Date:

April 21, 2022

To:

Interested Person

From:

Hannah Bryant, Land Use Services
503-865-6520 / Hannah.Bryant@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 22-101625 DZM – MULTNOMAH
COUNTY LIBRARY DISTRIBUTION CENTER
GENERAL INFORMATION
Applicant:

Tereza Wiest | Hennebery Eddy Architects
921 SW Washington St #250
Portland, OR 97205

Owner:

Multnomah County
501 N Dixon St
Portland, OR 97227-1804

Owner’s Rep:

Anthony Trapani | Multnomah County Capital Bond Program
1006 SE Grand Ave
Portland, OR 97214

Site Address:

221 NE 122ND AVE

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

LOT 1, GLISAN STREET STATION
R328540050
1N2E34DA 00103
3042

Neighborhood:
Business District:

Hazelwood, contact Arlene Kimura at arlene.kimura@gmail.com
Gateway Area Business Association, contact at
gabapdxboard@gmail.com
East Portland Community Office, contact info@eastportland.org

District Coalition:
Plan District:
Other Designations:
Zoning:
Case Type:
Procedure:

East Corridor - 122nd Ave
None
CM3 (MU-C)d – Commercial Mixed-Use 3 with a ‘Design’ overlay
DZM– Design Review with Modifications
Type II, an administrative decision with appeal to the Design
Commission.
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Proposal:
The applicant seeks Design Review approval for the renovation and addition to a vacant
building. Formerly a grocery store, the 52,600sf building is located at the corner of NE 122nd
Avenue and NE Davis Street. The proposal includes a 4700sf addition at level one and a
15,600sf addition on level two to accommodate a new County library distribution center. A
large new entrance will be added at the northeast corner of the building, replacing the existing
awning and colonnade at this location. Both the level one and level two additions are proposed
to be topped with an extensive PV array. The existing surface parking area is proposed to
remain, with required landscaping and stormwater improvements. The existing loading dock is
proposed to remain, with an additional trash enclosure added to the southwest corner of the
building. A voluntary eight-foot dedication along NE 122nd Avenue will result in a wider
sidewalk.
Modification requests [PZC 33.825.040]:
1. Increase the maximum building setback from 10 feet to 56 feet at the NE Davis (south)
frontage (PZC 33.130.215.C.1 | Table 130-2)
2. Reduce the minimum landscaping from 5 feet of L2/ 10 feet of L1 to zero feet at the south
property line. (PZC 33.266.310.E | Table 266-8)
3. Allow for space between the building and NE Davis Street to be paved for vehicle use, not
meeting the L1 standard nor hardscaped for use by pedestrians. (PZC 33.521.240)
4. Increase maximum distance of entry from 15 feet to 36 feet. PZC (33.521.250.C.2)
5. Increase the maximum distance of street facing façade from 12-feet to 36 feet on NE 122nd
Avenue and from 12-feet to 56 feet on NE Davis Street. (PZC 33.521.260.C.1.a)
6. Allow exterior storage of library fleet vehicles behind fences within the existing surface
parking area. (PZC 33.130.245.C.1)
7. Reduce required hard surfaced area from 50 percent to 0 percent between the NE 122nd
Avenue street lot line and the building. (PZC 33.130.215.D.2)
8. Increase the minimum building setback from a street lot line adjacent to a Civic Corridor
from 10-feet to 13-feet 1-inch. (PZC 33.130.215.B.1.a)
Design Review is required for non-exempt exterior alterations, and Modification review is
required since the proposal does not meet all Title 33 zoning code standards.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Portland’s
Zoning Code, Title 33. The relevant approval criteria are:


Portland Citywide Design Guidelines

ANALYSIS
Site and Vicinity: The subject property is a 52,568-sf building on a 4.41-acre site located in
the 122nd Avenue subdistrict of the East Corridor Plan District. The site fronts NE 122nd
Avenue, which is a Civic Corridor, a Major City Traffic Street, a Major Transit Priority Street, a
Major City Walkway, a Major City Bikeway, a Major Truck Street, a Major Emergency Response
Street, and is one of the highest crash streets in the metro area, with the most bicyclist and
pedestrian deaths in recent years. The site is located in the 122nd Avenue/Hazelwood
Pedestrian District.
The site was originally developed as a large grocery store, with acres of surface parking space
to the north shared with surrounding small retailers and commercial businesses. The grocer
vacated the site over three years ago, and it has been largely vacant since then.
The Hazelwood Neighborhood is one of the most racially, ethnically and linguistically diverse
areas in Portland. The majority of its residents are renters. In recent decades, it has been the
fastest growing area in Portland, with a high percentage of families with children moving to the
area.
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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
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 Design overlay zone ensures that Portland is both a city designed for people and a city in
harmony with nature. The Design overlay zone supports the city’s evolution within current and
emerging centers of civic life. The overlay promotes design excellence in the built environment
through the application of additional design standards and design guidelines that:

Build on context by enhancing the distinctive physical, natural, historic and cultural
qualities of the location while accommodating growth and change;

Contribute to a public realm that encourages social interaction and fosters inclusivity in
people’s daily experience; and

Promotes quality and long-term resilience in the face of changing demographics, climate
and economy.
Land Use History: City records indicate that prior land use reviews include the following:
City Council Ordinance 168055 (LUR 94-00287 CP ZC AP) – Comprehensive Plan
Map Amendments, Zoning Map Amendments, eight Adjustments and numerous
Conditions of Approval in order to develop the property with a mixed-use retail and
residential project.
Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed March 3, 2022. The
following Bureaus have responded with no issues or concerns:
•
•
•
•

Site Development Section of BDS (Exhibit E-3)
Fire Bureau (Exhibit E-4)
Life Safety (Exhibit E-5)
Water Bureau

The Bureau of Environmental Services responded with the following comment: Additional
information may be required at building permit. Please see Exhibit E-1 for additional details.
The Bureau of Transportation Engineering responded with the following comment: Revisions to
the site plan and a public works review will be necessary prior to permit issuance. Revisions to
the NE 122nd driveway are planned as part of a separate PBOT project and are not triggered as
a result of this proposal. Please see Exhibit E-2 for additional details.
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on March 3,
2022. One written response has been received from either the Neighborhood Association or
notified property owners in response to the proposal.
• Brian McCarl (Eastgate Station Apartments), March 15, 2022 – Mr. McCarl has
concerns about conditions on NE Davis Street, adjacent to this site. The existing
concrete wall at this frontage creates a tight sidewalk condition and blocks lighting,
resulting in a dark environment that has attracted undesirable activity including
graffiti, camping, and dumping trash. The applicant requests one of several suggested
improvements to this area as mitigation for the requested Modifications for this
frontage.
Staff Response: City staff and the applicant team share Mr. McCarl’s concerns with the
undesirable conditions at this frontage and appreciate his carefully considered
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suggestions. BDS and PBOT staff reviewed each of Mr. McCarl’s suggestions to explore
feasibility of providing the requested changes. The existing CMU wall is a requirement of
a 1994 City Council ordinance, and may only be removed through a City Council action
(not through this Type II Design Review). The wall sits at the property line, so all land
outside the wall is public right-of-way. Only groundcover is allowed to be planted within
the public right-of-way, and additional street lighting requires an extensive lighting
analysis and, if approved, would be added to a queue of lighting projects that are
currently unfunded. Lighting in the right-of-way is not subject to the Design Review
process. Finally, additional overhead street lighting is typically prioritized on high-volume
streets, such as NE 122nd Avenue, rather than small local service streets such as NE
Davis Street. Lighting at the pedestrian level – such as adding it to the existing concrete
wall – is not recommended, as electrical conduit is often tapped into by nearby campers
and has been a common cause of injuries. Staff suggests that working with neighbors to
add lighting onto private properties along this frontage is likely a more cost-effective and
timely solution than pursuing additional street lighting through the Portland Bureau of
Transportation at this time.

