Date:

October 28, 2010

To:

Interested Person

From:

Kara Fioravanti, Land Use Services
503-823-5892 / kfioravanti@ci.portland.or.us

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
reasons for the decision are included in this notice. If you disagree with the decision, you can
appeal it and request a public hearing. Information on how to appeal this decision is listed at
the end of this notice.

CASE FILE NUMBER: LU 10-172070 DZ
PLAZA @ THE OREGON COVENTION CENTER
GENERAL INFORMATION
Applicant:

Oregon Convention Center, Jeffrey Blosser
777 NE ML King Blvd / Portland, OR 97232
Portland Development Commission, Irene Bowers – Owner
222 NW 5th Avenue / Portland, OR 97209-3812

Representative:

Mayer/Reed, Carol Mayer-Reed – Landscape Architect
319 SW Washington, Suite 820 / Portland, OR 97204
Bookin Group, Rebecca Woods – Consultant
1020 SW Taylor / Suite 760 / Portland, OR 97205

Site Address:
Legal Description:
Tax Account No.:
State ID No.:
Quarter Section:
Neighborhood:
Business District:
Plan District:
Zoning:
Case Type:
Procedure:

834 NE ML KING BLVD
BLOCK 26 LOT 1-3&6-8 EXC PT IN ST LOT 4&5 EXC PT IN STS,
HOLLADAYS ADD
R396200260
1N1E35BC 00900
2931
Lloyd District Community, contact Lisa Faust at 503-350-1205.
Lloyd District Community Association, contact William Ruff at 503221-1121.
Central City - Lloyd District
CXd, Central Commercial with design overlay
DZ, Design Review
Type II, an administrative decision with appeal to the Design
Commission.

Proposal:
The applicant seeks design review approval for the redevelopment of a full block, a block across
NE Martin Luther King Boulevard from the Oregon Convention Center (OCC). The proposed
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plaza is intended for use as outdoor meeting space for the OCC. When not in use by the OCC,
the plaza will be open to the public. The proposed plaza will be lined by a variety of deciduous
and evergreen trees on all 4 sides; it is divided into 3 portions: a crescent shaped lawn across
the NE section, a large curved central plaza composed of concrete paving, and an elliptical lawn
ringed by a concrete walkway located at the SW corner. The planter and plinth in the far SW
corner will be the plaza’s gateway from the OCC.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33. The
relevant approval criteria are the Central City Fundamental Design Guidelines and Lloyd
District Design Guidelines.

