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City Council Appeal Hearings Process
For Evidentiary/ De Novo Appeals

The order of appearance and time allotments is generally as follows:

Staff Report - 10 minutes

Appellant - 10 minutes

Supporters of Appellant - 3 minutes each
Principal Opponent of the Appeal - 15 minutes
Other Opponents of the Appeal - 3 minutes each
Appellant Rebuttal - 5 minutes

Council Discussion

Appeal Hearing




Northwest Plan District M ap 562-7
Areas with Special Development Standards

Map Revised August 12, 2016
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Northwest Plan District

Also:

= Main Street, NW 23rd
(yellow)

= Streetcar Alignment
(hatched).
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Context

« Site has a full block
frontage on NW 23, a
commercial focus for
district

* The streetcar wraps NW
231 here.

« East across NW 23 is
the 6-story Good Sam

 West is the Nob Hill
residential area.



Program
Overview
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Design Review

Community Design Guidelines

Modifications
Four (4) Modifications - PZC Section 33.825.040
1. Reduce width of vertically hung bike parking spaces.
. Locate main residential entrance away from the Transit Street.

2
3. Alter landscape screening due to substantial grade differences.
4

. Reduce depth of two vehicle parking stalls.

Approval
Criteria




T? Ill Land Use Review Procedure

Pre-fppdication Conference is reguired for ol Type Il Procedures, valid for one year » Meighborhood contact and
sontact decumantation ik requined bor Type 1l Land Divisions and same other Type Il Reviess

Application Submitted

Sinff has 21 days to determing complateness

Day
mpleteness
heck

of appleation
¢ If complete, the public hearing 15
scheduled to be held within 51 days

+ If not complete, a letter is sent detailing
the nieeded information

Applicant has up fo 180 deys to needed infarmation
wwmﬂhﬁ no fees refurned,

Request For Response (RFR) [ndailed 1o public agencies and recognized

+ mmeant
Period

“Applicant Posts Site

[&rgam':aliani wathin 1,000 ft. of site

30 days before public hearing
& Orvie sagn with notice of the hearing is

Public Notice

posted fer every 800 fi. of frontage on
each abutting stroet

[Mailed 20 days before hearing
¢ Motice mailed io recognized ofganizations

Staff Report

within 1,000 fi. and to property owners
withim 400 ft. of the site {or 500 ft. if
outsicde the Urban Growth Boundaryl

l

Public Hearing

Publighad 10 days before hearing, includes
gtaff recommendation o heanngs body

[Hatd within 51 days of complete application

¢ Decision may be pronsunced at hearing
or madie after close of record, Record
imay be kept opan, on reguast

{Mailed within 17 days of close of record

:-;r 89* Hearings Body Decision
v LS W 0.y
,',"]', ppeal Period

-

Decision is Final

Il:f mol appaaled the decsion s final
+ Approvals must be recorded with the
covnty

* For land dvasions, a Final Plat application
must be submited for review and

E

approval bafore the plat can be resorded

Review
Procedure

LU 20-123610 DZM

= Submitted - February 26,
2020

Effective Code -
December 2019

Hearing Scheduled -
October 15, 2020,
postponed by applicant.

Public Hearing and
approval - May 6, 2021

Appealed by NWDA -
June 4, 2021




Design Commission Deliberation

= Context. The design responded well to the different adjacent contexts of
streetcar commercial area to the east and residential to the west.

= Public realm. The active ground floor use and storefront designs enhanced
the three street frontages.

» Quality and Permanence. The quality materials and thoughtful details
complemented the rich textures of the district.

Decision: Design Commission approved Design Review with Modifications.

Public Interest

= 9 written comments plus public testimony at hearing. Primary concerns,
related to the approval criteria, focused on a lack of step back at the upper
(fifth) story.

Project History




Appeal

The NWDA appealed the decision. In their appeal statement, they
listed their concerns as follows:

The Staff Report Finding for Community Design Guideline P1. Plan
Area Character, P1.1 Urban Character: District-wide Considerations
does not address the content of the subject guideline regarding step
backs at the street facade, and inappropriately refers to a) required
step backs on other facades, and b) parapet and cornice detailing, both
of which are irrelevant to complying with this guideline.

