 Site Development Section of BDS
 Bureau of Transportation Engineering
 Water Bureau
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Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on December
31, 2020. No written responses have been received from either the Neighborhood Association
or notified property owners in response to the proposal.

ZONING CODE APPROVAL CRITERIA
(1) Design Review - Chapter 33.825
Section 33.825.010 Purpose of Design Review
Design review ensures that development conserves and enhances the recognized special design
values of a site or area. Design review is used to ensure the conservation, enhancement, and
continued vitality of the identified scenic, architectural, and cultural values of each design
district or area. Design review ensures that certain types of infill development will be
compatible with the neighborhood and enhance the area. Design review is also used in certain
cases to review public and private projects to ensure that they are of a high design quality.
Section 33.825.055 Design Review Approval Criteria
A design review application will be approved if the review body finds the applicant to have
shown that the proposal complies with the design guidelines for the area.
Findings: The site is designated with design overlay zoning (d), therefore the proposal
requires Design Review approval. Because of the site’s location, the applicable design
guidelines are the Central City Fundamental Design Guidelines and River District
Guidelines.
River District Design Guidelines and Central City Fundamental Design Guidelines
The River District is a remarkable place within the region. The area is rich with special and
diverse qualities that are characteristic of Portland. Further, the River District accommodates
a significant portion of the region’s population growth. This area emphasizes the joy of the
river, connections to it, and creates a strong sense of community. The goals frame the urban
design direction for Central City and River District development.
The Central City Fundamental Design Guidelines and the River District Design Guidelines
focus on four general categories. (A) Portland Personality, addresses design issues and
elements that reinforce and enhance Portland’s character. (B) Pedestrian Emphasis,
addresses design issues and elements that contribute to a successful pedestrian environment.
(C) Project Design, addresses specific building characteristics and their relationships to the
public environment. (D) Special Areas, provides design guidelines for the four special areas of
the Central City.
River District Design Goals
1. Extend the river into the community to develop a functional and symbolic relationship with
the Willamette River.
2. Create a community of distinct neighborhoods that accommodates a significant part of the
region’s residential growth.
3. Enhance the District’s character and livability by fostering attractive design and activities
that give comfort, convenience, safety and pleasure to all its residents and visitors.
4. Strengthen connections within River District, and to adjacent areas.
Central City Plan Design Goals
1. Encourage urban design excellence in the Central City;
2. Integrate urban design and preservation of our heritage into the development process;
3. Enhance the character of the Central City’s districts;
4. Promote the development of diversity and areas of special character within the Central City;
5. Establish an urban design relationship between the Central City’s districts and the Central
City as a whole;
6. Provide for a pleasant, rich and diverse pedestrian experience for pedestrians;
7. Provide for the humanization of the Central City through promotion of the arts;
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8. Assist in creating a 24-hour Central City which is safe, humane and prosperous;
9. Ensure that new development is at a human scale and that it relates to the scale and
desired character of its setting and the Central City as a whole.
Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project.
A4. Use Unifying Elements. Integrate unifying elements and/or develop new features that
help unify and connect individual buildings and different areas.
A5-1. Reinforce Special Areas. Enhance the qualities that make each area distinctive within
the River District, using the following “Special Area Design Guidelines” (A5-1-1 – A5-1-5).
A5-1-5. Reinforce the Identity of the Waterfront Area. Reinforce the identity of the
Waterfront Area with design solutions that contribute to the character of the waterfront and
acknowledge its heritage. This guideline may be accomplished by:
1) Recognizing the area’s industrial history by incorporating remnants of maritime and rail
infrastructure and/or providing docking facilities for a cruise line.
2) Orienting buildings toward the waterfront and adjacent parks and trails.
3) Integrating an active mix of uses along the waterfront and making development open and
accessible in order to maintain the publicness of the greenway.
Findings for A4, A5 & A5-1: The proposal meets these guidelines as follows:


Façade alterations to Fremont Place I and II include new paint on all exterior building
walls and the addition of new building entries, enclosed by a palette of glazed
aluminum curtainwall, flat metal panel, and longboard aluminum siding. Prominent
building entries and similar material palettes are found on commercial buildings
along the Greenway trail and in the larger Pearl District.