ANALYSIS
Site and Vicinity: The site is located in the heart of the Convention Center sub-district of the
larger Lloyd District, directly east of the OCC. The site is bound by NE MLK on the west, NE
Grand on the east, NE Pacific on the north and NE Oregon on the south. It has access, less
than 1 mile, to both Interstate-5 and Interstate 84. It is a full city block and contains an
approx. 6,700 SF building in the center of the block. The building most recently housed a
chain restaurant, Sizzler. Surface parking surrounds the building. The site has a moderate
slope that extends through the site from a high point in the NE corner of 114’ above sea level,
gradually descending to 97’ in the SW corner for a total change in elevation of 17’. The
Portland Streetcar’s eastside extension is under construction, and this block will have 3 street
frontages dedicated to Streetcar: the north-bound track on NE Grand Avenue and a connector
back to the south-bound track on NE MLK via NE Oregon Street.
Zoning: The Central Commercial (CX) zone is intended to provide for commercial development
within Portland's most urban and intense areas. A broad range of uses is allowed to reflect
Portland's role as a commercial, cultural and governmental center. Development is intended to
be very intense with high building coverage, large buildings, and buildings placed close
together.
The design overlay (d) promotes the conservation and enhancement of areas of the City with
special historic, architectural or cultural value. New development and exterior modifications to
existing development are subject to design review.
Land Use History: Since 1990, there was 1 Design Advice Request (DAR) held regarding this
property, EA 08-112424 DA. (EA 08-109884 was withdrawn.) The DAR was to review the
proposed Convention Center hotel. The project was never built.
Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed September 16, 2010.
The following Bureaus have responded with no issues or concerns: Site Development and Fire
Bureau.
The Bureau of Environmental Services responded with the following comment: Exhibit E-1
BES Response Summary: BES has no objections to the request for Design Review
approval. BES has determined that adequate information has been provided to
demonstrate the stormwater management system proposed at the ground surface is
feasible to meet BES pollution reduction requirements and BDS Design Review
requirements. However, sufficient information has NOT been provided to
demonstrate an acceptable stormwater management plan below ground that
conforms to the Stormwater Hierarchy for disposal of stormwater runoff from this
project. At the time of building permit review the applicant is required to provide
additional information to demonstrate how this project will meet the Stormwater
Hierarchy for flow control (if discharge to the combined sewer is approved by BES)
and disposal.
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Sanitary Services
1. There is an existing 8-inch vitrified clay public combined sewer located in NE MLK Blvd
(refer to BES job #2-1246). City plumbing records dated 5/31/67 indicate the structure
constructed at that was connected to the public combined sewer in NE MLK Blvd. City
building permit #10-132020-CO is under review for demolition of the existing 7,000 SF onestory building (Sizzler) and parking lot. The existing sewer connection will be capped as
part of that demolition project.
2. There is an existing 10-inch vitrified clay public combined sewer located in NE Grand
Avenue (refer to BES job #2-0180).
3. Combined Sewer: The combined sewer system currently surcharges under certain
conditions. BES will allow sanitary connections, but stormwater discharges will be
restricted. See the Stormwater Management & Water Resources section, below, for a
discussion of the impact this may have on the development’s stormwater management plan
at the time of building permit review.
Stormwater Management & Water Resources
The stormwater runoff generated from the proposed development must meet the requirements
of the City of Portland’s Stormwater Management Manual current at the time of building plan
review. For all projects, the Stormwater Hierarchy must be addressed. The applicant may
contact BES with any questions or for additional information. The current 2008 Stormwater
Management Manual (SWMM) can be found at: http://www.portlandonline.com/bes/ under
Publications and then go to Manuals.
1. There is no public storm-only sewer available to this property.
2. General Summary of SWMM Requirements: The 2008 SWMM requires all development
projects to comply with Infiltration and Discharge requirements, summarized in the
Stormwater Hierarchy (Exhibit 1-2). Projects that develop or redevelop more than 500
square feet of impervious surface are required to comply with the Flow Control and Pollution
Reduction requirements. Generally, the Stormwater Hierarchy requires vegetated facilities
to manage stormwater runoff from development sites. Where complete on-site infiltration
via a vegetated surface facility (Category 1) is not feasible, surface infiltration facilities must