Appeal

= By the NW District
Association

= CDG P.1 - Step backs at
the street facade




Appeal

= By the NW District
Association

= CDG P.1 - Step backs at
the street facade

January 1998
Updated Sept. 2008
Bureau of Planning

Portland, Oregon

PLANNING el




Design Review in Portland

How Design Guidelines are Used

Design guidelines are mandatory ap-
proval criteria that must be met as part
of design review and historic design
review. They also are a source of in-
formation for both developers and the
community as to what issues will be
addressed during the design review
process.

The design review process is flexible
to encourage designs that are innova-
tive, and are appropriate for a specific
location. For this reason guidelines are
qualitative statements. Unlike objective
design standards, there are many ac-
ceptable ways to meet each guideline.
Each guideline is followed by a list of
examples of some ways to meet the
guideline. These examples are provid-
ed to stimulate the search for a design
that meets both the guidelines and the
developer’s needs; they function as
explanations of the guideline, and are
not intended to be used as the recom-
mended solution.

While the design guidelines are quali-
tative, they are still mandatory approv-
al criteria, and must be met. The guide-
lines provide flexibility to designers,
but they are requirements. Applicants
are responsible for explaining, in their
application, how their design meets
each of the guidelines.

During the design review process, the
review body must find that the pro-
posal meets each design guideline.
Proposals that meet all the guidelines
will be approved; proposals that do not
meet all of the guidelines will not be ap-
proved. If the review body approves the
proposed design, they may add condi-
tions to their approval; these conditions
require modifications to ensure the
proposal’s compliance with the guide-
lines. Generally, the review body would
rather that applicants revise their de-
signs to address deficiencies rather than
have the City impose a specific solution
through conditions.

Waiver of Design Guidelines

In some cases, a design guideline may
be waived. If the design guidelines
document includes design goals for the
area, a guideline may be waived as part
of the design review process where the
proposed design meets the design goals
for the area better than would a project
that complied with the guideline. If a
waiver is requested, the application for
design review must explain how the
design goals are met. More information
on waivers is available from the Devel-
opment Services Center.

Applicability of Community
Design Guidelines

The chart on page 12 shows which
Community Design Guidelines apply to
different types of projects. An applicant
need only address those guidelines

that are identified as applicable on this
chart.

Community Design Guidelines

Appeal

= By the NW District
Association

= CDG P.1 - Step backs at
the street facade

From How Design Guidelines are Used

“The design review process is flexible to encourage designs that are
innovative and are appropriate for a specific location. For this reason,
guidelines are qualitative statements. Unlike objective design standards,
there are many acceptable ways to meet each guideline.”




P1. Plan Area Character.

“Enhance the sense of place and identity by incorporating site and building design

features that respond to the area’s desired characteristics and traditions.”

Appendix J - Excerpt from Northwest District Plan, Amended Design Guidelines —
Desired Characteristics and Traditions:

P1.1 District-wide Considerations (general)

P1.2 Streetcar Main Streets (area specific)

Architecture
Urban Pattern
Desired Characteristics and Traditions

Urban Charactar: District-wide Considerations

While the emphasis of ihe Desined Characteristics and Troditions ststements thai fllow is on
haghlightimg the distingueshing charcteristics of each whan charcler area, developmenl
ool dlee Mamilrwesy Civg icn slmld con e o ocimginieg e disniens achiecsl
scale amd W5 fime-gram patlemn of development. Mew buildimgs and aditions that are taller than
the two- 1o four-story building heighin that is predominant in the distien should bave upper stories
siepped-hack in order 1o contribile 10 a mwre consisient stregtscape nnd 0 maindnin
neighbiorhood scale, Abso, the st-eet frontage of large projects shoubd be divided imo distna
components that reflect the distrizt's established potiem of partial b ock massing,

Map 4: Urban Character Areas

Morthwest District Plan
Urban Character Areas.
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Appeal

= By the NW District
Association

= CDG P.1 - Step backs at
the street facade




P1. Plan Area Character. Appeal

“Enhance the sense of place and identity by incorporating site and building design
features that respond to the area’s desired characteristics and traditions.”