The new pavilion construction includes a steel-framed structure with western red
cedar framing members above. The geometry of the pavilion recalls the framed
construction of the Willamette River bridges beyond. The use of wood in the canopy
and seating elements complements the wood boardwalk at the Greenway Trail lookout
immediately east of the site and the wood site features in the future plaza south of the
site’s southern property line, part of the previously approved Fremont Apartments
development.

A8. Contribute to a Vibrant Streetscape. Integrate building setbacks with adjacent
sidewalks to increase the space for potential public use. Develop visual and physical
connections into buildings’ active interior spaces from adjacent sidewalks. Use architectural
elements such as atriums, grand entries and large ground-level windows to reveal important
interior spaces and activities.
A8-1. Design Fences, Walls and Gateways to be Seen Over. Design fences, walls and
gateways located between a building and the sidewalk to be seen over to allow for social
interaction. This guideline may be accomplished by:
1) Elevating building entries higher than the public sidewalk or path.
2) Creating a low fence or wall to visually separate but not hide semi-private spaces.
3) Using a low or stepped-down planting area or terraces to separate private development from
a public sidewalk.
C1. Enhance View Opportunities. Orient windows, entrances, balconies and other building
elements to surrounding points of interest and activity. Size and place new buildings to protect
existing views and view corridors. Develop building façades that create visual connections to
adjacent public spaces.
Findings for A8, A8-1 & C1: The proposal meets these guidelines as follows:


The existing building entries at Fremont Place I and II are currently enclosed by dark,
highly reflective glass that prevents visual connections to activities within the
buildings. The proposed project features new building entries enclosed by floor-toceiling glazed aluminum curtainwall, which will allow views into the building lobbies
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and upper-floor work areas and as well out toward the river and Greenway trail
activities.


The new entries do not project beyond the building façade more than the existing and
the open-work design of the pavilion structure and low seating within it allow existing
east-west views through the site to be maintained. The pavilion provides a transition
between office activities on site and marks the entrance to the Greenway Trail,
celebrating the river.

B1. Reinforce and Enhance the Pedestrian System. Maintain a convenient access route for
pedestrian travel where a public right-of-way exists or has existed. Develop and define the
different zones of a sidewalk: building frontage zone, street furniture zone, movement zone, and
the curb. Develop pedestrian access routes to supplement the public right-of-way system
through superblocks or other large blocks.
B1-1. Provide Human Scale to Buildings along Walkways. Provide human scale and interest
to buildings along sidewalks and walkways. This guideline may be accomplished by:
1) Providing street furniture outside of ground floor retail, such as tables and chairs, signage
and lighting, as well as large windows and balconies to encourage social interaction.
2) Providing stoops, windows, and balconies within the ground floors of residential buildings.
B2. Protect the Pedestrian. Protect the pedestrian environment from vehicular movement.
Develop integrated identification, sign, and sidewalk-oriented night-lighting systems that offer
safety, interest, and diversity to the pedestrian. Incorporate building equipment, mechanical
exhaust routing systems, and/or service areas in a manner that does not detract from the
pedestrian environment.
C12. Integrate Exterior Lighting. Integrate exterior lighting and its staging or structural
components with the building’s overall design concept. Use exterior lighting to highlight the
building’s architecture, being sensitive to its impacts on the skyline at night.
C13. Integrate Signs. Integrate signs and their associated structural components with the
building’s overall design concept. Size, place, design, and light signs to not dominate the
skyline. Signs should have only a minimal presence in the Portland skyline.
Findings for B1, B1-1, B2, C12 & C13: The proposal meets these guidelines as follows:


New on-site pedestrian circulation lighting was submitted and approved in LU 17113453 DZM GW. The proposed pavilion will further enhance the site illumination
with integrated recessed linear LED lighting below benches and the bar top.
Suspended string accent lights to provide ambient lighting for the plaza will provided
by the owner.