be used to the maximum degree feasible with overflow to a subsurface infiltration facility
(Category 2). Categories 3 and 4 allow off-site discharge of stormwater, after vegetated
facilities have been used to meet Flow Control and Pollution Reduction requirements. BES
must approve infiltration on private property, infiltration in the public right-of-way, and offsite stormwater discharge points.
a. A public combined sewer system exists in NE MLK Blvd and NE Grand. The combined
sewer system conveys stormwater runoff and sanitary discharge in the same pipes.
Surcharge – that is, a condition where inadequate capacity exists for the amount of inflow
entering the pipe – can occur during certain size storm events, causing the system to
overflow. The sewer system available to this site has capacity issues. Therefore,
stormwater from any new or redeveloped impervious surface area must be managed on-site
to the maximum extent feasible according to the requirements of the SWMM. New
connections or additional stormwater disposal to the combination system will be restricted
through requirements of the SWMM. Pollution reduction and flow control requirements must
also be met. See Section 1.3.2 of the SWMM for more information.
3. On-Site Stormwater Management Comments: BES reviews stormwater management
facilities on private property for the feasibility of infiltration, pollution reduction, flow control,
and off-site discharges. The Site Development Section of BDS determines if stormwater
infiltration on private property is feasible when slopes on or near the site present landside
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or erosion related concerns, or where proximity to buildings might cause structural
problems.
a. BES has reviewed the following information submitted for this Design Review:
(1) Stormwater Drainage Report, prepared KPFF (dated 5/28/10)
(2) Geotechnical Report for Headquarters Hotel project, prepared by PacRim (dated
13/30/06)
(3) Utility Plan, prepared by KPFF (dated 7/20/10)
(4) Utility and Stormwater Plan, prepared by KPFF (dated 7/20/10)
(5) Proposed Site Plan, prepared by KPFF (dated 7/20/10)
(6) Existing Conditions and Demolition Plan, prepared by KPFF (dated 7/20/10)
(7) Site Grading Plan, prepared by KPFF (dated 4/23/10)
b. Stormwater Management Plan Proposed by Applicant: The applicant proposes to manage
stormwater runoff from this project by means of four vegetated stormwater infiltration
planters that will be sized to meet the pollution reduction requirements if the SWMM. Since
a liner will not be installed some stormwater will infiltrate, reducing the amount of
stormwater runoff being discharged to a subsurface system. Stormwater from the planters
is proposed to be directed to a subsurface detention chamber system that will overflow to a
flow control manhole which will then overflow to the public combined sewer in NE MLK
Blvd. Upon analysis of the information provided by the applicant, BES has determined that
adequate information has been provided to demonstrate the stormwater management
system proposed at the ground surface is feasible to meet BES pollution reduction
requirements and BDS Design Review requirements. However, sufficient information has
NOT been provided to demonstrate an acceptable stormwater management plan below
ground that conforms to the Stormwater Hierarchy for disposal of stormwater runoff from
this project. At the time of building permit review the applicant is required to provide
additional information to demonstrate how this project will meet the Stormwater Hierarchy
for flow control (if discharge to the combined sewer is approved by BES) and disposal.
c. Currently this project proposes to meet Category 4 of the Stormwater Hierarchy (offsite
discharge to the combined sewer). However, the combined sewer system at this location
has significant capacity issues (see comment #2.a above for additional information). The
applicant has not provided sufficient information to demonstrate that onsite infiltration is not
feasible for this project and that offsite disposal to the combined sewer is necessary. Due
to the inconsistency of the soil conditions in this urban area (where fill exists in some areas
but not all areas) site specific infiltration testing information is necessary in order to
determine whether onsite infiltration is feasible for this project, rather than referencing the
general soil classification for this area (class D). Based on BES’s review of the Geotechnical
Report for Headquarters Hotel project, a subsurface disposal system, such as a deep
drywell, is an option for this project and will be further investigated at the time of building
permit review. A stormwater infiltration facility is not only required under Category 1 and 2
of the Stormwater Hierarchy and a more detailed investigation is necessary due to sewer
capacity issues at this location, but it may also be a more cost effective and less complex
option for this project. NOTE: If offsite disposal to the combined sewer is allowed, it is
possible the applicant would need to construct a new gravity branch to the combined sewer