ZONING CODE APPROVAL CRITERIA
Chapter 33.825 Design Review
Section 33.825.010 Purpose of Design Review
Design review implements the Design overlay zone, strengthening these areas as places
designed for people. Design review supports development that builds on context, contributes to
the public realm, and provides high quality and resilient buildings and public spaces.
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 Portland Citywide Design Guidelines.
Portland Citywide Design Guidelines
The Portland Citywide Design Guidelines consist of a set of guidelines for design cases in
community planning areas outside of the Central City. The Portland Community Design
Guidelines focus on three tenets: Context, balancing the aspirations of the future desired
character with today’s setting; Public Realm, strengthening a building and site’s relationship
with the public rights-of-way and open spaces; and Quality And Resilience, underscoring
holistic site and building designs that benefit people and climate.
Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project.
01: Build on the character, local identity, and aspiration of the place.
Possible design approaches may include, but are not limited to:
 Community - Relating to the local community’s identity, history, and cultural values and
places.


Architecture - Taking cues from desired character of existing architecture.



Nature - Reflecting and enhancing local natural resources such as rivers, streams, buttes
and vegetation.
Findings for 01: The East Corridor Plan District is a rapidly growing area in the city, that
includes three light rail stations and three Pedestrian Districts. The area is targeted to
receive a significant share of the city’s future growth. The TriMet Max stop at E. Burnside
and 122nd Avenue is located at the next intersection south of this site. The Portland 2035
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Comprehensive Plan envisions that future development will transform the areas
surrounding the light rail stations into vibrant mixed-use areas of retail, office, and
housing with a high level of pedestrian amenities. The Plan designates this area as a
Neighborhood Center, and NE 122nd Avenue is a Civic Corridor. Neighborhood Centers are
intended to be hubs of commercial services, activity, and transportation for surrounding
neighborhoods. Civic Corridors are the City’s busiest, widest and most prominent streets.
They connect centers, and offer unique opportunities for signature types of lights, signs
and street trees, as well as new pedestrian spaces to improve safety, visibility, and
livability.
Community
Due to the rapidly changing typology, zoning and population density of this area, there
isn’t a longstanding architectural legacy in this area that necessitates a specific response.
Through the 1980s and 1990s, the Comprehensive Plan for this area followed a typically
suburban pattern, characterized by state highways, larger blocks, fewer local street
connections and single-use commercial buildings with large surface parking lots. This was
the vision that led to the 1994 City Council Comprehensive Plan Map Amendment process
(Ordinance 168055), and the development of the former Safeway grocery store and
surrounding small-scale, auto-oriented commercial development at this location. At the
time of the 1994 City Council Zone Map Amendment process, the surrounding area was
largely single-family residential homes. Therefore, the City Council supported the inclusion
of numerous conditions of approval to require specific site design elements intended to
mitigate the impact of the large grocery retailer’s operations on the surrounding residential
neighbors.
In the past two decades, population growth in East Portland has been significantly greater
than the rest of Portland. The area’s lower cost of housing has resulted in the in-migration
of many families from other parts of the city. The area is more racially, ethnically,
culturally and linguistically diverse than other parts of the city. It also has a greater
number of children than most other areas in Portland, resulting in significant and rapid
enrollment increases in local schools. The diverse, rapidly evolving demographics of this
neighborhood add pressure to reconsider and update the historic suburban land use
patterns wherever possible. This proposal is a critical first step in that direction.
The conversion of a vacant, former grocery store into a County-owned library operations
center provides significant public investment into a prominent site, with new development
and employment at a large, highly-visible site in the midst of this rapidly changing
subdistrict. While at this time, the proposed library use has limited public spaces (it is
primarily office, library material storage, and employee training facilities, with a Friends of
the Library publicly accessible retail store accessed from the north parking area), the
proposed alterations significantly enhance the public right-of-way and improve design
elements that were required by the 1994 ordinance.
For example, a condition of approval in the 1994 ordinance required an ‘awning’ at the
northeast corner of the building to provide shelter near a bus stop that was formerly
located here. TriMet intends to relocate this bus stop to the north, closer to NE Glisan,
however the condition of approval requiring coverage at this location remains in place. To
satisfy the condition of approval, while honoring TriMet’s decision to relocate the bus stop
and neighborhood concerns about safety issues with the previous awning, the applicant
has integrated the required publicly accessible, covered space into the proposed building
expansion. Flanked with public art and glazing, and located at the primary entry, the
proposed covered area is engaging, welcoming and safe – a significant improvement over
the previous shelter, which was tacked on to a windowless wall area, and largely filled with
an ADA ramp and egress door, creating an unwelcoming environment.
Architecture
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The existing, ground level, windowless walls facing NE 122nd and NE Davis Street are being
altered to include many new windows. Additionally, a level two addition along the length of
the east frontage enhances the building’s height and mass with significant new upper-level
glazing overlooking the NE 122nd Avenue Civic Corridor. The added height along this
frontage improves the building’s contribution to the pedestrian realm with views and a
strong sense of urban enclosure. The wide right-of-way, and deep existing building
setbacks combined with the existing building’s one-level height and lack of windows on
this frontage created an inactive pedestrian experience. The new proposal offers views into
and out of an active building, an accessible roof deck, and a large, covered area adjacent
to the main entrance that provides safe, well lit, active pedestrian weather protection.
In addition to the introduction of dozens of new windows into formerly opaque walls, the
proposal is notable for its highly visible use of solar photovoltaic panels. The panels are
intended to ensure the building achieves Net Zero energy consumption goals while also
serving as a model for climate resilient architecture. Rather than locating panels flush
with the flat roof, the proposal opts for an array that holds the panels above the roof at a
slight angle, and extends them outward of the roof edges on NE 122nd Avenue, creating an
iconic fin-like profile along the entire frontage. The panels that extend beyond the roof
edges are double-sided, ensuring that the surface viewed from below has the recognizable
photovoltaic material that will communicate the product to pedestrians viewing it from the
sidewalk. This strong celebration of renewable energy generation is repeated in the canopy
designs along the south façade, where double-sided photovoltaic panels are used as the
primary material for sun-shading window canopies.
Nature
In addition to architectural improvements along the NE 122nd frontage, this proposal also
includes a voluntary dedication to allow for wider sidewalks along this frontage, significant
new plantings including new street trees, a learning landscape with a pollinator garden,
native plants and stormwater planters along the NE 122nd sidewalk. These changes will
allow pedestrians on the sidewalk to travel in a through zone further from busy traffic
while enjoying new visually interesting landscaping, reduced visibility of existing surface
parking areas, and new tree canopy overhead to mitigate urban heat island effect.
The proposal honors the community in its significant enhancements to the pedestrian
environment along NE 122nd, its modeling of climate-resilient architecture and
landscaping, incorporation of large art at the entry, and its strong statement of public
investment and commitment to new development at this critical site.
This guideline is met.
02: Create Positive Relationships with surroundings.
Possible design approaches may include, but are not limited to:
 Building Massing - Developing effective placement and proportion of building massing
toward adjacent lower-scale development and residential uses.


Street Wall - Maintaining a vibrant street wall with continuous storefronts along historic
main streets.



Connectivity - Creating visual and physical links to adjacent pedestrian pathways and
neighboring open spaces.



Adjacent Historic Landmarks - Deferring to the neighboring historic landmark through
massing and urban form.
Findings for 02: The proposed design enhances the relationship with the highly trafficked
NE 122nd Avenue frontage, as well as its relationship with commercial development to the
south and northeast, and single-family residential development to the southeast. The level

Decision Notice for LU 22-101625 DZM – Multnomah County Library Operations Center

Page 7

two addition over the entire east side of the building is an appropriate placement for
additional building massing. It serves to add significant glazing and visual richness to this
façade, and uses the additional building mass to create a more urban street wall while still
stepping down toward the existing lower density residential to the southeast.
The new street walls facing NE 122nd Avenue and NE Davis street are lined with windows
and lush learning landscapes, adding vibrancy and improving a primary pedestrian
connection to the nearby MAX light rail station.
This guideline is met.
03: Integrate and enhance on-site features and opportunities to contribute to a
location’s uniqueness.
Possible design approaches may include, but are not limited to:
 Natural Resources - Minimizing site disturbance and integrating topography and natural
resources found on-site.


Viewpoints - Integrating views to community points of interest.



On-site Older Buildings and Historic Resources - Retaining existing older buildings and
historic resources.