By the NW District
Association

Appendix J - Excerpt from Northwest District Plan, Amended Design Guidelines —
Desired Characteristics and Traditions: CDG P.1 - Step backs at

the street facade

Burmside md MW Thurman

» P1.1 District-wide Considerations (general)
» P1.2 Streetcar Main Streets (area specific)
« Architecture B TS

aciivity in the Northwes: Disiricr.
This status is reflected in fhe
architechire nnd devel opment

* Urban Pattern iclstreiat Al

Architecture
Clemrenen istie mehieewnal eheens o e cigl uibdings ahong e owin

. . . agn
Y D eS I red C h a ra Cte rl Stl CS a n d Trad Itl o n S strects include: buildings located up against sidewalks, large storefront
windows, oflen with transem lights; awaings: enrnces typically a sidewalk
level; Mat moofs amd comices or omamented parapeLs; masoney constructiaon,
and bullding heights of ane to four siories (upper fooes were wsually designed
far residences). The main streets also include block, split-Fock, and coumyand
apantment buildings; 05 well as some sarly twentieth-century wisad-frame
Thiwses, mstly Tocated along narthern portions of NW 23rd Avenue and converted o
wnmmmiercial wses. W Thurman Street iscludes o predominance of residential struetsres m
typical of the ather main streets, including Viciorian workers cotiages in the Queen Anne sivle
Wihese are remnonts, logether with similar houses along nearby streets, of the working-class
Slahtown neighborhood) and modemn rowl with archi derivative of traditional styles.

Urban Pattern

Commereial buildings typically abut cach other, with lintle o no side seabacks. providing a
cantinunes huilding frontage that pravides n sense of urhan enclomire alang thee main streets.

: ain sireel bk s typacaly lined by several small siorefranis or tenamt spaces, providing
a diversity af activities amd visn) experiences.  These panterns are occasionally iternipied by
residential structiures and by pos-war commercial buildings with frome setback parking and other
autmahile-arented Femtures (with drive-through Gcililies especially commen along West
Bumside Street). NW Thurman Sereet is ¢l ized by o less i slarelront
cammercial frontages than is thecase along the sther aren main sreets. Along MW Thurman
Stneed, storefromt commercial buildings tend 1o be clostered at intersections, with mid-block areas
oecupicd by small ot howses, usually with shallow sethacks, and modern rowhouses with front
garages and drivewsays.

Streetcar Main Streets: Cesired Characteristics and Traditions

The Streedcar Era stuctwres tkat define the character of the main strects, portions of which ore
located within the Alphatet Historic Disircl, shauld be preserved or adaplively nased. New
development showld meorporate architectural feamres that characterioe the disirices main
streets, such as lange storefron: windows, awnings and upper-story residences, and should
continue the hisioric pattern o”a continueus frovoge of buildings and aciive wses lecated
close v sidewalks. Large retail developments should be integratiesd inio the main sineets” line-
arain urban partern and mix of uses throwgh siexegies such as including spaces suitable for
small tenamis along sirced frorages or by including upper-fioor residences. W
appropriste, development should inelude outdear space For dining and other a
contribuie 1o vibrant urban ewionment. Disnptions wothe continty of the ma
pedesirian enviromment by cub cuis. driveways. parage froms and surface parking arcas
shoubd be aveided.




P1. Plan Area Character. Appeal

“Enhance the sense of place and identity by incorporating site and building design
features that respond to the area’s desired characteristics and traditions.”