in NE MLK where the new Street Car line is being constructed. If a new branch needs to be
constructed under the completed Street Car line, the connection would need to be bored and
would be reviewed under the Public Works Permitting process. Any necessary connections
to the combined sewer in NE MLK Blvd should be coordinated with the Street Car project
and made prior to completion of the Street Car line at this location.
d. If offsite disposal to the public combined sewer is necessary, the applicant must provide
additional information regarding the proposed subsurface flow control system at the time of
building permit review. BES has concerns with the design of the flow control system
submitted for review under this Design Review (including orifice size and flow control
manhole). The applicant would need to demonstrate how the system would handle
malfunctions. For example, ponding of stormwater would need to be visible prior to
discharge to the public combined sewer system in order to alert maintenance personnel.
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Also, additional information regarding the proposed detention chamber system would also
need to be provided.
e. At the time of building permit review, the applicant must submit a Presumptive or
Performance Approach stormwater report and preliminary utility plan showing adequately
sized stormwater management facilities. The report must follow the outline included in
Appendix D.4 of the SWMM and be stamped by a registered engineer. Results of infiltration
testing on the subject site performed by a professional engineer (PE), certified engineering
geologist (CEG), or registered geologist (RG) in accordance with Appendix F.2 will likely be
required.
4. Public Right-of-Way Stormwater Management Comments: BES reviews stormwater
management facilities in the public right-of-way for compliance with SWMM requirements
such as Infiltration and Discharge, Pollution Reduction, and Flow Control. The following
comments apply to new rights-of-way proposed with this project, or improvements to
existing rights-of-way, as required by the City of Portland Bureau of Transportation (PBOT).
a. PBOT has indicated that the NE Grand frontage will need to be reconstructed with a 15foot concrete pedestrian corridor with tree wells, which will require a 3-foot right-of-way
dedication. The NE Pacific frontage will need to be reconstructed with a 12-foot concrete
pedestrian corridor with tree wells, which will require a 2-foot right-of-way dedication. The
existing curb for both frontages will remain in place.
b. PBOT has required new sidewalk construction in pedestrian corridors where a curb and
paved street already exist. Constructing the sidewalk so that it slopes toward a vegetated
area and/or planting street trees is a viable alternative to constructing stormwater
management facilities, and will be reviewed with the public works permit at the time of
building permit review.
Conditions of Approval
BES has no specific approval criteria and, therefore, no recommended conditions of approval
for this Design Review. BES has determined that adequate information has been provided to
demonstrate the stormwater management system proposed at the ground surface is feasible to
meet BES pollution reduction requirements and BDS Design Review requirements. However,
sufficient information has NOT been provided to demonstrate an acceptable stormwater
management plan below ground that conforms to the Stormwater Hierarchy for disposal of
stormwater runoff from this project. At the time of building permit review the applicant is
required to provide additional information to demonstrate how this project will meet the
Stormwater Hierarchy for flow control (if discharge to the combined sewer is approved by BES)
and disposal.
Additional Information
1. Existing Trees: The site contains existing, mature trees which are beneficial because they
intercept at least 30% of precipitation that falls on the canopy, filter stormwater, help
prevent erosion, and provide shade which cools the air and stormwater runoff. It is difficult
to mitigate for the removal of mature trees as it can take decades for new trees to provide
equivalent benefits. BES recommends that development at this site include measures to
preserve as many of the site’s existing trees as possible.
Building Permit Information
1. Connection Fees: Sewage system connection fees are assessed at the time of building plan
review and change every fiscal year on July 1st. For additional information on these fees,
visit the BES website or call the BES Development Review Team at 503-823-7761.
2. Connection Requirements: Connection to public sewers must follow the BES Rules of
Connection and meet the standards of the City of Portland's Sewer and Drainage Facilities
Design Manual. The Rules of Connection can be found in Appendix H of the Design Manual
The Bureau of Transportation Engineering responded with the following comment: Exhibit E-2
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Portland Transportation/Development Review has reviewed the application for its potential