Proposed modifications to the building entries at Fremont Place I and II feature glazed
aluminum curtainwall and views into the building lobbies and upper-floor work areas.
The Juxtaposition of warm accent colors and contrasting finishes at the entries
punctuates the arrival location, and accent lighting provides a welcoming
environment for pedestrians and building visitors.



New signage attached to the northern entry façade of Fremont Place II will be well
integrated and complement the streamlined façade aesthetic with its 2” thick
aluminum lettering attached to the longboard metal panel. The LED halo back
lighting will not impact the skyline as it focuses on the wall behind the lettering. The
height of the individual letters (1’ tall) and perpendicular orientation of the sign
complement the scale and verticality of the new entry.



The elements within the pavilion (seating, bar-top, planters) provide pedestrian-scaled
elements along the trail.

B7. Integrate Barrier-Free Design. Integrate access systems for all people with the building’s
overall design concept.
Findings: The existing pedestrian circulation system and building access incorporate
barrier-free design and are compliant with all ADA standards. The pavement at the new
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plaza and pavilion will be level with minimal slope for drainage, compliant with all ADA
standards. This guideline is met.
A1. Integrate the River. Orient architectural and landscape elements including, but not
limited to lobbies, entries, balconies, terraces, and outdoor areas to the Willamette River and
greenway. Develop access ways for pedestrians that provide connections to the Willamette River
and Greenway.
A1-1. Link the River to the Community. Link the Willamette River to the community
reinforcing the river’s significance. This guideline may be accomplished by:
1) Organizing land areas and groupings of buildings to visually define the river’s linkage to the
community.
2) Focusing and articulating roadways and pedestrianways to emphasize the river.
3) Developing projects that celebrate the river and contribute to creating centers of interest
and activity that focuses on the Willamette.
4) Connecting the internal areas of the District to the Willamette Greenway Trail.
B4. Provide Stopping and Viewing Places. Provide safe, comfortable places where people can
stop, view, socialize and rest. Ensure that these places do not conflict with other sidewalk uses.
B5. Make Plazas, Parks and Open Space Successful. Orient building elements such as main
entries, lobbies, windows, and balconies to face public parks, plazas, and open spaces. Where
provided, integrate water features and/or public art to enhance the public open space. Develop
locally oriented pocket parks that incorporate amenities for nearby patrons.
B6. Develop Weather Protection. Develop integrated weather protection systems at the
sidewalk-level of buildings to mitigate the effects of rain, wind, glare, shadow, reflection, and
sunlight on the pedestrian environment.
C6. Develop Transitions between Buildings and Public Spaces. Develop transitions between
private development and public open space. Use site design features such as movement zones,
landscape elements, gathering places, and seating opportunities to develop transition areas
where private development directly abuts a dedicated public open space.
C1-1. Increase River View Opportunities. Increase river view opportunities to emphasize the
River District ambiance. This guideline may be accomplished by:
1) Designing and locating development projects to visually link their views to the river.
2) Providing public stopping and viewing places which take advantage of views of River
District activities and features.
3) Designing and orienting open space and landscape areas to emphasize views of the river.
Findings for A1, A1-1, B4, B5, B6, C6 & C1-1: The proposal meets these guidelines as
follows:


The Greenway Trail runs the length of the eastern boundary of the site. The proposed
plaza and pavilion between the two buildings is aligned with the mid-point of the
lookout deck at the seawall at the eastern edge of the trail along the river. Its location
marks the entrance to the Greenway Trail from the project site and celebrates the
river. The plaza feature will allow public use and enjoyment of the waterfront and
provide a place to gather and enjoy views of the river. It will support a mix of fixed and
loose seating and will be a welcome stopping place along the trail.



