
 

 

 

Date:   May 12 , 2017  
 

To:   Interested Person  
 

From:   Puja Bhutani , Land Use Services  
  503 -823 -7226  / Puja.Bhutani@portlandoregon.gov  

 

NOTICE OF A TYPE II DECISION ON A PROPOS AL IN 
YOUR NEIGHBORHOOD  
 
The Bureau of Development Services has approved a propos al 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  16 -284884  DZM  - CENTRAL CITY 

CONCERN HEALTH CENTER  
 

GENERAL INFORMATION  
 
Applicant:  Mariah Kiersey, Architects | Ankron Moisan Architects  

38 NW Davis Street, Suite 300  
Portland OR 97209  

 mariahk@ankrommoisan.com  
 503 -95291344  
 
 Sean Hubert, Owner | Central City Concern  

232 NW 6th Avenue  
Portland , OR 97209 -3609  
 
Suzanne Zuniga | Portland Housing Bureau  
421 SW 6th Avenue, Suite 500  
Portland, OR 97204  
 

Site Address:  25 NE 122ND AVENUE  
 
Legal Description:  BLOCK 1  LOT 4&6 EXC PT IN STS & EXC PT IN R/W  POTENTIAL 

ADDITIONAL TAX  LOT 5 EXC PT IN R/W; POTENTIAL ADDITIONAL 
TAX, HAMLER ADD;  BLOCK 1, CANCEL INTO R175170 / HAMLER 
ADD, BLOCK 1, LOT 5 EXC PT IN R/W, POTENTIAL ADDITIONAL TAX;  
BLOCK  1, CANCEL INTO R175170 / HAMLER ADD, BLOCK 1, LOT 6 
EXC PT IN ST & EXC PT IN R/W, POTENTIAL ADDITIONAL TAX  

Tax Account No.:  R354600070, R354600090, R354600110  
State ID No.:  1N2E34DA  08900, 1N2E34DA  07900, 1N2E34DA  07800  
Quarter Section:  3042  
Neighborho od:  Hazelwood, contact Arlene Kimura at 503 -252 -9429.  
Business District:  Gateway Area Business Association,  
 contact Paul Wild at paul.wild@mhcc.edu  
District Coalition:  East Portland Neighborhood Office,  

http://www.portlandonline.com/bds/index.cfm?c=46429
mailto:mariahk@ankrommoisan.com


 

 

 contact Richard Bixby at 503 -823 -4550.  
Plan Distr ict:  East Corridor Plan District ð 122 nd  Avenue Sub -District  
Zoning:  CXd, Central Commercial with a Design overlay  
Case Type:  DZM, Design Review with Modifications  
Procedure:  Type II, an administrative decision with appeal to the Design 

Commission.  
 
Propos al : The proposal is for a new Eastside Health Center for the Central City Concern  (CCC), 
a nonprofit agency, located at the North West corner of NE 122nd Avenue and East Burnside 
Street. The proposed uses includes retail, commercial clinic, offices and sin gle room occupancy 
housing with a mix of household living and group living units.  
 
The Center consists of a new mixed use 6 story building, 79õ-11ó high, and with a 4:1 floor area 
ratio  for an approximately 112,322 gross floor area. The building has been organized as series of 
stepped modules with gable roofs which help break the length of the building façade facing E. 
Burnside Street. Solar panels are provided on the south facing roofs. The building envelope has 
been stepped back at the south -east corner to create a plaza area at the intersection of Burnside 
Street and Ne 122nd Avenue. The main clinic, retail and 3rd floor residential entrances are 
accessed from the plaza area. The entrance for the 4th -6th floor residential areas also fronts 
Burnside Stree t. A scheduled patient drop off and emergency vehicle access lane is located along 
the North property line. The primary building materials include glass fiber reinforced concrete 
(GFRC) and metal panels for the base; metal shingles and Nichiha fiber cement  board for the 
exterior walls; and asphalt shingle and standing seam roof. Metal for sunshades, window 
surrounds and soffits; and vinyl operable windows are also proposed.  
 
This project expands CCCõs existing operations in response to the increasing Portland 
population and neighborhood demand . It  support s Portland Housing Bureauõs mission to 
provide more affordable housing within the City limits.  
 
Modifications  
The proposal will require the following five (5) modifications:  
 
1) Pedestrian Standards (33.521 .240.C.b.). Modification to allow improvements between the 

building and the street to include 24 amenities , and not the required 38 public amenities.  
 
2) Building Design  (33.521.260)  

¶ Street Enclosure  (33.521.260.C.1.a) Modification is requested to allow the eastern section 

of the street facing façade along E. Burnside Street to be 15-20 feet; and more than the 

required 12 feet from the street lot line.  