impacts regarding the public right-of-way, traffic impacts and conformance with adopted
policies, street designations, Title 33, Title 17, and for potential impacts upon transportation
services. There are no transportation related approval criteria related to a Design Review.
Therefore, PBOT has no concerns related to this land use review.
The following information is provided to assist the applicant with building permit
review:
Although this development is not expected to generate additional auto traffic, it is anticipated
that pedestrian traffic will increase to the site given the new use. Additionally, it appears that
one or more driveways will be closed and reconstructed as curb and sidewalk. For these
reasons, during building permit review the Bureau of Transportation may require right-of-way
dedications and frontage improvements as outlined below.
NE MLK Jr. Blvd. is classified as a Major City Traffic Street, Major Transit Street, City
Walkway, City Bikeway, Regional Truck Route and Regional Main Street within a Pedestrian
District in the City’s Transportation System Plan (TSP). It is currently improved with a 15’
hardscaped pedestrian corridor with tree wells. This meets current City standards.
NE Oregon Street is classified as a Transit Access Street and Community Main Street within a
Pedestrian District in the City’s TSP. It is currently improved with a 6” curb, 4.5’ planter street,
6’ sidewalk, 1’ buffer. This meets current City standards.
NE Grand Avenue is classified as a Major City Traffic Street, Major Transit Street, Central City
Transit/Pedestrian Street, City Bikeway, Regional Truck Street and Regional Main Street
within a Pedestrian District in the City’s TSP. It is currently improved with a 10’ curb tight
sidewalk and 2’ buffer. The Portland Pedestrian Guideline recommends a 15’ pedestrian
corridor for arterial streets within a Pedestrian District. The applicant will be required to
reconstruct the Grand Avenue frontage with a 15’ concrete pedestrian corridor with tree wells.
Note that existing curb will remain in place. This will require a right-of-way dedication of 3’.
NE Pacific Street is classified as a Local Service Street within a Pedestrian District in the City’s
TSP. It is currently improved with an 8’ curb tight sidewalk and 2’ buffer. The Portland
Pedestrian Guideline recommends a 12’ pedestrian corridor for local streets within a
Pedestrian District. The applicant will be required to reconstruct the Pacific Street frontage
with a 12’ concrete pedestrian corridor with tree wells. Note that existing curb will remain in
place. This will require a right-of-way dedication of 2’.
Driveways and Curb Cuts (Section 17.28)
Curb cuts and driveway construction must meet the requirements in Title 17. All unused curb
cuts must be closed and reconstructed as standard curb and sidewalk. Title 17 driveway
requirements will be enforced during the review of building permits.
The Water Bureau responded with the following comment: Exhibit E-3
The Water Bureau has no objections to the proposed redevelopment of the full block property,
across from the Oregon Convention Center (OCC), for use as an outdoor meeting space for the
OCC, located at 834 NE Martin Luther King Jr Blvd. There is an existing 2” metered service
(Serial #20052127, Account #2975246000) which provides water to this location from the
existing 8” DI main in NE Grand Ave. The estimated static water pressure range for this
location is 66 psi to 83 psi at the existing service elevation. A Water Bureau review for fixture
count will need to be completed at the time of submittal of the building permit to determine the
appropriate service type and meter size. The existing service can potentially be used for the
redevelopment of this property. If a service and or meter size adjustment is required, all
applicable costs will be the responsibility of the applicant. Conditions of Approval: None.
Please call me if you have any questions or comments. My phone number is 503-823-7171.
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The Bureau of Development Services, Fire Life Safety responded with the following comment:
Exhibit E-4
A separate Building Permit is required for the work proposed and the proposal must be
designed to meet all applicable building codes and ordinances. More information regarding
building code requirements can be obtained by visiting the Bureau of Development Services
Development Services Center - 1900 SW 4th Ave, 1st floor. The Development Services Center
is open Tuesday through Friday from 8:00 a.m. to 3:00 p.m. (closed on Mondays). No
appointment is necessary. Building Code information is also available online at:
http://www.portlandonline.com/bds/, or by calling (503) 823-1456.
The Bureau of Parks-Forestry Division responded with the following comment:
Protect existing street trees.
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on September
16, 2010. No written responses have been received from either the Neighborhood Association
or notified property owners in response to the proposal.