Social and Cultural Significance - Incorporating a site’s significant cultural or social
history.
Findings for 03: This proposal is most notable for its integration of sustainability
education and demonstration features into the building and site design. Earlier findings
detail the extensive, highly visible photovoltaic arrays on the rooftop and sunshades, and
the native plant learning landscapes. These are important elements that will be
recognizable to the public, and offer accessible inspiration to nearby residents for plants
and landscape concepts that may be easily translated to a residential site.
However, the most important sustainability feature on the site offers a model to other
developers – that the most sustainable building is the one that already exists. While the
existing grocery store building had many undesirable and challenging conditions, including
limited structural walls, a lack of windows on three facades (including both street-facing
facades), numerous inherited conditions of approval from the 1994 ordinance and dated
architectural features, the ownership and design team resisted the temptation to tear it
down and instead pursued strategic renovation and expansion to the existing structure.
The result is a replicable model of thoughtful, high-quality conversion of an existing autooriented development into a mixed-use, multi-story urban building. The result will be a
lesson in adaptive reuse – proving that the sprawling, windowless strip mall development
that characterizes much of East Portland’s commercial development can be renovated to
foster an urban, pedestrian-oriented condition. Staff celebrates and appreciates the
importance of this example as our community balances the need for increased density,
improved pedestrian environments and climate resilient construction.
This guideline is met.

04: Design the sidewalk level of buildings to be active and human-scaled.
Possible design approaches may include, but are not limited to:
 Ground Floor Heights - Designing buildings with taller, more adaptable ground floors.


Multiple Entries and Windows - Offering more than one entrance along the ground floors of
buildings to provide “eyes on the street” and avoid blank expanses of walls.



Weather Protection - Providing protection from wind, rain, and sun.



Lighting - Enhancing safety and visibility for pedestrians and highlighting special building
features.

Decision Notice for LU 22-101625 DZM – Multnomah County Library Operations Center



Page 8

Residential Setbacks - Creating soft transitions while separating private spaces from public
spaces.
Findings for 04: The proposal maintains the ground floor height of the existing building,
but adds a new second floor above the entire east half of the building. The existing ground
level height is generous, and easily adapted to numerous uses, however the sprawling
footprint left the building feeling proportionally low and flat. The new addition adds much
needed height and breaks up the long roofline when viewed from the south and north,
adding visual interest and reducing the scale of the building. The east-facing flat façade is
proposed to be enriched with over 60 new window bays, an integrated recessed entrance to
provide generous weather protection near the NE 122nd sidewalk, and an accessible level
two roof deck at the northeast corner. Existing parking lot lighting is proposed to be
maintained with new, energy-efficient lamps that meet LEED Gold standards. While
existing tall parking lot lighting will be retained, the significant new landscaping along this
frontage will serve to screen the overhead lighting and add human-scale elements along
the length of the sidewalk corridor.
This guideline is met.

05: Provide opportunities to pause, sit, and interact.
Possible design approaches may include, but are not limited to:
 Seating - Providing a variety of seating types for passersby and building users.


Integrate Bicycles - Designing open spaces that accommodate parking for bicycles.



Art/Water - Designing spaces that can integrate opportunities for art, stormwater or water
features.



Enclosure - Offering a comfortable buffer and distinction from the public realm.



Trees and Landscaping - Promoting health and wellness by helping to mitigate the effects of
urban heat island.
Findings for 05: The proposal includes numerous public amenities that offer
opportunities for pausing, sitting or interacting. An inactive awning at the existing
development is proposed to be replaced with a covered, pedestrian-oriented plaza space
adjacent to the main entrance and with a direct connection to the NE 122nd Avenue
sidewalk. This plaza space is designed to fulfil a condition of approval from the 1994
ordinance for transit-supporting covered area. It will include seating for the public as well
as a large piece of public art to be developed with RACC.
The extensive NE 122nd sidewalk frontage is proposed to receive numerous improvements
through an extensive landscape design, including a learning landscape, stormwater
planters, and pollinator garden to provide public educational opportunities and seating
tucked into the landscaping abutting the sidewalk to provide shaded places to stop and
rest. The proposal includes over twenty trees abutting the NE 122nd Avenue sidewalk, in
addition to more than three dozen trees added to the existing surface parking lot. The
existing mature street trees on the NE Davis Street frontage are proposed to be retained.
The extensive new landscaping will mature to provide meaningful visual screening of the
surface parking area, and significant mitigation of the urban heat island effect exacerbated
by large, paved areas.
This guideline is met.

06: Integrate and minimize the impact of parking and building services.
Possible design approaches may include, but are not limited to:
 Vehicles and Parking - Screening and buffering vehicle areas from pedestrians and
integrating parking into the building design.
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Utilities, Trash and Recycling - Siting and screening utilities, trash, and recycling
enclosures away from public realm.



Vaults - Integrating and concealing vaults within open areas.



Stormwater Planters - Integrating stormwater with multiple uses, such as buffering,
placemaking, and seating opportunities.



Long-Term Bicycle Parking - Designing bicycle parking to encourage use by adding bike
lobbies and bike repair amenities.
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Findings for 06: The proposal includes the retention of both a surface parking area to the
north of the building and a complicated driveway and loading access to the south of the
building. These elements date back to the original site design, and are shared among all the
adjacent businesses. Therefore, removal or redevelopment of the existing driveway that
connects the existing north parking area to the driveway to the south of this building was
not an option at this time. The proposal significantly improves the existing vehicle area with
the addition of large trees, shrubs and stormwater planters throughout the existing surface
parking area. Along the NE 122nd Avenue edge, an entire row of vehicle parking is proposed
to be removed to create a 22-foot-wide landscape buffer along the sidewalk edge. This deep
landscape area will support numerous large trees, in addition to layers of evergreen,
drought tolerant shrubs. Additional parking space reduction elsewhere supports the
addition of dozens of new trees throughout the parking area. Total parking spaces are
proposed to be reduced by over 30%, from 211 spaces to 140 spaces.
A secure parking area for library vehicles is provided within the large existing surface
parking area. To mitigate its visual effects, it is proposed to be located more than 100-feet
from the NE 122nd Avenue sidewalk. It will be enclosed with simple, visually unobtrusive
black metal security fencing and screened with landscaping on all sides, including a
continual wall of columnar red cedars, as well as large oak and ash trees.
Secure long-term bike parking for building occupants is provided in a dedicated bike room
adjacent to the staff entrance on the north façade. Short-term bicycle racks are located
near all entrances.
Service elements, such as trash, recycling and building utilities are located at the southeast
corner of the site, which is the least visible or publicly accessible part of the site. The new
screened, covered trash facility is screened from NE 122nd Avenue by the existing loading
docks and adjacent building. It is screened from NE Davis Street by the existing, required
concrete wall that is located along the length of that property line.
This guideline is met.
07: Support the comfort, safety, and dignity of residents, workers, and visitors through
thoughtful site and building design.
Possible design approaches may include, but are not limited to:
 Internal Open Spaces - Offering a variety of multi-functional spaces such as balconies,
stoops, plazas, play areas, and passive sitting areas.


Internal Connections - Creating safe and visible pedestrian circulation through sites.



Vehicles Areas - Ensuring that vehicle areas do not impair the usability and enjoyment of
the site.



Solar Access - Providing solar access to open areas.