¶ Ground Floor Window  (33.521.260.C.2; 33.130.230.B.2). Modification to allow the west 

elevation to have w indows for 21 percent and not the required 50 percent of the length; 

and 12 percent and not the required 25 percent of the ground level wall area.  

¶  

3) Entrances  (33.521.250)  

¶ Entrances  (33.521.250.C.3.a) Modification to allow the living room  entrance, in th e portion  

of the building within the maximum 12 feet building setback, to be oriented away from 

and located further than the first 25 feet of the building wall nearest the station.  

 

4) Bike Parking Standards, 33.266.260.C.3.b . To allow  wall mounted bicyc le parking racks that 
are 18 inches x 6 feet, and less than the required 2 feet x 6 feet.  

5) Loading Standards  (33.266.310.D.) Modification to reduce the size of standard A loading 

space from the required 34  feet x 10  feet and a clearance of 13 feet to th e proposed 18 feet x 

9 feet space with a clearance of 10.5 feet.   

 

Design Review is required because the proposal is for a non exempt new development within the 
East Corridor Plan district - 122 nd  Avenue Sub District.  
 
Relevant Approval Criteria:  
In order to be approved, this proposal must comply with the approval criteria of Title 33.  The 
relevant criteria are:  
 
< Community Design Guidelines  
< 33.825.040, Modifications that Will Better Meet Design Review Requirements  



 

 

 

ANALYSIS  
 
Site and Vicinity:   The subjec t site , approximately 28,632 sf,  is located at the northeast corner 
of E. Burnside Street and NE 122 nd  Avenue . The site includes an  existing vacant fast food 
building on the south west corner, which is proposed to be demolished. The lot is relatively 
narro w and rectangular, approximately 295õ x 104õ, and is oriented towards East Burnside 
Street. 122 nd  Avenue, a five lane road, is a Major City Traffic Street with high traffic volumes. In 
contrast, East Burnside, a 2 lane roadway, is a neighborhood collector with lower volume 
residential traffic. The MAX line runs through the middle of East Burnside, and the Transit 
Station is located directly opposite the site.  
 
The site serves as a transition between the auto oriented uses on the east  (along NE 122 nd  
Avenue ), and the multi and single family residential developments on the west ( along E Burnside 
Street ).  Specifically, the Ron Tonkin and Dick Hannah auto dealerships are located east, across 
NE 122 nd  Avenue, and a  shopping center with a Safeway  to the north. A  four story apartment 
complex is located directly north and south of the site. To the west are small commercial 
buildings, single -two story residential uses and the Ventura Park Elementary School. The TriMet 
station results in a lot of pedestrian activity and gathering at the corner.  
 

 
The site must provide  a transition from  the commercial, noisy, vehicular, large surface parking 
character along NE 122 nd  Avenue, to the more pedestrian oriented, residential, and quieter 
character along Burnside Street. It must also respond to and start defining the large, 
multimodal and busy intersection of Burnside and 122 nd  Avenue. Currently, the intersection 
lacks enclosure and definition, and is dominated by surface parking lots on the east, and low 
single story fast fo od buildings on the west.  
 
Zoning:    
The East Corridor Plan District  use regulations ensure that development maximizes the publicõs 
investment in transit and enhances the pedestrian environment along the transit corridor and 
near the light rail stations b y encouraging uses that support transit patrons and pedestrians.  
 
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. 
Development is intended to be pedestrian -oriented with a strong emphasis on a safe and 
attractive streetscape.  



 

 

 
The òdó overlay promotes the conservation and enhancement of areas of the City with special 
historic, architectural or cultural value. New development and exterior modifications to existing 
development are subject to desig n review. This is achieved through the creation of design 
districts and applying the Design Overlay Zone as part of community planning projects, 
development of design guidelines for each district, and by requiring design review.  In addition, 
design review  ensures that certain types of infill development will be compatible with the 
neighborhood and enhance the area.  
 
Land Use History:   City records indicate that prior land use reviews include the following:  
1.  LU60 -100159: Approval of change in zoning from residential to commercial  
2.  LU60 -100328: Approval of an addition.  
3.  LU67 -100119: Approval of future commercial sites.  
4.  LU67 -100357: Approval to establish an office in an existing building  
5.  LU68 -100160: Approval of an automobile center.  
6.  LU88 -02708 1: Approval of display area expansion  
7.  LU90 -025983: Approval of conditional use application for new and used car sales use.  
 
Agency Review:  A òNotice of Proposal in Your Neighborhoodó was mailed March 29, 2017 .  The 
following Bureaus have responded with no issues or concerns:  
 
< The Bureau of Environmental Services  responded with the following co mment:   
ò BES does not object to approval of the design review application, with the condition that 
prior to building permit approval, the applicant must submit a revised stormwater 
management report that is approvable under the 2016 SWMM and addresses the issues 
listed.ó  
 
A condition of approval has been added to the decision. Please see Exhibit E -1 for additional 
details.  