By the NW District

Appendix J - Excerpt from Northwest District Plan, Amended Design Guidelines — Association
Desired Characteristics and Traditions: CDG P.1 - Step backs at

the street facade

= P1.1 District-wide Considerations (general)
n P 1 2 Streetca r M a i n Streets (a rea s peCifi C) While the emphasis of the Desined Characieristics and Troditions ststements that fllow is on
" haghlightimg the distingueshing charcteristics of each whan charcler area, developmenl
P S S 2 U .
H le amd #s fime=grin patle i devel L Mew build laichditi that are 1aller tha
s ArCh |teCtU re :: !Lv:: 0 ;uumr-al.gurrﬂ'-zilldi:: Th-igl-ll‘:iltl-lap:m il:11 m\lnn":ifmm ‘i:llizzr;;;iur;lll:?::ld Idw.-::pl;:rrsmrlﬁ:s

siepped-hack in order 1o contribile 10 a mwre consisient stregtscape nnd o maininin
nesighbiorhood scale, Abso, the st-eet frontage of large projects shoubd be divided imo digtna
G y "

 Urban Pattern

Map 4: Urban Character Areas

 Desired Characteristics and Traditions

New buildings and additions that are taller than the
two to four-story building height that is predominant
in the district should have the upper stories
stepped back in order to contribute to a more
consistent streetscape and to maintain
neighborhood scale.

Morthwest District Plan
Urban Character fireas
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The Commission found that the proposal met Guideline P1 in numerous ways:

1. The predominately brick clad building has a split-block massing, with storefront
windows, canopies to protect pedestrians and outdoor dining opportunities, reflecting
the “district’s architectural scale and its fine-grain pattern of development”.

2. Ahighly active ground floor with upper story residences continues “historic use
patterns of the district” and contributes to a “more consistent streetscape”.

3. While the upper fifth-floor is not “stepped back” from NW 239, four-story building
height datum is addressed to “maintain a consistent streetscape and neighborhood
scale”.

On balance, the proposed design contributed to a more consistent streetscape and
helped better maintain neighborhood scale for this specific site by locating the massing
east toward NW 23rd, facing the commercial area, streetcar line, and the six-story
hospital across the street, rather than shifting it closer towards the smaller-scaled
residential area to the west.
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Appeal

= By the NW District
Association

= CDG P.1 - Step backs at
the street facade
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Deny the appeal and uphold the Design Commission’s
decision of approval with conditions.

Deny the appeal but modify the Design Commission’s
decision of approval with conditions and instruct the applicant
to revise the design and return to Council at a future date.

Grant the appeal, thereby overturning the Design
Commission’s decision to approve with conditions. In this
case, the project would be denied.




Questions?



Background References



The Commission found that the proposal met guideline P1 in numerous ways:

1. The predominately brick clad building has a split-block massing, with tall storefront
windows, canopies to protect pedestrians and generous outdoor dining opportunities,
reflecting the “district’s architectural scale and its fine-grain pattern of development”.

2. Ahighly active ground floor with upper story residences continues “historic use
patterns of the district” and contributes to a “more consistent streetscape”.

3. While the upper fifth-floor is not “stepped back” from NW 2319, the four-story building
height datum is addressed to “maintain a consistent streetscape and neighborhood
scale”.

On balance, the proposed design also contributed to a more consistent streetscape and
helped better maintain neighborhood scale for this specific site by locating the massing

east toward NW 23rd, facing the commercial area, streetcar line, and the six-story
hospital across the street, rather than shifting it closer towards the smaller-scaled
residential area to the west.

Appeal

= By the NW District
Association

= CDG P.1 - Step backs at
the street facade




P1.4 Streetcar Main Streets: Desired Characteristics and Traditions

Appeal

The proposal incorporates “features that characterize the district’s main = By the NW District

streets, such as large storefront windows, awnings, and upper story Association

residences”, and continues the “historic pattern of a continuous frontage of

buildings and active uses located close to sidewalks”. = CDGP.1 - Step backs at
the street facade

The proposal integrates “the main streets’ fine-grain urban pattern and mix of
uses through strategies” by “including spaces suitable for small tenants along
street frontages” as well as by “including upper-floor residences”.

The proposal includes “outdoor space for dining and other activities that
contribute to a vibrant urban environment”.

The proposal avoids “disruptions to the continuity of the main street
pedestrian environment by curb cuts, driveways, garage fronts and surface
parking areas should be avoided” by locating parking below grade, and acges
to parking on Northrup away from NW 2319,
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P1.1 District-wide Considerations

The proposal maintains “the district’s architectural scale and its fine-
grain pattern of development” by breaking up the massing into three

distinct blocks, each with its own brick colors and detailing, window
configurations, ground floor storefront and canopy details.