Windows and Entries - Orienting windows and entries toward on-site circulation and open
areas.
Findings for 07: The proposal supports the comfort, safety, and dignity of site employees,
visitors and neighbors through thoughtful site and building design. New open spaces are
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provided for building occupants and the public, internal site connections are enhanced,
vehicle areas are reduced and screened, solar access to adjacent sites and open spaces is
maintained, windows and doors are oriented toward on-site circulation, and perimeter
conditions are enhanced to benefit the surrounding neighborhood.
Building occupants will be benefit from significant quantities of new windows, introducing
natural lighting into the formerly windowless spaces. A south-facing rooftop terrace
accessed from the second level addition will provide a calm, private outdoor environment
buffered from the NE 122nd Avenue traffic by the new building mass. Its exposure allows for
abundant natural light but is shaded with the overhead photovoltaic array that extends
from the second-floor roof over the courtyard.
On site pedestrian circulation paths will be enlarged, enhanced with landscaping and
designed to be universally accessible for all users. Building entries and glazing orient
toward the pedestrian circulation paths, providing illumination and direct access to
destinations. Existing parking lot light fixtures will be maintained with the lamps replaced
for more energy efficient and habitat-supporting alternatives.
As described in findings above, the existing surface vehicle area will have significant
landscape area added throughout the parking lot and at its edge along NE 122nd, resulting
in a 30% reduction of vehicle parking spaces and the introduction of dozens of new trees.
Finally, in consideration of significant safety issues in the neighborhood and in response to
concerns and thoughtful suggestions received in a letter from a neighboring property
manager, the applicant has explored options for enhancing the NE Davis right-of-way
adjacent to this site. Unfortunately, the conditions from the 1994 ordinance include an
eight-foot concrete wall at the property line along this entire frontage. The wall may not be
removed through the Design Review process.
A letter from the neighbor indicates that the NE Davis sidewalk immediately abutting the
concrete wall is lined with tents, and that activity on this frontage presents safety issues for
the residents of the multifamily housing on this block. The neighbor’s suggestions included
planting taller woody shrubs between the existing street trees and adding additional street
lighting to offset the perception of privacy fostered by the tall, solid wall, which may be
attracting undesirable activities.
Staff and the applicant explored each of the suggested design elements and found that city
regulations did not allow for woody shrubs to be planted in the right-of-way, between
existing street trees or for the applicant to add new overhead street lighting as part of the
design review. Neighboring property owners may opt to add lighting, such as building
mounted floodlights, on private property. While limited by existing city regulations, the
applicants did want to address and enhance this frontage to the extent allowed. The
landscape architects have proposed planting climbing vines on the north side of the
existing concrete wall, and boring holes in the wall to allow the vines to be trained through
the wall and to climb up its south face. While the vines will not physically deter camping or
unsafe activities, they may help deter graffiti and provide a visual reminder that this
frontage is cared for and watched over.
This guideline is met.
08: Design for quality, using enduring materials and strategies with a coherent
approach.
Possible design approaches may include, but are not limited to:
 Unity - Expressing a clear and coherent design approach to unify building.


Articulation - Highlighting function, hierarchy, or spaces through small breaks in form.



Application of Exterior Materials - Expressing the building design with hierarchy, shifts or
repetition.
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Quality of Materials - Providing quality, resilience, and durability in construction and
execution of details.



Building Openings - Offering permeability, depth, and texture.
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Findings for 08: The proposal to renovate and add onto an existing 25-year-old large,
unarticulated building that lacks windows on three sides provides many opportunities to
enhance the existing conditions. This proposal exemplifies a unified, coherent
redevelopment, adding articulation and building openings and using high quality building
materials.
The new wall areas are proposed to be clad in a metal panel rainscreen, utilizing three
different panel patterns to introduce fine-grain detail and articulation on large wall
expanses. To prevent oil canning, the flat panels are proposed to be metal composite
material (MCM) panels, which are not as susceptible to expansion and contraction due to
temperature fluctuations.
To ensure quality, resilience and durability in construction and execution of details, the
palette of materials proposed is typical of many new buildings in the region, and is
therefore familiar to installers and known to withstand the extremes of this climate. To
further ensure the durability of the exterior materials while also increasing the energy
performance of the building, the exterior cladding assembly includes continuous exterior
insulation outside of the sheathing. This added depth allows for more deeply recessed and
articulated windows with deep shadow lines.
As noted in earlier findings, over five dozen new window bays are proposed on the NE 122nd
Avenue facing (east) façade. This is a significant enhancement for a façade that currently
lacks any apertures on this façade. These large areas of glazing provide permeability and
visibility into interior spaces. At the northeast corner, a deeply recessed primary entry at
the ground level and a recessed roof deck at the second level provide additional articulation
that serves to highlight the primary entry.
The proposal is a strong improvement to a large, unarticulated box, and will serve as a
model for sustainable, thoughtful adaptive reuse of large, auto-oriented retail development.
This guideline is met.
09: Design for resilience, health, and stewardship of the environment, ensuring
adaptability to climate change and the evolving needs of the city.
Possible design approaches may include, but are not limited to:
 Adaptable Buildings - Providing flexibility in building programming, floor.


Resource Conservation - Prioritizing the use of existing structures or reclaimed and
recycled materials.



Native Landscaping - Integrating native landscaping and large canopy trees to address heat
island and provide for pollinators.



Ecoroofs - Providing and integrating ecoroofs for pollinators and people.



Bird-Safe - Reducing bird strikes through careful design.



Daylight and Air - Providing daylight and ventilation and improving indoor air quality.



On-Site Stormwater - Allowing rain to soak into the ground and filter through lush
vegetation and landscaping.
Findings for 09: As noted in previous findings, this proposal includes numerous
sustainable building and site strategies that may be interesting and educational to the
public and replicable at a residential scale. However, its most significant sustainability
approach is the adaptive reuse of a large, existing building.
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Visible indicators of the Net Zero and LEED Gold goals for this development include the
340-kW photovoltaic array, including the bifacial panels that cantilever over the eastern
parapet to double as sun shading screens. The existing structure will be reclaimed and
adapted to accommodate a new second story addition, ensuring the embodied energy
already invested in the existing building is not lost. The structure will also be updated
beyond code requirements to meet a higher level of seismic resilience.
The introduction of many new windows ensures natural light is available at workspaces
throughout the building. New skylights in the roof bring the natural light into the depths
of the building, illuminating the areas furthest from the windows in this large floorplate.
Building occupants also benefit from a second-floor courtyard, which provides a partially
covered and vegetated space for building occupants to gather and work. New air filtration
mechanical units will ensure a healthy workspace for all occupants.
Outside the building, the existing vehicle and landscaping areas will be updated with
shade trees and stormwater planters. Parking spaces will be reduced by more than 30%
and electric vehicle charging stations will be added to the parking lot. All viable on-site
and street-trees will be maintained and protected. Extensive new landscaping is designed
with a palette of climate-resilient and native plants to support pollinators and to mitigate
urban heat island effect. To further protect birds that may be attracted to the abundant
trees and native plants on site, the largest expanses of new glass, on the east façade near
the main entrance, will be fritted, to prevent birds from flying into it.
The significant site and building enhancements ensure renewed use and long-term
viability of the existing building, while inspiring the public and surrounding business
owners to consider opportunities for more sustainable design elements at other residential
and commercial sites.
This guideline is met.
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. The review body may not consider modifications to standards for which adjustments
are prohibited. 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 other standards that are
calculated based upon the size or intensity of the use such as the quantity of parking and
loading spaces) are required to go through the adjustment process. Modifications that are
denied through design review may be requested as an adjustment through the adjustment
process. The review body will approve requested modifications if it finds that the applicant has
shown that the following approval criteria are met:
A.
B.
C.

Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and
Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.
Mitigation of impacts. Any impacts resulting from the modifications are mitigated to the
extent practical.

Modification #1: Minimum Building Setbacks, PZC 33.130.215.C.1 | Table 130-2-Increase
the maximum building setback from 10 feet to 56 feet at the NE Davis (south) frontage.
Purpose Statement: The required building setbacks promote streetscapes that are
consistent with the desired character of the different commercial/mixed use zones. The
setbacks promote buildings close to the sidewalk to reinforce a pedestrian orientation and
built-up streetscape. The setback requirements for areas that abut residential zones
promote commercial/mixed use development that will maintain light, air, and the potential
for privacy for adjacent residential zones.
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Standard: 33.130.215.C.1, Maximum Building Setback. Unless otherwise specified, the
maximum a building can be set back from a street lot line is 10 feet. At least 50 percent of
the length of the ground level street-facing facade of the building must meet the maximum
setback standard.
A.

Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and
Findings: The modification to increase the maximum setback is necessary to allow the
second level addition above the existing non-conforming ground level walls. The existing
building footprint does not conform to this standard, and to align the new second story
walls above the existing ground level walls, a Modification is necessary.
The Modification better meets Portland Citywide Design Guideline 02 – Create Positive
Relationships with Surroundings and Guideline 09 – Design for Stewardship of the
Environment. The adaptive reuse of the existing building demonstrates a sustainable
approach for development, which is less detrimental to the environment than
deconstructing the existing building and developing a brand new building that conforms to
all zoning code standards. Aligning the new second level addition with the ground level
achieves a coherent architectural design that allows proportional building massing and the
introduction of a vibrant façade fronting NE 122nd Avenue and along the new south-facing
façade fronting NE Davis and highly visible from NE 122nd Avenue.

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 this standard is to promote streetscapes that are consistent with
the desired character of the commercial/mixed-use zones. Although the south façade faces
NE Davis Street, the requirement from the 1994 ordinance to maintain the eight-foot
concrete wall at the south property line eliminates the opportunity for any landscape
buffer, or the benefit of additional light and air to this street frontage. The 1994 ordinance
approved a complex circulation system through this site that serves numerous nearby
commercial businesses, and may not be revised without City Council action. Therefore, the
greater building setback maximizes light and air to the NE Davis frontage better than if the
new second-level addition were built to overhang the existing southern driveway and to
achieve the maximum setback of 10’ from the property line.