 
< The Bureau of Transportation responded w ith the following comment:   
òBased upon the results of the analysis, PBOT can support the Standard B loading space, 
located along the NE 120th frontage, with a minimum 10õ-6ó vertical clearance.  Said 
clearance is necessary as the loading analysis demonst rated that the majority of the delivery 
vehicles were 10 -ft high .  A minimum vertical clearance of 11 -ft must be provided along the 
entire drive aisle (full width) along the northern property line.  To facilitate this necessary 
circulation pattern, the doo rs along the northern building façade (identified as patient drop 
off on the site plan) must be designed to be flush with the building with no outward swinging 
doors.  Sliding doors are recommended.  These items will be confirmed and required during 

the Bu ilding Permit process . ó 
Please see Exhibit E -2 and  E-7 for additional details.  

 
< The Water Bureau  responded with no concerns regarding the proposal.  Please see Exhibit  E-

3 for additional details.  
 
< The Fire Bureau  responded with no concerns with the proposa l. Please see Exhibit E -4 for 

additional details.  
 
< The Life -Safety Review Section of BDS  responded with the following comment:  Please see 

Exhibit E -5 for additional details.  
òA separate Building Permit is required for the work proposed and the proposal must be 
designed to meet all applicable building codes and ordinances.ó 
 

< The Site Development Section of BDS  responded with no concerns regarding the proposal.  
Please see Exhibit E -6 for additional details  

 
Neighborhood Review:  A Notice of Proposal in Your  Neighborhood was mailed on March 29, 
2017 .  One written response has been received from either the Neighborhood Association or 
notified property owners in response to the proposal.  
 
1.  Arlene Kimura , Chair, Hazelwood Land Use Committee , April 19, 2017 , wrote with concerns 

regarding the small size of the windows on the north and south elevations. She suggested a 
longer window rather than the almost square windows proposed.  

 



 

 

Staff appreciates the concern expressed regarding the small size of the window on the north 
and south elevations , and has worked  with the applicant to explore larger window size 
options. The windows have been  increased from the originally proposed 4õ x 4õ size to a 4õ x 5õ 
size. The resulting longer window proportions are more compatibl e with vertical orientation 
of these facades. Please note that the  design concept proposes a window hierarchy  between 
the ground floor , gasket and upper floors, which could  become less distinct by i ncreasing the 
window sizes  further. Requiring large window s could also result  in problems with window 
head alignment with adjacent ògasketõ windows, window division proportions, cost  and solar 
energy gains. Refer to Exhibit A -8, Window Study, for more details.  

 

ZONING CODE APPROVAL CRITERIA  
 
Chapter 33.825 Design  Review  
Section 33.825.010 Purpose of Design Review  
Design review ensures that development conserves and enhances the recognized special design 
values of a site or area.  Design review is used to ensure the conservation, enhancement, and 
continued vitality  of the identified scenic, architectural, and cultural values of each design 
district or area.  Design review ensures that certain types of infill development will be 
compatible with the neighborhood and enhance the area.  Design review is also used in cer tain 
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 th e 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 siteõs location, the applicable design 
guidelines are t he Community Design Guidelines.  

 
Community Design Guidelines  (CDG) 
The Community Design Guidelines consist of a set of guidelines for design and historic design 
cases in community planning areas outside of the Central City. These guidelines address the 
uni que and special characteristics of the community plan area and the historic and 
conservation districts. The Community Design Guidelines focus on three general categories: (P) 
Portland Personality,  which establishes Portland's urban design framework; (E) Pedestrian 
Emphasis,  which states that Portland is a city for people as well as cars and other movement 
systems; and (D) Project Design,  which assures that each development is sensitive to both 
Portland's urban design framework and the users of the city.   
 

Staff has considered all guidelines and has addressed only those guidelines considered applicable 

to this project.  
 
P1.   Plan Area Character.  Enhance the sense of place and identity by incorporating site and 
building design features that respond to the a reaõs desired characteristics and traditions. 
 
Findings:  The East Corridor Plan District and the CDG õs envision that development near the 
122 nd  Avenue Station Area  will  maximize the publicõs investment in transit and enhance the 
pedestrian environment alo ng the transit corridor and near the light rail stations by encouraging 
uses and pedestrian oriented design  that support s transit patrons and pedestrians.  
Furthermore,  new development in the 122nd Avenue corridor should create effective transitions 
to exis ting buildings and uses.  As discussed in the vicinity description above, the subject site 
needs to  serve as a transition between the auto -dominated uses on the east  (along NE 122 nd  
Avenue), and the multi and single family residential developments on the we st (along E Burnside 
Street).  It must also respond to and start defining the large, multimodal and busy intersection 
of Burnside and 122 nd  Avenue.  
 