The proposed pavilion will provide a framework for shading at the new plaza adjacent
to the Greenway Trail. The irregular pattern and orientation of the steel framing and
western red cedar framing members cast varied shadow patterns below, providing an
ever-changing shadow pattern on the occupied spaces below.

C2. Promote Quality and Permanence in Development. Use design principles and building
materials that promote quality and permanence.
C3. Respect Architectural Integrity. Respect the original character of an existing building
when modifying its exterior. Develop vertical and horizontal additions that are compatible with
the existing building, to enhance the overall proposal’s architectural integrity.
C4. Complement the Context of Existing Buildings. Complement the context of existing
buildings by using and adding to the local design vocabulary.
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C5. Design for Coherency. Integrate the different building and design elements including,
but not limited to, construction materials, roofs, entrances, as well as window, door, sign, and
lighting systems, to achieve a coherent composition.
Findings for C2, C3, C4 & C5: The proposal meets these guidelines as follows:


The delineation of the proposed building entries (mullion alignments, parapet
elevations, and door heights) reflect the predominant massing, roof line, and reveal
joints of the main building structures. In lieu of the existing, projecting curvilinear
forms, the entries at Fremont Place I relate to the rectilinear geometry of the exterior
walls and tuck into the building massing as the volumes step back from the
pedestrian pathways. New parapets are designed to match the existing parapets for
continuity and clarity. Entries are delineated and highlighted by a change of materials
(glazed aluminum curtainwall, flat metal panel, and longboard aluminum siding.



The new building entries will be constructed of durable and quality finish materials –
glazed aluminum curtainwall, flat metal panel with aluminum honeycomb core at 20gauge, and longboard aluminum siding at 8-gauge. The materials complement the
simplicity of form and massing of neighboring buildings, while upgrading their
appearance, to reflect the context of neighboring development in the River District and
Pearl Subdistrict.



The new pavilion is will be constructed of durable steel and wood. The geometry of the
pavilion recalls the framed construction of the Willamette River bridges beyond. The
irregular pattern and orientation of the steel framing and western red cedar framing
members cast varied shadow patterns below, providing an ever-changing shadow
pattern on the occupied spaces below.

(2) GREENWAY REVIEW – SECTION 33.440.350
33.440.350 Greenway Review Approval Criteria
The approval criteria for a Greenway review have been divided by location or situation. The divisions
are not exclusive; a proposal must comply with all of the approval criteria that apply to the site. A
Greenway review application will be approved if the review body finds that the applicant has shown
that all of the approval criteria are met.
A. For all Greenway reviews. The Willamette Greenway design guidelines must be met for all
Greenway reviews.
Findings: The purpose of the Willamette Greenway design guidelines is to help attain
the goal and objectives of the Willamette Greenway Plan, particularly objectives 2, 3,
and 4. The design guidelines address the quality of the environment along the river,
and require public and private developments to complement and enhance the
riverbank area, particularly with regard to riverbank treatment, landscape
enhancement, public access, and the relationship of structures to the Greenway Trail,
the siting and design of viewpoints, and the design of view corridors.
The Willamette Greenway Design Guidelines address the quality of the environment
along the river and require public and private developments to complement and
enhance the riverbank area. The Design Guidelines are grouped in a series of eight
Issues:
Issue A. Relationship of Structures to the Greenway Setback Area
1. Structure Design. The Greenway setback area should be complemented and
enhanced by designing, detailing, coloring, and siting structures and their entrances
to support the pedestrian circulation system, including both the Greenway Trail and
access connections.
2. Structure Alignment. Where surrounding development follows an established block
pattern, alignment with the block pattern should be considered in structure
placement. Structure alignment should also take into account potential view corridors
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from existing public rights-of-way or acknowledged viewpoints. The pedestrian access
system should be designed to take advantage of these alignments.
Issue B. Public Access
1. Public Access. New developments should integrate public access opportunities to and
along the river into the design of the project. This includes the Greenway Trail, formal
viewpoints, access connections to the Greenway Trail, and internal site pedestrian
circulation.
2. Separation and Screening. The pedestrian circulation system, including Greenway
Trail, viewpoints, and trail access connections, should be designed to ensure adequate
separation and screening from parking, loading, circulation routes, external storage
areas, trash dumpsters, exterior vents, mechanical devices, and other similar
equipment.
3. Signage. Access connections should be clearly marked.
4. Access to Water’s Edge. Where site topography and conservation and enhancement
of natural riverbank and riparian habitat allow, safe pedestrian access to the water’s
edge is encouraged as part of the project.
Findings for Issues A & B: The proposal meets these guidelines as follows:


The Greenway Trail and connections to the trail through the site from NW Naito
Parkway are existing. The existing buildings front the greenway setback
boundary and provide scenic views of the river and east bank of the Willamette
River. The new pavilion sits at the threshold of site circulation from the
Greenway Trail and on-site spaces. The pavilion provides a point of respite for
passersby as well as occupants of the adjacent buildings. The pavilion is a steelframed structure with western red cedar framing members above. The use of
wood framing members complements the wood boardwalk at the Greenway Trail
lookout and wood site features in the future plaza south of the site’s southern
property line.



The new pavilion fronts the greenway setback boundary, in alignment with
Fremont Place I and II. The space beneath the pavilion is open and does not
obscure views of the river.



Modifications to the building entries on Fremont Place I and Fremont Place II
enhance the pedestrian experience along the trail access connections.

Issue C. Natural Riverbank and Riparian Habitat
1. Natural Riverbanks. The natural riverbank along the Willamette River should be
conserved and enhanced to the maximum extent practicable. Modification of the
riverbank should only be considered when necessary to prevent significant bank
erosion and the loss of private property, or when necessary for the functioning of a
river-dependent or river-related use.
2. Riparian Habitat. Rank I riparian habitat areas, as identified in the wildlife habitat
inventory, should be conserved and enhanced with a riparian landscape treatment.
Other riparian habitat should be conserved and enhanced through riparian landscape
treatments to the maximum extent practical. Conservation however does not mean
absolute preservation. Some discretion as to what vegetation should remain and what
can be removed and replaced should be permitted. Riparian habitat treatments
should include a variety of species of plants of varying heights which provide different
food and shelter opportunities throughout the year.
Issue D. Riverbank Stabilization Treatments
1. Riverbank Enhancement. Riverbank stabilization treatments should enhance the
appearance of the riverbank, promote public access to the river, and incorporate the
use of vegetation where practical. Areas used for river-dependent and river-related
industrial uses are exempted from providing public access.
Findings for Issues C & D: The Greenway Trail is already developed in the vicinity
of the project which abuts the riverbank. The proposal does not include any work
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east of the trail or along the riverbank. Landscape treatments within the Greenway
Trail were submitted and approved in LU 17-113453 DZM GW. These guidelines are
not applicable.
Issue E. Landscape Treatments
1. Landscape Treatments. The landscape treatment should create an environment
which recognizes both human and wildlife use. Areas where limited human activity is
expected should consider more informal riparian treatments. Areas of intense human
use could consider a more formal landscape treatment. The top of bank may be
considered a transition between a riparian treatment on the riverbank and a more
formal treatment of the upland.
2. Grouping of Trees and Shrubs. In areas of more intense human use, trees and
shrubs can be grouped. The grouping of trees and shrubs allows for open areas of
human use, and has the secondary value of increasing the value of the vegetation for
wildlife.
3. Transition. The landscape treatment should provide an adequate transition between
upland and riparian areas, and with the landscape treatments of adjacent properties.
Findings: At the pavilion, groupings of ornamental grasses, ferns and perennials
accentuate the occupied spaces. Species were selected for durability, seasonal
interest, and resonance with the Greenway Trail. Along the parking areas, existing
landscaping is used to visually screen the parking areas from the Greenway Trail.
No modification to the landscape treatment within the greenway setback is
proposed. These guidelines are met.
Issue F. Alignment of Greenway Trail