C.

Mitigation of impacts. Any impacts resulting from the modifications are mitigated to the
extent practical.
Findings: To mitigate the effects of a deeper setback, and the visibility of the driveway and
loading zones at the southeast corner of the site, the applicant has proposed moving the
driveway as far north (away from the NE Davis Street intersection) as possible, and
developing a deep landscape buffer to separate the narrower driveway and the NE Davis
Street right-of-way. The reduction in width of the existing driveway, and inclusion of
additional landscaping will greatly screen and mitigate the deeper building setback and
driveway. The greater setback allows for almost 50% more landscaping at the SE corner of
the site (from 830 sf to 1200 sf).

Modification #2: Landscaping at Loading, PZC 33.266.310.E | Table 266-8 Reduce the
minimum landscaping from 5 feet of L2/ 10 feet of L1 to zero feet.
Purpose Statement: A minimum number of loading spaces are required to ensure adequate
areas for loading for larger uses and developments. These regulations ensure that the
appearance of loading areas will be consistent with that of parking areas. The regulations
ensure that access to and from loading facilities will not have a negative effect on the traffic
safety or other transportation functions of the abutting right-of-way.
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Standard: 33.266.310.E, Placement, Setbacks and Landscaping. Loading areas must
comply with the setback and perimeter landscaping standards stated in Table 266-8 below.
When parking areas are prohibited or not allowed between a building and a street, loading
areas are also prohibited or not allowed.
A.

Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and
Findings: The modification to reduce the depth of landscaping between the existing loading
area and NE Davis Street better meets Portland Citywide Design Guidelines 02 – Create
Positive Relationships with Surroundings and 09 – Design for Stewardship of the
Environment. The existing building will be adaptively reused, and a new upper-level
addition is proposed to align with the existing ground level walls on the south, east and
north facades. The proposal maintains the existing loading dock and south driveway in its
current location. Similarly, the proposal maintains the existing eight-foot-tall concrete wall
along the entire south property line, which is a requirement of the 1994 ordinance and may
not be removed without City Council action.
Due to the nonconforming nature of the existing conditions, the additional building mass
above the existing loading area, and the limited rebuilding of existing loading dock walls to
facilitate increased windows, triggers this Modification even though no substantial changes
are proposed for the ground level or the loading and southern driveway. Because of the
existing eight-foot concrete wall at the south property line, planting the required landscape
buffer behind the wall would not achieve any visual or environmental benefits to the NE
Davis pedestrian realm. However, due to existing spatial constraints, adding the required
landscape buffer would eliminate use of the south driveway and loading zone, which would
in turn trigger redevelopment of the required loading on the north frontage, which is more
visible from the pedestrian realm, transit stops and the main entrance. Moving the loading
and associated service areas to this façade would have a detrimental effect on the entire
site. Maintaining the existing services, circulation and building functions as previously
approved reduces the building waste created through extensive remodels, and preserves the
more prominent and pedestrian/transit oriented north façade.

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: Perimeter landscaping is required to ensure that the appearance of loading areas
is consistent with that of parking areas, and that access to and from loading facilities will
not have a negative effect on the traffic safety or other transportation functions of the rightof-way.
As described above, although the south façade is street-facing, the existing site and
building development did not treat it as such. The 1994 ordinance condition of approval to
include an eight-foot concrete wall along this property line precluded any future ability to
use landscape or other treatment to enhance the NE Davis right-of-way. However, the wall
meets the purpose of the standard by providing a visual screen and acoustic buffer between
the loading dock and the adjacent street. Since the wall is located at the property line, any
landscaping added to meet this standard would be located to the north of the wall, and
would not be visible from NE Davis Street.

C.

Mitigation of impacts. Any impacts resulting from the modifications are mitigated to the
extent practical.
Findings: As described above, landscaping will be added at the north and south sides of
the southern driveway and curb cut at NE 122nd, and to the extent practical will also be
added between the new portion of the south façade and the NE Davis property line (while
still allowing for vehicle access from the loading docks to NE 122nd Avenue). The reduced
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driveway width and additional landscaping will help to screen the existing loading dock
from NE 122nd Avenue, and to create a safer pedestrian environment as vehicles exit the
driveway. The maintenance of the existing concrete wall along the NE Davis frontage
screens the existing loading dock from that right-of-way.
Modification #3: Pedestrian Standards, PZC 33.521.240, Allow for space between the
building and the NE Davis street to be paved for vehicle use, not meeting the L1
standard nor hardscaped for use by pedestrians.
Purpose Statement: These regulations promote a convenient and attractive environment for
pedestrians within the plan district and foster the development of increasingly urban nodes
around the light rail transit stations. The standards ensure a direct pedestrian connection
between the street and buildings on the site and between buildings and other activities
within the site. Together with the building design and entrance regulations, these
standards ensure that sidewalks in the plan district are convenient, active, pleasant
environments with pedestrian amenities.
Standard: 33.521.240.C.3, Improvements between a building and the street. The area
between a building or exterior improvement and a street lot line must either be landscaped
to meet the L1 standard or the area must be hard-surfaced and developed for use by
pedestrians, outdoor seating for restaurants, or pedestrian-oriented accessory activities
including stands selling flowers, food, or drinks.
A.

Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and
Findings: The modification to allow for the continued use of the existing south driveway
and loading access, which is located between the building and NE Davis street better meets
Portland Citywide Design Guideline 02 – Create Positive Relationships with the
Surroundings and 09 – Design for Stewardship of the Environment. The existing building
will remain on site and be adaptively reused, which is a sustainable approach to this site.
As a result, the new portion of the south façade aligns with the existing building below, and
maintains the loading dock and loading vehicle area in its current location. Since the
existing loading dock is in this location, vehicle access in front of the new portion of the
southern façade is appropriate and necessary.

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 this standard is to promote a convenient and attractive
environment for pedestrians within the plan district and to foster the development of
increasingly urban nodes around the light rail transit stations. The standards ensure a
direct pedestrian connection between the street and the building on the site.
As described in Findings above, although the south façade faces NE Davis street, the
existing development includes an eight-foot concrete wall that disconnects the site from the
adjacent street. Therefore, the vehicle driveway at the south side of the building is visually,
acoustically and physically separated from the adjacent street and no direct through-site
connection is possible between the building and NE Davis Street. Without a City Council
action to eliminate the existing condition of approval requiring the eight-foot wall at the
south property line, the intent of this standard to use space between buildings and streets
to benefit the adjacent pedestrian realm is not feasible, as the concrete wall precludes that
possibility. To that end, maintaining the existing site circulation and loading configuration
at this location allows other facades to have enhanced pedestrian conditions and better
meet the intent of this standard.

C.

Mitigation of impacts. Any impacts resulting from the modifications are mitigated to the
extent practical.
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Findings: Additional landscaping, beyond that which is required by code, is proposed at
the north and south sides of the driveway and curb cut at NE 122nd near the intersection
with NE Davis street. The proposed landscape area enhances the existing pedestrian realm
on NE 122nd Avenue, and provides screening for the vehicle area between the building and
NE Davis street.
Modification #4: Entrances, PZC 33.521.250.C.2, Increase maximum distance of entry
from 15 feet to 36 feet.
Purpose Statement: These regulations ensure that at least one of the main entrances into a
building, and each tenant space in a building that faces a street, be oriented to public
streets or light rail. This requirement enhances pedestrian access from the sidewalk to
adjacent buildings. Together with the building design and pedestrian standards, these
standards ensure that sidewalks in the plan district are convenient, active, pleasant
environments with a high level of pedestrian amenities.
Standard: 33.521.250.C.2, Entrances must be within 15 feet of the public street or light rail
alignment it faces.
A.

Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and
Findings: The modification to increase the distance of the main entrance from the transit
street (NE 122nd Avenue) better meets the Portland Citywide Design Guideline 02 - Create
Positive Relationships with Surroundings because the proposed entrance area is pedestrian
and transit-oriented, providing a place of respite and opportunity to pause. Even after a
voluntary eight-foot dedication along the entire NE 122nd Avenue frontage as part of this
land use review, the existing building is still set back 13-feet 2-inches from the east
property line. The applicant could have designed the new entrance at the street wall to meet
this standard, but that would have conflicted with the requirement to maintain a deep,
pedestrian-oriented awning at this same location, and would have created an exposed entry
condition without shelter from the intense traffic and exposed conditions of the adjacent 7lane wide Civic Corridor. The proposed entry sequence, with an inset entrance celebrates
the pedestrian-oriented covered space that is a requirement of the 1994 ordinance, and
integrates that design element within the overall building massing to ensure its safety,
activation and comfort. The main entrance is at the west end of this covered pedestrian
shelter, which ensures that the sheltered space is frequently used and benefits from having
many people passing through it and ensuring it is safe and clean for all.

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 standard is for the main entrance to be oriented to the public
street and to enhance the pedestrian access in order to ensure that sidewalks are
convenient, active, pleasant environments with a high level of pedestrian amenities. Since
the deeper setback of the entry creates a covered area for pedestrians and bus patrons as
well as public art, it meets the intent of this purpose.

C.

Mitigation of impacts. Any impacts resulting from the modifications are mitigated to the
extent practical.
Findings: The combination of large, protected public art (to be developed in collaboration
with the Regional Arts and Culture Council), shelter from the sun and rain provided by the
building mass on two sides and overhead roof, seating and lighting for pedestrians creates
a safer, more comfortable and desirable experience for pedestrians and building occupants
than if the covered pedestrian plaza and the main entrance were separated into two distinct
spaces.
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Modification #5: Building Design, PZC 33.521.260.C.1.a, Increase the maximum distance
of street facing façade from 12-feet to 36 feet on NE 122nd Avenue and from 12-feet to 56
feet on NE Davis Street.
Purpose Statement: These provisions promote a safe and interesting pedestrian environment
by connecting ground floor uses to adjacent sidewalk areas, encouraging surveillance
opportunities by restricting fortress-like façades at street level, and by encouraging the
continuity of retail and service uses. They do this by bringing buildings up to the sidewalk
and requiring a minimum amount of ground floor windows.
Standard: 33.521.260.C.1.a, Street enclosure. In Pedestrian Districts and at intersections
where City Walkways or transit streets cross another City Walkway or transit street the
street-facing façade of primary structures must be within 12 feet of the street lot line.
A.

Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and
Findings: The modification to increase the building setback along NE 122nd Avenue and NE
Davis Street better meets Portland Citywide Design Guideline 02 – Create Positive
Relationships with Surroundings. The existing conditions are non-conforming, with the
east façade located approximately 13-feet 1-inch from the new NE 122nd Avenue street lot
line (a reduction of 8-feet, due to a right-of-way dedication to create a wider sidewalk) and
the existing south façade located approximately 56-feet from the NE Davis street lot line. A
Modification is necessary to allow the new level two addition to be located directly above the
existing level one. If the addition were designed to meet this standard, it would have to
overhang the east façade by more than 1-foot, and would have to overhang the south
façade by approximately 44-feet. The increased height aligned with the existing exterior
walls creates a more proportional building, better scaled to the very wide adjacent Civic
Corridor and the building’s large, sprawling footprint and very large adjacent surface
parking area. Increased height at the location fosters a sense of urban enclosure and
enhances the pedestrian realm with more windows, views, ambient light and activity.
The Modification request to allow for the maximum distance of the NE 122nd Avenue streetfacing façade to be 36-feet is necessary to allow for the required covered pedestrian shelter
to be located outside the main entrance, which results in the street-facing wall with the
main entrance located at the rear of the inset covered plaza. This pedestrian-oriented
covered plaza integrated with the entrance in a notched corner of the building massing
creates a strong, active, transit-supportive and human-scaled place to support the comfort
of staff, visitors and pedestrians.

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 this standard is to promote a safe and interesting pedestrian
environment by connecting ground floor uses to adjacent sidewalk areas, encouraging
surveillance opportunities by restricting fortress-like facades at street level, and by
encouraging the continuity of retail and services users.
At the south (NE Davis Street) façade, although it is street-facing, the building is separated
from NE Davis Street by a loading lane, drive aisle, and tall concrete wall at the property
line. By nature of the existing site design, there is no pedestrian activity on the south side
of the building. This general circulation plan and design elements must remain in place per
the 1994 Ordinance 168055. To mitigate the fortress-like effect, additional windows are
proposed for the ground level and new second-level addition of this façade, and a roof deck
is proposed adjacent to level two, which will provide views of human activity just above the
level of the existing NE Davis street trees.
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At the east (NE 122nd Avenue) façade, the purpose of the standard is met, although the
existing setback is slightly deeper than the maximum 12-foot standard. The existing
setback will be reduced by eight-feet as a result of this proposal, as the applicant has
dedicated an additional eight-feet along the NE 122nd frontage, and will rebuild the
sidewalks at this frontage to the widest standard required by the Portland Bureau of
Transportation. The addition of more than sixty window bays on the east façade will
mitigate the existing fortress-like conditions and the layered, educational landscaping will
further enhance the sidewalk experience.
C.

Mitigation of impacts. Any impacts resulting from the modifications are mitigated to the
extent practical.
Findings: Where the façade steps back at the northeast corner of the building, a covered
pedestrian and transit-oriented area is created, providing seating, shelter and public art as
described above. Educational landscaping will be included in the area between the
remainder of the east façade and the NE 122nd Avenue street lot line, and new landscaping
will be added to the area between the new south façade and the NE Davis street lot line in
order to mitigate the deeper setback.

Modification #6: Building Design, PZC 33.130.245.C.1, Allow exterior storage of library
fleet vehicles behind fences within the existing surface parking area.
Purpose Statement: Purpose. The standards of this section are intended to assure that
exterior display, storage, and work activities:
• Will be consistent with the desired character of the zone;
• Will not be a detriment to the overall appearance of a commercial/mixed use area;
• Will not have adverse impacts on adjacent properties, especially those zoned residential;
and
• Will not have an adverse impact on the environment.
Standard: 33.130.245.C.1, Exterior Storage. Exterior storage is not allowed in the CR, CM1,
CM2, CM3, and CX zones.
A.

Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and
Findings: The modification to allow exterior storage in the CM3 zone better meets Portland
Citywide Design Guideline 06 - Integrate and minimize the impact of parking and building
services. Since this is an existing building, it is not feasible to add below-grade parking
beneath the building. Therefore, to meet the standard while storing the necessary small
fleet of passenger-sized vehicles and small box trucks necessary for the library to move its
books to branch libraries throughout the County, the vehicles would need to be parked
inside a structure. A structure storing vehicles is not an active, vibrant development that
meets the intent of the design guidelines.
Therefore, after much consideration, it was determined that storing passenger-sized
vehicles within a discreet fenced area set within the existing vehicle parking area and
surrounded by layered plantings would be less impactful to the pedestrian realm than if the
same spaces were filled with non-fleet vehicles. The applicant selected the least visually
obtrusive fencing option, and developed a planting palette that consists of a red cedar
hedge, groundcover, and groupings of large deciduous trees. The proposed landscape
screening around the fleet parking area introduces more than a dozen large trees that
would not otherwise have been required in the parking area.
To add further screening for the fleet vehicle area, the applicant proposes to remove an
entire row of parking along the east edge of the parking lot, to develop a 22-foot-deep
landscape buffer between the NE 122nd Avenue sidewalk and the surface parking area. The
fleet vehicle parking is set back 100-feet from this sidewalk. The combination of a deep
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landscape buffer at the sidewalk, distance, and additional perimeter landscape screening
around the fleet vehicle storage results in a significant increase in landscape area, many
additional large trees, and the adaptive reuse of existing vehicle to meet new vehicle storage
needs rather than dedicating additional on-site space for vehicle needs.
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: Exterior storage locations are limited to ensure that development is consistent
with the desired characteristics of the zone. In this location, the surface vehicle area is an
existing condition. The parking lot is very large, and is shared between neighboring
commercial businesses. Enclosing the 19 fleet vehicle parking spaces within a fence, set
into the middle of the large surface parking area (currently it has 211 spaces, and is
proposed to be reduced to 140 parking spaces through this proposal), does not intensify the
impact of the vehicle parking area. Consolidating all parking uses – staff, guest, public and
fleet parking – into one existing area also allows for more efficient use of the parking area. It
also preserves this intact parking area for potential redevelopment in future years.
Minimizing parking, and using existing parking for all vehicle needs to avoid developing
new auto-oriented spaces, is consistent with the desired character of the zone and will not
have adverse impacts on the neighboring properties, since the existing parking area serves
those properties as well.