The proposal provides “distinct components that reflect the district’s
established pattern of partial block massing” by delineating the
ground floor to accommodate a variety of retail tenant sizes.

While the proposal is “taller than the two-to four-story building
height that is predominant in the district”, the proposal is within the
allowable building height limit. Rather than stepping the upper
stories back “in order to contribute to more consistent streetscape
and to maintain neighborhood scale” design elements, in addition to
those listed above, include parapet details and cornices to address
the four-story building height datum.

Appeal

= By the NW District
Association

= CDG P.1 - Step backs at
the street facade
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Plan Area Character

Plan Area Character Ap peal

Background This guideline may be accomplished in
the Albina Community Plan Area by:
Plan areas outside of the Central City

which have areas with the design over-  A. Respecting the pattern of small cor- L By th e N W D I Strl Ct

lay include the Albina, Outer South- ner churches that exist in Albina. Albina
e.{sl, and Southwest Community Plan was the home to many turn-of-the-cen- A . t-
areas, the Hollywood and Sandy Plan tury immigrants who built churches in S SO CI a I o n

Area, the Northwest District Plan Area, their neighborhoods.
the Gateway Regional Center, the St. v

Johns/Lombard Plan Area, the 122°
Awenue Station Area, and the North
Interstate Corridor Plan. Each of these
areas has distinct historic, cultural, and
geographic characteristics that should
je taken into consideration when de-
leloping in the area. New development
lends into established areas by reflect-

= CDG P.1 - Step backs at
the street facade

See Appendices for Desired Characteristics and
Traditions within the Northwest District Plan N .
Area, the St. Johns/Lombard Plan Area and the 8 the architectural features and site

122* Avenue Station Area. esign of the surrounding buildings
nd responding to views, topography,
and nearby amenities such as parks,
schools, and community centers.

Guideline P1:
Enhance the sense of place and identity by incorporating
site and building design features that respond to the
area’s desired characteristics and traditions.

Community Design Guidelines 15

Community Design Guideline P1. Plan Area Character.

“Enhance the sense of place and identity by incorporating site and building
design features that respond to the area’s desired characteristics and
traditions.”

Appendix J - Excerpt from Northwest District Plan, Amended Design
Guidelines — Desired Characteristics and Traditions:




Guidelines



Approval
Criteria

= Design Review
Community Design

Guidelines

Community Design Guidelines

-
¥ January 1998
Updated Sept. 2008

Bureau of Planning




Design Review in Portland

How Design Guidelines are Used

Design guidelines are mandatory ap-
proval criteria that must be met as part
of design review and historic design
review. They also are a source of in-
formation for both developers and the
community as to what issues will be

process.

The design review process is flexitfle
to encourage designs that are innofa-
tive, and are appropriate for a spedffic
location. For this reason guidelinedfare
qualitative statements. Unlike objegtive
design standards, there are many a
ceptable ways to meet each guidelirge.
Each guideline is followed by a list
examples of some ways to meet the
guideline. These examples are proid-
ed to stimulate the search for a desifn
that meets both the guidelines and fhe
developer’s needs; they function as
explanations of the guideline, and ofe

T P T T -
mended solution.

=

While the design guidelines are quali-
tative, they are still mandatory approv-
al criteria, and must be met. The guide-
lines provide ﬂexibilit'y to designers,
but they are requirements. Applicants
are responsible for explaining, in their
application, how their design meets
each of the guidelines.

During the design review process, the
review body must find that the pro-
posal meets each design guideline.
Proposals that meet all the guidelines
will be approved; proposals that do not
meet all of the guidelines will not be ap-
proved. If the review body approves the
proposed design, they may add condi-
tions to their approval; these conditions
require modifications to ensure the
proposal’s compliance with the guide-
lines. Generally, the review body would
rather that applicants revise their de-
signs to address deficiencies rather than
have the City impose a specific solution
through conditions.