ZONING CODE APPROVAL CRITERIA
Chapter 33.825, Design Review
Section 33.825.010 Purpose
Design review ensures that development conserves and enhances the recognized special design
values of a site or area. Design review is used to ensure the conservation, enhancement, and
continued vitality of the identified scenic, architectural, and cultural values of each design
district or area. Design review ensures that certain types of infill development will be
compatible with the neighborhood and enhance the area. Design review is also used in certain
cases to review public and private projects to ensure that they are of a high design quality.
Section 33.825.055, Design Review Approval Criteria
A design review application will be approved if the review body finds the applicant to have
shown that the proposal complies with the design district guidelines.
Findings: The site is designated with design overlay zoning (d), therefore the
proposal requires Design Review approval. Because of the site’s location, the
applicable design guidelines are the Central City Fundamental and Lloyd District
Special Design Guidelines.
Special Design Guidelines for the Design Zone of the Lloyd District of the Central
City Plan and Central City Fundamental Design Guidelines
The Lloyd District is a unique, multi-dimensional neighborhood in the Central City, with
special features and assets found nowhere else in Oregon.
With the recent completion of the Oregon Convention Center, the District now serves as the
“front door for Oregon and our city.” The District as a whole is emerging as a special area in the
state and the region, and the way it is developed will determine its comfort and continued use.
The purpose of design review is to carry out the urban design vision for the District by
emphasizing unique district assets in a manner that is respectful, creative, supportive, and
compatible with all its areas. Although the District is a complex urban environment, it can
become a cohesive whole with the use of these design principles.
The Central City Fundamental Design Guidelines and the River District Design Guidelines
focus on four general categories. (A) Portland Personality, addresses design issues and
elements that reinforce and enhance Portland’s character. (B) Pedestrian Emphasis, addresses
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design issues and elements that contribute to a successful pedestrian environment. (C) Project
Design, addresses specific building characteristics and their relationships to the public
environment. (D) Special Areas, provides design guidelines for the four special areas of the
Central City.
Lloyd District Design Goals
The following goals and objectives define the urban design vision for new development
and other improvements in the Lloyd District
• Encourage the special distinction and identity of the Lloyd District;
• Integrate the sub-areas of the District for a visual and functional coherence of the
whole; and
• Improve the safety, convenience, pleasure, and comfort of pedestrians.
Central City Plan Design Goals
This set of goals are those developed to guide development throughout the Central City. They
apply within the River District as well as to the other seven Central City policy areas. The nine
goals for design review within the Central City are as follows:
1. Encourage urban design excellence in the Central City;
2. Integrate urban design and preservation of our heritage into the development process;
3. Enhance the character of the Central City’s districts;
4. Promote the development of diversity and areas of special character within the Central City;
5. Establish an urban design relationship between the Central City’s districts and the Central
City as a whole;
6. Provide for a pleasant, rich and diverse pedestrian experience for pedestrians;
7. Provide for the humanization of the Central City through promotion of the arts;
8. Assist in creating a 24-hour Central City which is safe, humane and prosperous;
9. Ensure that new development is at a human scale and that it relates to the scale and
desired character of its setting and the Central City as a whole.
Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project. Central City and Lloyd District Guidelines are addressed concurrently.
A4. Use Unifying Elements.
A5. Enhance, Embellish, and Identify Areas.
A5-5. Use Public Right-of-Way Design Criteria Established for the Lloyd District.
A5-6. Incorporate Landscaping as an Integral Element of Design.
A5-7. Integrate the Civic Campus into the Lloyd District.
A8. Contribute to a Vibrant Streetscape.
B1. Reinforce and Enhance the Pedestrian System.
B1-2. Incorporate Additional Lighting.
B2. Protect the Pedestrian.
B3. Bridge Pedestrian Obstacles.
B4. Provide Stopping and Viewing Places.
B5. Make Plazas, Parks and Open Space Successful.
B7. Integrate Barrier-Free Design.
C2. Promote Quality and Permanence in Development.
C4. Complement the Context of Existing Buildings.
C5. Design for Coherency.
C6. Develop Transitions between Buildings and Public Spaces.
C10-3. Use Light Colors.
C12. Integrate Exterior Lighting.
Findings: The plaza’s central open area extends through the site in a sweeping manner
that complements portions of the curved parapet along the OCC roofline, as well as the
OCC expansion. At the northern entry along NE MLK, the selected plant materials mimic
the plant material at the plaza/entry court near NE MLK and NE Lloyd. The integration
of the stormwater planters into the overall plaza is proposed in a manner similar to that of
the OCC expansion rain garden, complete with compatible steel weirs outside the
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stormwater basin. Additionally, the elliptical form of the plaza’s entry sequence reflects
the curved elements of the OCC expansion, while the plaza’s pole lighting is the same as
those inside the OCC NE plaza. Many of the site’s proposed planter materials were
selected as a continuation of the plantings found in the adjacent OCC garden beds.
The site incorporates a good amount of landscaping to soften the hardscape that is
proposed and surrounding the site. The remainder is left open for flexibility to allow a
variety of active uses – impromptu or planned. A possible tent plan is indicted to
demonstrate how the full block can be utilized for a programmed event. Electrical is also
provided to support events. Though the site includes one central large expanse of
hardscape for larger events, the careful design of the SW corner (primarily) provides a
more intimate space for small gathering and a sense of entry and hierarchy.
The creation of a public plaza at this location and its proximity with the OCC allows the
plaza to function as not only an extension of the OCC but as an extension of the
surrounding urban area. The public ROW will be enhanced through the installation of
additional street trees and additional dedication, as required by PBOT. By redeveloping
this under-utilized block for public outdoor use, the site will provide high visibility of the
OCC and community events held at this location, which further enhances the activity
level of the area. It includes seating and lighting to support and enhance the pedestrian
environment. One of the advantages of the 17’ slope from the NE to the SW corners is that
interesting views can be obtained from any location in the site, particularly towards the W
and SW where the OCC expansion and downtown skyline are visible.
Pedestrians are able to access the site from 4 entrances – 2 from NE Grand, one from
MLK, and 1 at the corner of NE Oregon and NE MLK. The internal walkway system has
been designed to allow pedestrians to access each of the site’s 4 entry/exit points from
any on-site location.
The site will feature pole lighting to ensure pedestrian safety and aesthetic interest, as
these fixtures are the same style as those along NE MLK in front of the OCC. The
landscape staircase near the NE corner of the site will feature step lighting for safety
reasons and to provide visual diversity to the pedestrian.
The plaza’s design is barrier-free to allow pedestrians to navigate freely through the site
and experience the open space within a dense, urban area of the city. While, the
staircase in the NE corner is not ADA-accessible, the public sidewalks and the other 3 onsite pedestrian access points are ADA-accessible.
The site materials will be primarily concrete and are light in color with scoring patterns.
The light colors will reflect the light colors used in the OCC palette. The built-in planters
are similar to those in the OCC development and the pole lights used are those used in
the OCC development.
These guidelines are met.