C.

Mitigation of impacts. Any impacts resulting from the modifications are mitigated to the
extent practical.
Findings: To mitigate the impacts of the fleet parking, the applicant proposes to eliminate
one row of existing vehicle parking along the east edge of the surface parking area,
resulting in a 22-foot-deep landscape buffer screening the vehicle parking from the
pedestrian realm. Additional landscape additions throughout the large parking area will
result in an overall reduction of vehicle parking spaces from 211 spaces to 14- spaces
(more than a 30% reduction). The fleet vehicles are proposed to be located over 100-feet
from the NE 122nd Avenue sidewalk, and will be fully screened by layers of climate resilient,
evergreen and deciduous landscaping including a hedge, evergreen shrubs, ground cover
and groupings of large trees.

Modification #7: Setbacks, PZC 33.130.215.D.2, Reduce required hard surfaced area from
50 percent to 0 percent between the NE 122nd Avenue street lot line and the building.
Purpose Statement: Purpose. The required building setbacks promote streetscapes that are
consistent with the desired character of the different commercial/mixed use zones. The
setbacks promote buildings close to the sidewalk to reinforce a pedestrian orientation and
built‐up streetscape. The setback requirements for areas that abut residential zones
promote commercial/mixed use development that will maintain light, air, and the potential
for privacy for adjacent residential zones.
The front setback requirements for Civic Corridors in Eastern and Western pattern areas
provide opportunities for additional pedestrian space and separation from the vehicle traffic
along these major streets to create an environment for building users and pedestrians that
is less impacted by close proximity to traffic, and provide opportunities for front
landscaping reflective of the vegetated characteristics of these neighborhood pattern areas.
The minimum building setbacks along local service streets adjacent to residential zones
work together with requirements for step downs in building height (33.130.210.B.2.b.) to
ensure that there is a transition in street frontage characteristics to lower scale residential
zones. In these situations, the building setback regulations promote street frontages with
landscaping and residential uses to provide a transition and a cohesive street environment
with similar street frontage characteristics on both sides of the street, and limit exterior
display and storage to minimize impacts to nearby residentially‐zoned areas.
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Standard: 33.130.215.D.2, Improvements within transit street maximum building setbacks.
Along transit streets, at least 50 percent of the setback area between the street lot line and
the portion of the building that complies with the maximum building setback must be hard
surfaced for use by pedestrians. Buildings entirely in a residential use are exempt from this
standard.
A.

Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and
Findings: The proposal to fill the entire area between the street lot line and the east
building wall with landscaping better meets Portland Citywide Design Guideline 07 Support the comfort, safety, and dignity of residents, workers, and visitors through
thoughtful site and building design. The applicant is dedicating eight-feet along the entire
NE 122nd Avenue frontage, and rebuilding the sidewalk to a 15-foot-wide sidewalk. This is
the City’s widest sidewalk requirement, reserved only for significant corridors such as this
Civic Corridor and City Walkway in a Pedestrian District. A wider sidewalk is critical here to
keeping pedestrians and bicyclists safe along a high-crash corridor. However, it is also
important that the pedestrian realm is human-scaled, and does not replicate or accentuate
the vast scale of the surrounding auto-oriented elements. NE 122nd Avenue at this location
is seven lanes wide. The parking lot at this site is currently 211 vehicle spaces, plus wide
drive aisles and queuing lanes for nearby restaurants. Surrounding development includes
several very large auto dealerships with vast vehicle storage areas. The combination results
in a landscape that feels very auto-oriented, and lacks human-scaled spaces for gathering
and resting.
Further, the 1994 Ordinance requires a covered pedestrian area to provide shelter from the
weather and to support nearby transit area. This proposal maintains the required shelter in
a large semi-enclosed space at a notch in the northeast corner of the building. At this
location, the covered, pedestrian-oriented space includes a large wall of public art, seating,
lighting and coverage.
To that end, in this context, adding additional hardscaped area between the building wall
and the sidewalk adjacent to a very busy street would not add benefit for the pedestrian
realm. The sidewalk at this location will be built to the widest standards in the city and to
add additional hardscape would start to replicate vehicle-scaled spaces and make this area
feel more like the parking lots that are abundant in this neighborhood. The street is so wide
here that noise and exhaust create an undesirable environment for exposed seating at the
sidewalk; places of human-scaled refuge are critical. These pedestrian amenities are
already provided nearby, at the northeast corner of the building, where the notch in the
building provides more shelter for pedestrians than an exposed area between the building
and the street.

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 standard is to ensure that new development is built close to
the street lot line, to foster an urban, pedestrian-oriented environment. However, at this
location the existing building will be 13-feet from the street lot line after an eight-foot
dedication to expand the sidewalk to 15-feet. The existing building is being reused, not
rebuilt.
The proposal provides pedestrian amenities in a human-scaled space, where the building
massing is notched to provide a buffer and shelter from the vast scale, noise, exhaust
fumes and activity of the adjacent NE 122nd Avenue. Pedestrians are provided safe spaces
for gathering and respite in multiple locations along this frontage. The area between the
existing building wall and the NE 122nd Avenue sidewalk is proposed to be planted with a
pollinator garden and learning landscape – an engaging, attractive and educational use of
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the space that is better suited for contributing to the experience of pedestrians passing by,
while also framing and highlighting the wide, gracious path leading to the pedestrian plaza
at the building’s notched corner.
C.

Mitigation of impacts. Any impacts resulting from the modifications are mitigated to the
extent practical.
Findings: In lieu of a hardscaped area for use by pedestrians, the proposal offers
numerous pedestrian amenities including rebuilding the entire 122nd Avenue sidewalk to a
15-foot wide standard; eliminating a row of vehicle parking to create a 22-foot deep
landscape buffer along the sidewalk north of the building, and a 13-foot deep landscape
buffer between the building and the sidewalk; including an educational pollinator garden
and a drought-tolerant learning landscape within the landscaped areas, and including a
large pedestrian-oriented shelter with seating and public art near the sidewalk but
sheltered by the building massing.

Modification #8: Setbacks, PZC 33.130.215.B.1.a, Increase the minimum building
setback from a street lot line adjacent to a Civic Corridor from 10-feet to 13-feet 1-inch.
Purpose Statement: The required building setbacks promote streetscapes that are
consistent with the desired character of the different commercial/mixed use zones. The
setbacks promote buildings close to the sidewalk to reinforce a pedestrian orientation and
built‐up streetscape. The setback requirements for areas that abut residential zones
promote commercial/mixed use development that will maintain light, air, and the potential
for privacy for adjacent residential zones.
The front setback requirements for Civic Corridors in Eastern and Western pattern areas
provide opportunities for additional pedestrian space and separation from the vehicle traffic
along these major streets to create an environment for building users and pedestrians that
is less impacted by close proximity to traffic, and provide opportunities for front
landscaping reflective of the vegetated characteristics of these neighborhood pattern areas.
Standard: 33.130.215.B.1.a, Minimum Building Setback. The minimum setback required
from a street lot line adjacent to a Civic Corridor shown on Map 130‐1 is 10 feet.
A.

Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and
Findings: The modification to increase the minimum setback from a required street lot line
from 10 feet to 13 feet 1 inch better meets Portland Citywide Design Guideline 02 – Create
Positive Relationships with Surroundings because it allows the second story addition to be
vertically aligned with the existing ground level, and facilitates a semi-recessed covered
pedestrian amenity space at the northeast corner of the building, where it may be sheltered
by the building mass and visible from the interior.
If the level two addition were designed to meet this standard, it would have to overhang the
east façade by more than three feet. This would create an awkward condition that would
not provide the urban street wall condition that is desired in this zone. The increased
height provided by the second-story addition creates a more proportional building, better
scaled to the very wide adjacent Civic Corridor and the building’s large, sprawling footprint
and very large adjacent surface parking area. Increased height at the location fosters a
sense of urban enclosure and enhances the pedestrian realm with more windows, views,
ambient light and activity.
The Modification request to allow for the maximum distance of the NE 122nd Avenue streetfacing façade to be 36-feet is necessary to allow for the required covered pedestrian shelter
to be located outside the main entrance, which results in the street-facing wall with the
main entrance located at the rear of the inset covered plaza. This pedestrian-oriented
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covered plaza integrated with the entrance in a notched corner of the building massing
creates a strong, active, transit-supportive and human-scaled place to support the comfort
of staff, visitors and pedestrians.
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 standard is to create an urban, pedestrian-oriented condition,
with buildings close to the sidewalk along the City’s most significant Civic Corridors. The
purpose of the standard is met by allowing the existing ground level of the building to be
vertically extruded, creating a taller building wall with over sixty new window bays fronting
the NE 122nd Avenue Civic Corridor. The site, abutting a 7-lane wide road, is able to better
enhance the pedestrian realm with a deep, lush landscape setback, two stories of highlyglazed walls with active interior uses, and a protected pedestrian area near the sidewalk
but protected from exposure to the road than if the second level addition met the standard
by overhanging the ground level and creating a compressed building base and inhospitable
growing conditions for landscaping.