1. Year-Round Use. The Greenway Trail should be located so as to be open for public
use year round. The trail may be constructed along the top of bank, on a floating
platform, or in a series of tiers adjacent to the river, provided that at least one of
these levels will remain unsubmerged.
2. Habitat Protection. The Greenway Trail should be routed around smaller natural
habitat areas to reduce the impact on the habitat area.
3. Alignment. The Greenway Trail alignment should be sensitive to and take advantage
of topographical and environmental features of the site, views of the river, existing
and proposed vegetation, and sunlight.
Findings: The greenway trail already exists along the eastern edge of the property.
This guideline is not applicable.
Issue G. Viewpoints
1. Design. Viewpoints should be designed as safe, comfortable resting places to view the
river, a scenic area, or an activity. Each viewpoint should be relatively small in size
and have a hard surface. It is preferable to design the space using an identifiable
configuration, such as a square or semi-circle. In addition, vegetation can be used to
shape and define the viewpoint, provide a sense of enclosure, and to frame a view.
Well-defined edges help to identify these places and make them more attractive.
2. Facilities. Each viewpoint should be provided with seating. Consideration should
also be given to providing other equipment to facilitate short duration stops, such as
ornamental and drinking fountains, garbage containers, interpretative signs, kiosks,
and the provision of public art.
3. Access to Water’s Edge. Where site topography and conservation and enhancement
of natural riverbank and riparian habitat allow, viewpoints located adjacent to the
river should provide for pedestrian access to the river.
4. Relationship to Trail. Viewpoints developed in conjunction with the trail should be
adjacent to the trail but designed to create a separate identity. It is preferable to
locate viewpoints between the trail and the river.
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Findings: No viewpoints are identified on the subject site in the Willamette
Greenway Public Access Map of the Willamette Greenway Plan. This guideline does
not apply.
Issue H. View Corridors
1. Right-of-Way Protection. View corridors to the river along public-rights-of-way are
to be protected. These rights-of-way should not be vacated.
2. View Protection. Buildings, structures, or other features must be located to avoid
blocking view corridors.
3. Landscape Enhancement. Landscape treatments within view corridors should frame
and enhance the view of the river.
Findings: No view corridors are identified on the subject site in the Willamette
Greenway Public Access Map of the Willamette Greenway Plan. As stated in the
findings above, the open work design of the pavilion and low elements within the
plaza do not obscure views of the river and the landscaping supports and enhances
the trail and river. These guidelines are met.
B. River frontage lots in the River Industrial zone. In the River Industrial zone, uses that
are not river-dependent or river-related may locate on river frontage lots when the site is
found to be unsuitable for river-dependent or river-related uses. Considerations include
such constraints as the size or dimensions of the site, distance or isolation from other riverdependent or river-related uses, and inadequate river access for river-dependent uses.
Findings: The subject site is not located in the River Industrial overlay zone. This
guideline is not applicable.
C. Development within the River Natural zone. The applicant must show that the proposed
development, excavation, or fill within the River Natural zone will not have significant
detrimental environmental impacts on the wildlife, wildlife habitat, and scenic qualities of
the lands zoned River Natural. The criteria applies to the construction and long-range
impacts of the proposal, and to any proposed mitigation measures. Excavations and fills
are prohibited except in conjunction with approved development or for the purpose of
wildlife habitat enhancement, riverbank enhancement, or mitigating significant riverbank