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 approval criteria are met.
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ADMINISTRATIVE DECISION
Approval of design review for the redevelopment of a full block (a block across NE Martin Luther
King Boulevard from the Oregon Convention Center), with a public plaza.
Approval per the approved plans, Exhibits C-1 through C-7, signed and dated October 26,
2010, subject to the following condition:
A. As part of the building permit application submittal, each of the 4 required site plans and
any additional drawings must reflect the information and design approved by this land use
review as indicated in Exhibits C.1-C.7. The sheets on which this information appears
must be labeled, "Proposal and design as approved in Case File # LU 10-172070 DZ. No
field changes allowed.”
Staff Planner: Kara Fioravanti
Decision rendered by: ____________________________________________ on October 26, 2010
By authority of the Director of the Bureau of Development Services

Decision mailed: October 28, 2010
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
September 1, 2010, and was determined to be complete on September 15, 2010. 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 September 1, 2010.
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 the120-day review period. Unless further extended by the applicant, the120 days will
expire on: January 13, 2011.
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
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use review, the proprietor of the use or development approved by this land use review, and the
current owner and future owners of the property subject to this land use review.
Appealing this decision. This decision may be appealed to the Design Commission, which will
hold a public hearing. Appeals must be filed by 4:30 PM on November 12, 2010 at 1900 SW
Fourth Ave. Appeals can be filed Tuesday through Friday on the first floor of the Development
Services Center until 3 p.m. After 3 p.m. and Mondays, appeals must be submitted to the
receptionist at the front desk on the fifth floor. An appeal fee of $250 will be charged. The
appeal fee will be refunded if the appellant prevails. There is no fee for ONI recognized
organizations appealing a land use decision for property within the organization’s boundaries.
The vote to appeal must be in accordance with the organization’s bylaws. Low-income
individuals appealing a decision for their personal residence that they own in whole or in part
may qualify for an appeal fee waiver. In addition, an appeal fee may be waived for a low income
individual if the individual resides within the required notification area for the review, and the
individual has resided at that address for at least 60 days. Assistance in filing the appeal and
information on fee waivers is available from BDS in the Development Services Center. Fee
waivers for low-income individuals must be approved prior to filing the appeal; please allow 3
working days for fee waiver approval. Please see the appeal form for additional information.
The file and all evidence on this case are available for your review by appointment only. Please
call the Request Line at our office, 1900 SW Fourth Avenue, Suite 5000, phone 503-823-7617,
to schedule an appointment. I can provide some information over the phone. Copies of all
information in the file can be obtained for a fee equal to the cost of services. Additional
information about the City of Portland, city bureaus, and a digital copy of the Portland Zoning
Code is available on the internet at www.portlandonline.com.
Attending the hearing. If this decision is appealed, a hearing will be scheduled, and you will
be notified of the date and time of the hearing. The decision of the Design Commission is final;
any further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within 21
days of the date of mailing the decision, pursuant to ORS 197.620 and 197.830. Contact LUBA
at 550 Capitol St. NE, Suite 235, Salem, Oregon 97301, 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 must be recorded with the Multnomah
County Recorder. A few days prior to the last day to appeal, the City will mail instructions to
the applicant for recording the documents associated with their final land use decision.
• Unless appealed, The final decision may be recorded on or after November 15, 2010 – (the
day following the last day to appeal).
• A building or zoning permit will be issued only after the final decision is recorded.
The applicant, builder, or a representative may record the final decision as follows:
• By Mail: Send the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to:
Multnomah County Recorder, P.O. Box 5007, Portland OR 97208. The recording fee is
identified on the recording sheet. Please include a self-addressed, stamped envelope.
•

In Person: Bring the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to the
County Recorder’s office located at 501 SE Hawthorne Boulevard, #158, Portland OR
97214. The recording fee is identified on the recording sheet.

For further information on recording, please call the County Recorder at 503-988-3034
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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 Submittal
1. Narrative with photos
2. Existing Site Plan
B. Zoning Map (attached)
C. Plans/Drawings:
1. Site Plan (attached)
2. Proposed, potential tent layout plan
3. Landscape Plan (attached)
4. Site sections
5. Site design details
6. Site materials
7. Rendering showing plaza with a tent set-up
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Bureau of Environmental Services
2. Bureau of Transportation Engineering and Development Review
3. Water Bureau
4. Bureau of Development Services, Fire Life Safety
F. Correspondence – none received
G. Other:
1. Original LU Application
2. Site History Research

The Bureau of Development Services is committed to providing equal access to
information and hearings. Please notify us no less than five business days prior
to the event if you need special accommodations. Call 503-823-7300 (TTY 503823-6868).