C.

Mitigation of impacts. Any impacts resulting from the modifications are mitigated to the
extent practical.
Findings: With the deeper setback between the existing building and NE 122nd Avenue, the
proposal offers numerous pedestrian amenities including rebuilding the entire 122nd
Avenue sidewalk to a 15-foot wide standard; eliminating a row of vehicle parking to create a
22-foot deep landscape buffer along the sidewalk north of the building, and a 13-foot deep
landscape buffer between the building and the sidewalk; including an educational
pollinator garden and a drought-tolerant learning landscape within the landscaped areas,
and including a large pedestrian-oriented shelter with seating and public art near the
sidewalk but sheltered by the building massing.

Modification approval criteria A-C have been met for all requested Modifications. Therefore, these
Modifications merit approval.

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

CONCLUSIONS
The design review process implements the Design overlay zone, strengthening these areas as
places designed for people. Design review supports development that builds on context,
contributes to the public realm, and provides high quality and resilient buildings and public
spaces. The proposal not only meets the applicable design guidelines and modification criteria,
but provides an excellent example of adaptively reusing a fortress-like building designed to
support a large, auto-oriented retailer into an excellent contributor to an active urban realm,
with vibrant pedestrian amenities and modeling of sustainability evident throughout the
architecture and site design. It therefore warrants approval.

ADMINISTRATIVE DECISION
Approval of the renovation and addition to a vacant former 52,600sf grocery store. The
proposal includes a 4700sf addition at level one and a 15,600sf addition on level two to
accommodate a new County library distribution center. A large new entrance will be added at
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the northeast corner of the building, replacing the existing awning and colonnade at this
location. Both the level one and level two additions are proposed to be topped with an extensive
PV array. The existing surface parking area is proposed to remain, with required landscaping
and stormwater improvements. The existing loading dock is proposed to remain, with an
additional trash enclosure added to the southwest corner of the building. A voluntary eight-foot
dedication along NE 122nd Avenue will result in a wider sidewalk.
Approval for the following Modification requests:
1. Increase the maximum building setback from 10 feet to 56 feet at the NE Davis (south)
frontage (PZC 33.130.215.C.1 | Table 130-2)
2. Reduce the minimum landscaping from 5 feet of L2/ 10 feet of L1 to zero feet at the south
property line. (PZC 33.266.310.E | Table 266-8)
3. Allow for space between the building and NE Davis street to be paved for vehicle use, not
meeting the L1 standard nor hardscaped for use by pedestrians. (PZC 33.521.240)
4. Increase maximum distance of entry from 15 feet to 36 feet. PZC (33.521.250.C.2)
5. Increase the maximum distance of street facing façade from 12-feet to 36 feet on NE 122nd
Avenue and from 12-feet to 56 feet on NE Davis Street. (PZC 33.521.260.C.1.a)
6. Allow exterior storage of library fleet vehicles behind fences within the existing surface
parking area. (PZC 33.130.245.C.1)
7. Reduce required hard surfaced area from 50 percent to 0 percent between the NE 122nd
Avenue street lot line and the building. (PZC 33.130.215.D.2)
8. Increase the minimum building setback from a street lot line adjacent to a Civic Corridor
from 10-feet to 13-feet 1-inch. (PZC 33.130.215.B.1.a)
per the approved site plans, Exhibits C-1 through C-40, signed and dated April 14, 2022,
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 22-101625 DZM." All requirements
must be graphically represented on the site plan, landscape, or other required plan and
must be labeled "REQUIRED."
B. At the time of building permit submittal, a signed Certificate of Compliance form
(https://www.portlandoregon.gov/bds/article/623658) must be submitted to ensure the
permit plans comply with the Design/Historic Resource Review decision and approved
exhibits.
C. No field changes allowed.
Staff Planner: Hannah Bryant
Decision rendered by: ____________________________________________ on April 14, 2022
By authority of the Director of the Bureau of Development Services

Decision mailed: April 21, 2022
About this Decision. This land use decision is not a permit for development. Permits may
be required prior to any work. Contact the Development Services Center at 503-823-7310 for
information about permits.
Procedural Information. The application for this land use review was submitted on January
6, 2022, and was determined to be complete on February 22, 2022.
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Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under
the regulations in effect at the time the application was submitted, provided that the
application is complete at the time of submittal, or complete within 180 days. Therefore, this
application was reviewed against the Zoning Code in effect on January 6, 2022.
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: June 22, 2022
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, 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 May
5, 2022. 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 Office of Community and Civic Life 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 this file, please contact the planner listed on the
front of this notice. The planner can email you documents from the file. A fee would be
required for all requests for paper copies of file documents. Additional information about the
City of Portland, and city bureaus is available online at https://www.portland.gov. A digital
copy of the Portland Zoning Code is available online at
https://www.portlandoregon.gov/zoningcode.
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
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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 May 6, 2022 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.
EXHIBITS
NOT ATTACHED UNLESS INDICATED

A. Applicant’s Submittals
1. Original Submittal
2. Original Narrative
3. Neighborhood Contact
4. Tree Inventory
5. Geotechnical Report
6. Stormwater Report
7. PBOT Approval Criteria Response
8. Response to Incomplete Submittal
9. Final Submittal including all appendices
B. Zoning Map (attached)
C. Plans/Drawings:
1. Site Plan (attached)
2. Proposed Civil Site Plan
3. Proposed Utility Plan
4. Proposed Planting Plan
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5. Proposed Site Materials Plan
6. Proposed Lighting Plan
7. Proposed Level One Plan
8. Proposed Level Two Plan
9. Proposed Roof Plan
10. Proposed PV Array Plan
11. Proposed Elevations – B&W
12. Proposed Elevations – B&W
13. Proposed Elevations – Color
14. Proposed Elevations – Color
15. Building Sections
16. Façade Details
17. Façade Details
18. Façade Details
19. Façade Details
20. Façade Details
21. Trash Enclosure
22. Exterior Wall Assemblies
23. Landscape Details
24. Awning Condition of Approval Diagram
25. Ground Floor Window Diagram
26. MCM Panel Cutsheet
27. Ribbed Metal Panel Cutsheets
28. Ribbed Metal Panel Cutsheets
29. Fiber Cement Cutsheet
30. Fiberglass Window Cutsheet
31. Glazing System Cutsheet
32. Lighting Cutsheets
33. Lighting Cutsheets
34. Lighting Cutsheets
35. Lighting Cutsheets
36. Bike Rack Cutsheet
37. Bifacial Solar Panel Cutsheet
38. Bifacial Solar Panel Cutsheet
39. Fleet Vehicle Fence Cutsheet
40. Fleet Vehicle Landscape Screening Plan
Notification information:
1. Mailing list
2. Mailed notice
Agency Responses:
1. Bureau of Environmental Services
2. Portland Bureau of Transportation
3. Site Development Review Section of BDS
4. Fire Bureau
5. Life Safety Review Section of BDS
Correspondence:
1. Brian McCarl, March 15, 2022, requests that the applicant be required to make
improvements to the public right-of-way on NE Davis to mitigate the existing conditions at
this area.
Other:
1. Original LU Application
2. Ordinance 168055
3. 1994 Building Permit
4. EA 21-058438 Summary Notes
5. EA 21-103280 Summary Notes
6. Incomplete Letter, dated February 4, 2022
7. Email from Staff to Brian McCarl, dated March 31, 2022
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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).