erosion.
Findings: The subject site is not located in the River Natural overlay zone. This
guideline is not applicable.
D. Development on land within 50 feet of the River Natural zone. The applicant must
show that the proposed development or fill on land within 50 feet of the River Natural zone
will not have a significant detrimental environmental impact on the land in the River
Natural zone.
Findings: The subject site is not located within 50 feet of the River Natural Overlay
zone. This guideline is not applicable.
E. Development within the Greenway setback. The applicant must show that the proposed
development or fill within the Greenway setback will not have a significant detrimental
environmental impact on Rank I and II wildlife habitat areas on the riverbank. Habitat
rankings are found in the Lower Willamette River Wildlife Habitat Inventory.
Findings: Proposed development within the Greenway setback is limited to the removal
and replacement of 1’ depth of concrete at the back of the setback to allow the footings
of the pavilion to be installed. No Rank I or Rank II wildlife habitat areas are identified
on the subject site in the Lower Willamette River Wildlife Habitat Inventory. This
guideline is not applicable.
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F. Development riverward of the Greenway setback. The applicant must show that the
proposed development or fill riverward of the Greenway setback will comply with all of the
following criteria:
1. The proposal will not result in the significant loss of biological productivity in the river;
2. The riverbank will be protected from wave and wake damage;
3. The proposal will not:
a. Restrict boat access to adjacent properties;
b. Interfere with the commercial navigational use of the river, including transiting,
turning, passing, and berthing movements;
c. Interfere with fishing use of the river;
d. Significantly add to recreational boating congestion; and
4. The request will not significantly interfere with beaches that are open to the public.
Findings for 1, 2, 3, & 4: The proposal does not include any development or fill
riverward of the Greenway setback. This guideline is not applicable.
G. Development within the River Water Quality overlay zone setback. If the proposal
includes development, exterior alterations, excavations, or fills in the River Water Quality
overlay zone setback the approval criteria below must be met. River-dependent
development, exterior alterations, excavations, and fills in the River Water Quality zone are
exempt from the approval criteria of this subsection
Findings: The proposal is not located in the River Quality overlay zone. This guideline is
not applicable.
H. Mitigation or remediation plans. Where a mitigation or remediation plan is required by
the approval criteria of this chapter, the applicant's mitigation or remediation plan must
demonstrate that the following are met:
1. Except when the purpose of the mitigation could be better provided elsewhere,
mitigation will occur:
a. On site and as close as practicable to the area of disturbance;
b. Within the same watershed as the proposed use or development; and
c. Within the Portland city limits.
2. The applicant owns the mitigation or remediation site; possesses a legal instrument that
is approved by the City (such as an easement or deed restriction) sufficient to carry out
and ensure the success of the mitigation or remediation plan; or can demonstrate legal
authority to acquire property through eminent domain;
3. The mitigation or remediation plan contains a construction timetable and a minimum 1
year monitoring and maintenance plan that demonstrates compliance with Subsection
33.248.090.E and includes the following elements:
a. Identification of the responsible party or parties that will carry out the mitigation or
remediation plan;
b. Identification of clear and objective performance benchmarks that will be used to
judge the mitigation or remediation plan success; and
c. Contingency plan that indicates the actions to be taken in the event that
performance benchmarks are not met.
Findings: No mitigation or remediation plans are required. This guideline is not
applicable.