Waiver of Design Guidelines

In some cases, a design guideline may
be waived. If the design guidelines
document includes design goals for the
area, a guideline may be waived as part
of the design review process where the
proposed design meets the design goals
for the area better than would a project
that complied with the guideline. If a
waiver is requested, the application for
design review must explain how the
design goals are met. More information
on waivers is available from the Devel-
opment Services Center.

Applicability of Community
Design Guidelines

The chart on page 12 shows which
Community Design Guidelines apply to
different types of projects. An applicant
need only address those guidelines

that are identified as applicable on this
chart.

Community Design Guidelines

Approval
Criteria

= Design Review
Community Design

Guidelines

Decision

= Approval

From How Design Guidelines are Used (CDG page 7)

“The design review process is flexible to encourage designs that are innovative
and are appropriate for a specific location.”

“Each guideline is followed by a list of examples of ... ways to meet the guidelines
... provided to stimulate the search for a design that meets both the guidelines
and the developer’s needs; they function as explanations of the guideline and are
not intended to be used as the recommended solutions.”




Plan Area Character

See Appendices for Desired Characterstics and
Traditions within the Northwest District Plan
Area, the 5t Johns/Lombard Plan Area and the
122* Avenue Station Area.

Plan Area Character

Background

Plan areas outside of the Central City
which have areas with the design over-
lay include the Albina, Outer South-
east, and Southwest Community Plan
areas, the Hollywood and Sandy Plan
Area, the Northwest District Plan Area,
the Gateway Regional Center, the St
Johns/Lombard Plan Area, the 122*
Avenue Station Area, and the North
Interstate Corridor Plan. Each of these
areas has distinct historic, cultural, and
geographic characteristics that should
be taken into consideration when de-
veloping in the area. New development
blends into established areas by reflect-
ing the architectural features and site
design of the surrounding buildings
and responding to views, topography,
and nearby amenities such as parks,
schools, and community centers.

Guideline P1:

Enhance the sense of place and identity by incorporating

site and building design features that respond to the
area’s desired characteristics and traditions.

This guideline may be accomplished in
the Albina Community Plan Area by:

A. Respecting the pattern of small cor-
ner churches that exist in Albina. Albina
was the home to many turn-of-the-cen-
tury immigrants who built churches in
their neighborhoods.

v

Community Design Guidelines

Approval
Criteria

= Design Review
Community Design

Guidelines

Under P1 Plan Area Character (page 15), Appendix J is listed as a
reference for the NWPD, providing “Desired Characteristics and
Traditions”. It is important to understand that these are desired
characteristics rather than required design solutions. L
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Appendices
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Criteria

is, which precede the individual Urban Character Area sta
istics that should be consulied for proposals on all sites in the
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198 Community Design Guidelines

From CDG Appendix J: Excerpt from Northwest District Plan, Amended Design

Guidelines — Desired Characteristics and Traditions (CDG page 198),

Under District-wide Considerations, it notes that “New buildings and additions
that are taller than the two-to four-story building height that is predominant in

the district should have upper stories stepped-back in order to contribute to a ..
more consistent streetscape and to maintain neighborhood scale.” ] R i
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Proposal
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Overview
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5-stories, Mixed-use
10,000 sf Ground floor
retail

74 residential units above
44 parking spaces below-
grade

Amenities include private
and communal terraces
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Views from the residential side (west)




Context



Context

View north on NW 23rd toward
the site
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Context

Views east on Marshall
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Context

Views east on Northrup
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Context

Views west on Northrup
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Context

View north on NW 23rd

View south on 23r

NW Northrup St
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Context

Views west on Marshall
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Modifications
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S el
["E'-D"ﬂ . + e i E. A:H=H-H-H-TEH=-FH e
e

1. Bike Parking — Stall Widths (33.266.220.C.3.b).

The Purpose: Bicycle parking is required for most use categories to encourage the use of bicycles
by providing safe and convenient places to park bicycles.

The Standard: The A space 2 feet by 6 feet must be provided for each required bicycle parking
space, so that a bicycle six feet long can be securely held with its frame supported so that the
bicycle cannot be pushed or fall in a manner that will damage the wheels or components

The Proposal: Request to reduce the width of the vertically hung bike parking spaces from 24” to
18", with an 8” vertical stagger.

Staff supports
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Bike Parking — Stall Widths
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2. Transit Street Main Entrance — Location (33.130.242.C.3.c)

The Purpose: Locating the main entrance to a use on a transit street provides convenient
pedestrian access between the use and public sidewalks and transit facilities, and so promotes
walking and the use of transit.

The Standard: One main entrance to a multi-dwelling structure must be within 25 feet of the transit
street; allow pedestrians to both enter and exit the building; and either face the transit street; be at

an angle of up to 45 degrees from the transit street; or face a courtyard and be within 60 feet of the
transit street.

The Proposal: Request to locate the proposed main entrance to the residential portion of the
building on NW Marshall, approximately 70 feet from NW 23rd Avenue (transit street).

Staff supports




3. Setbacks — L3 Landscape (33.130.215.B.2.b)

The Purpose: The setback requirements for areas that abut residential zones promote commercial/

mixed use developments that will maintain light, air, and the potential for privacy for adjacent
residential zones.

The Standard: The required setback from a lot line that abuts an R1 zone is 10 feet and must be
landscaped to the L3 standard which requires a 6-foot-tall screen (shrubs or masonry wall) and
groundcover planting. Paved areas may not extend closer than 5ft to the lot line.

The Proposal: Request to alter the required L3 landscape screening to the west due to substantial
grade differences.

Staff supports

Modification

Bike Parking — Stall Widths
(33.266.220.C.3.b).

Transit Street Main Entrance -
Location (33.130.242.C.3.c)

Setbacks — L3 Landscape
(33.130.215.B.2.b)

Vehicle Parking — Stall Size
(33.130.266.130 Table 266-4)




Modification
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4. Vehicle Parking — Stall Size (33.130.266.130 Table 266-4)

The Purpose: The development standards promote vehicle areas that are safe and attractive for
motorists and pedestrians.

The Standard: The minimum stall size for 90-degree parking with a 20 ft drive aisle is 8-6"x 16’-0”.

The Proposal: Request to have two stalls be slightly obstructed by structural columns at the front of
the stall, effectively reducing the stall depth to 15’-0” instead of the required 16’-0".

Staff supports




Adopted Northwest District Plan Urban Design

t-wide considerations, which precede the individual Urban Character Area statements,
neral desired charactenistics that should be consulted for proposals on all sites in the
Northwest District.

Urban Character: District-wide Considerations

highlighting the disti shi aracteristics ) ban chars arca, development
throughout t orthwest District s -ontribute to maintaining the dis s architectural
scale and its fine-grain pattern of development. New buildings and additions that are taller than
the two- to four-story building he i
_, stepped-back n order to contrib more consistent streetsca n
borhood scale. , the street frontage of large | hould be divi mto distinet
 that reflect the district’s established pattern of partial block massing.
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Newer Development

2101 NW Quimby St

Sl 5 floors — no setback 6 floors — no setback

1607 NW 22nd Ave

6 floors — no setback
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Older Development

womzdae § floors - no setback-cornice asswowisst § floors — no setback-cornice
On NW 23rd R 3

2101 NW Johnson St

5 + floors — no setback- cornice
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NW Northrup Streetscape
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NWDA appeal of the proposal for NW 239 and Marshall

Approval

Criteria

= Design Review
Community Design
Guidelines
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Staff Finding: In this case, the building is over 4 stories but is not stepped back from NW
23rd. Given this building located in the middle of NW 23rd, it faces the strealcar as well as
the langer Good Sam across the sireet, and most of the massing has appropriately baan sat
to the east away from the smaller-scaled residential zoned area bo the wesl, stalf considerad
tive S-story massing facing NW 23 approoriate his Eno i

Live Transcription [Clased Captioning) has beén enabled

Wha can s this transcnptf

5o, siaff fownd that in this case the build ng Is cvear tha four stories that is part of that district wide desired characteristics wy
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NWDA appeal of the proposal for NW 239 and Marshall
What is this appeal about?
One thing:

Guideline P1: Community Plan Area Character —
Upper Stories Stepbacks Northwest District Plan, p.
C-15; “New buildings and additions that are taller
than the two- to four-story building height that is
predominant in the district should have upper stories
stepped-back in order to contribute to a more
consistent streetscape and to maintain
neighborhood scale.”