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.
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CONCLUSIONS
The design review process exists to promote the conservation, enhancement, and continued
vitality of areas of the City with special scenic, architectural, or cultural value. The proposal
meets the applicable design guidelines and therefore warrants approval.

ADMINISTRATIVE DECISION
Approval of new building entries and a plaza and pavilion structure, per the approved site
plans, Exhibits C-1 through C-24, signed and dated February 24, 2021, 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 20-168351 DZ GW." All
requirements must be graphically represented on the site plan, landscape, or other
required plan and must be labeled "REQUIRED."
B. At the time of building permit submittal, a signed Certificate of Compliance form
(https://www.portlandoregon.gov/bds/article/623658) must be submitted to ensure the
permit plans comply with the Design/Historic Resource Review decision and approved
exhibits.
C. No field changes allowed.
Staff Planner: Staci Monroe
Decision rendered by: ____________________________________________ on February 24, 2021
By authority of the Director of the Bureau of Development Services

Decision mailed: February 26, 2021
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 July 16,
2020, and was determined to be complete on December 28, 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 July 16, 2020.
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 extended by the applicant, the 120 days will
expire on: April 27, 2021
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
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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, and if appealed a hearing will be
held. The appeal application form can be accessed
at https://www.portlandoregon.gov/bds/45477. Appeals must be received by 4:30 PM on
March 12, 2021. Towards promoting social distancing during the COVID-19 pandemic,
the completed appeal application form must be
emailed to LandUseIntake@portlandoregon.gov and to the planner listed on the first page
of this decision. If you do not have access to e-mail, please telephone the planner listed on
the front page of this notice about submitting the appeal application. An appeal fee of $250
will be charged. Once the completed appeal application form is received, Bureau of
Development Services staff will contact you regarding paying the appeal fee. The appeal fee will
be refunded if the appellant prevails. There is no fee for ONI recognized organizations for the
appeal of Type II and IIx decisions on property within the organization’s boundaries. The vote
to appeal must be in accordance with the organization’s bylaws. Please contact the planner
listed on the front page of this decision for assistance in filing the appeal and information on
fee waivers. Please see the appeal form for additional information.
If you are interested in viewing information in the file, please contact the planner listed on the
front of this decision. The planner can provide some information over the phone. Please note
that due to COVID-19 and limited accessibility to paper files, only digital copies of material in
the file are available for viewing. Additional information about the City of Portland, city
bureaus, and a digital copy of the Portland Zoning Code is available on the internet
at https://www.portlandoregon.gov/citycode/28197.
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 12, 2021 by the Bureau of
Development Services.
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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.
EXHIBITS
NOT ATTACHED UNLESS INDICATED

A. Applicant’s Statement
1. Project narrative & approval criteria responses dated 7/13/20
2. Applicant’s response to Incomplete Letter dated 12/14/20
3. Updated Project narrative & approval criteria responses 12/27/20
4. Stormwater Report dated 7/10/21
5. Drawing set dated 12/14/20
6. Appendix sheets – existing conditions, code compliance, renderings
B. Zoning Map (attached)
C. Plans/Drawings:
1. Site Plan (attached)
2. Fremont Place I - West Building Elevation (attached)
3. Fremont Place I - South Building Elevation (attached)
4. Fremont Place I - East Building Elevation
5. Fremont Place I – Enlarged Main Entry Elevation & Section
6. Fremont Place I – Enlarged Naito Entry Elevation & Section
7. Fremont Place II – East & West Building Elevations
8. Fremont Place II – North Building Elevation (attached)
9. Fremont Place II – South Building Elevation (attached)
10. Fremont Place II – Enlarged West Entry Elevation & Section
11. Fremont Place II – sign details
12. Exterior finish material details
13. Exterior finish material details
14. Exterior finish material details
15. Construction Management Plan for Pavilion along Greenway
16. Enlarged Pavilion Plan
17. Pavilion Plan & Details
18. Enlarged Pavilion Plan
19. Pavilion Plan & Details (attached)
20. Pavilion Planting Plan
21. Pavilion Elevations (attached)

Decision Notice for LU 20-168351 DZ GW - Fremont Place I & II Improvements

D.
E.

F.
G.

Page 17

22. Pavilion Landscape Details
23. Pavilion Landscape Details
24. Pavilion Landscape Details
Notification information:
1. Mailing list
2. Mailed notice
Agency Responses:
1. Life Safety Review Section of BDS
2. Bureau of Environmental Services
3. Fire Bureau
4. Bureau of Parks-Forestry Division
Correspondence: none
Other:
1. Original LU Application
2. Letter of Incomplete dated 8/5/20
3. 180-day Notice of Expiration Letter dated 12/14/20
4. Signed 120-day Review Extension form
5. Applicant & Staff correspondence/email
6. Applicant & Staff correspondence/email

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).