And whether this Guideline is met



NWDA appeal of the proposal for NW 239 and Marshall

What this appeal is not about?

- Affordable housing

 Step downs at the rear of the
building required by the base zone

 Allowable height and bonuses

 Design quality

- Staff opinions

- Desigh Commission preferences

- A 6" step back or a “"small
projecting cornice” detail



NWDA appeal of the proposal for NW 239 and Marshall

The Staff Report’s Finding:

“While the building is taller than most existing buildings in
the area, it is within the allowable building height limit, and
design elements have been incorporated to address the
four-story building height datum. A direct result of the
step-down height at the west edge is a that significant portion
(almost a third) of the north and south elevations are in fact
4 stories tall. The southwest parapet detail carries thru the
south and southeast elevations to delineate this datum.
Additionally, the middle portion of the east elevation which
makes up approximately 40% of the length has a brick
cornice detail atthis datum height that is further enhanced
with a 6-inch step back to the upper floor.”



NWDA appeal of the proposal for NW 239 and Marshall

The Staff Report’s Finding:

“While the building is taller than most existing buildings in
the area, it is within the allowable building height limit, and
design elements have been incorporated to address the four-
story building height datum. A direct result of the step-down
height at the west edge is a that significant portion
(almost a third) of the north and south elevations are in
fact 4 stories tall. The southwest parapet detail carries thru
the south and southeast elevations to delineate this datum.
Additionally, the middle portion of the east elevation which
makes up approximately 40% of the length has a brick
cornice detail atthis datum height that is further enhanced

with a 6-inch step back to the upper floor.”



NWDA appeal of the proposal for NW 239 and Marshall

The Staff Report’s Finding:

“While the building is taller than most existing buildings in
the area, it is within the allowable building height limit, and
design elements have been incorporated to address the four-
story building height datum. A direct result of the step-down
height at the west edge is a that significant portion (almost a
third) of the north and south elevations are in fact 4 stories
tall. The southwest parapet detail carries thru the south and
southeast elevations to delineate this datum. Additionally, the
middle portion of the east elevation which makes up
approximately 40% of the length has a brick cornice detail
atthis datum height that is further enhanced with a 6-
inch step back to the upper floor.”



NWDA appeal of the proposal for NW 239 and Marshall

What the Base Zoning allows:
« 45" Maximum Height




NWDA appeal of the proposal for NW 239 and Marshall

With bonus for affordable housing:
« 55" Maximum Height




NWDA appeal of the proposal for NW 239 and Marshall

in addition the site slopes ~10":
« 65 hominal height
« Cornice detail in lieu of step back




NWDA appeal of the proposal for NW 239 and Marshall

with the stepbacks per Guideline P.1

« 45’ apparent height to the
adjacent street and sidewalk




NWDA appeal of the proposal for NW 239 and Marshall

What this appeal is about:

« What Guideline actually says

« Whether the proposed building
conforms to the Guideline

« Whether the Finding of the Staff
Report accurately reflects what
the Guideline says and if it is met

 What basis the Commission has to
approve a proposal with a clearly
unmet Guideline, even for an
otherwise “"good” building




NWDA appeal of the proposal for NW 239 and Marshall

What this appeal is about:

- What happens when a “"not-so-
good” building shows up and asks
for the same “"shaded” precedent?

 Respecting the thousands of
citizen hours involved in
developing the Northwest District
Plan and its Guidelines

 And whether that Plan and its
Guidelines have both standing and
meaning



NWDA appeal of the proposal for NW 239 and Marshall

The NWDA requests that Council:

 Direct BDS staff to interpret
Guidelines directly and accurately

 Direct the Design Commission to

not approve proposals where all
Guidelines are not met

 And direct both entities to support
and enforce the NW District Plan
and the other community plans in
our City



NWDA appeal of the proposal for NW 239 and Marshall
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