The proposed design responds to these guidelines through caref ul consideration of the massing 
and form,  bui lding orientation, street frontage  and intersection design  and high quality building 
materials, as follows:  
 
1.  Massing  and Form : The design concept organizes the building mass into four modules, and 

separates and creates space between these modules. The modu les are then arranged in a 



 

 

staggered pattern which helps  create outdoor spaces and terraces, while also break ing  up 
the long north and south building facade .  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Each module has a gable roof, and this form along with the massing shifts hel ps define  the 
residential character of the building, and scale it down so as to effectively transition and 
blend in with the 4 story apartment buildings to the north and south. The building is 
setback approximately 18 feet from the north property line, and  this increased setback also 
helps ease the transition to lower density neighborhoods to the north and east. Furthermore, 
the roof is oriented so that the higher gable end walls face the busy, auto oriented 122 nd  
Avenue which helps to hold down and enclose  that street and intersection. The roof itself 
faces the residential developments, which helps scale down the mass due to the sloping roof 
and lower eave lines.  

 
2.  Building orientation : The proposal emphasizes the m ajor intersections of 122nd Avenue and 

Bur nside Street , and the station area  as a node  for p edestrian oriented development . The 
building has been oriented such that the higher gable end wall faces 122 nd  Avenue, which 
helps  define the intersection and add a sense of enclosure to the street. The eas tern half the 
building has been significantly set back by 15õ-9ó from Burnside Street, which coupled with 
a 15õ sidewalk, creates a substantial linear outdoor plaza area fronting the intersection and 
the transit station. This is activated by building entra nces, outdoor seating, bike parking, 
and landscaping.  Furthermore, the corner retail use which is wrapped by a continuous 
canopy, offer an added sense of prominence to the intersection and station area. All storage 
areas, loading spaces , back of house fac ilities are located to the west and north, away from 
the intersection, transit streets and station areas.  

 
3.  Active Street Frontage , Pedestrian Realm , Landscaping : The proposed development exhibits a 

strong street orientation, and c arefully consider s the pl acement of different uses on -site  and 
within the building. It locates active building uses like the lobby, group rooms and class 
rooms at the street frontage, and corner retail at the major 122 nd  Avenue and Burnside 
Street intersection so as to contribute to an active pedestrian environment. Retail and  clinic  
uses near the  street also provide indirect surveillance of the sidewalk, important to 
increasing pedestrian  safety. Due to the high traffic volumes and vehi cle speeds on 122 nd  
Avenue, residential uses are located a bove t he ground -level of the building, which are quieter 
and separated. The outdoor plaza area design and public amenities on ground floor, and 
balconies and terraces on upper levels further activate the pedestrian realm.  

 
4.  High quality buildi ng materials : The design uses durable and good quality building 
materials. The ground floor walls are clad with Ĳó thick glass fiber reinforced concrete 
panels, which should be able to withstand the active uses in and around the building. The 
primary exter ior materials include sturdy, quality metal shingles, 3/16ó thick; and Nichiha 
fiber cement board, 5/8ó thick. Alpolic composite metal panels are also proposed which are 
4mm thick. All material will be mounted using concealed fasteners a clean streamlined 
appearance. This is discussed in greater detail under Guideline D8 below.  

This guideline is met.   
 

 

 



 

 

E1.   The Pedestrian Network. Create an efficient, pleasant, and safe network of sidewalks and 
paths for pedestrians that link destination points and nearby  residential areas while visually 
and physically buffering pedestrians from vehicle areas.   
 

Findings for E1:  The project includes property dedications along all the street frontages in 
order to implements improvements to the pedestrian sidewalks and circ ulation system. 
These include widening the sidewalk, and providing ADA complaint corner reconstruction.  
The required improvement will help define the different zones of a sidewalk: building 
frontage zone, street furniture zone, movement zone, and the curb , providing a convenient 
and consistent access route for pedestrian travel along these streets. Furthermore, their 
reconstruction will allow the building setback area to be maintained at the same level, and 
seamlessly transition, to the adjacent sidewalks.  Distinct paving styles clearly differentiate 
the sidewalk from walkways on private property. The proposed landscaping design and the 
streamlined fully glazed store front system help activate the sidewalk, define entrances and 
also provide amenities for pu blic use. No onsite parking or garage is proposed. The site 
plan includes a  private drive aisle is located on the north side of the building with access 
from NE 120th Avenue and the single loading bay is accessed directly off NE 120th 
Avenue. Both these ac cesses are located remotely from the main transit and pedestrian 

streets , and help create a safe and pleasant pedestrian node around the station area. This 

guideline is met.   

 
 
E2.   Stopping Places. New large -scale projects should provide comfortable plac es along 
pedestrian circulation routes where people may stop, visit, meet, and rest.  
 

Findings :  The design creates an accessible, interesting and safe pedestrian areas and 
plazas, which is especially important given the adjacency of transit station area, and the 
major intersections of 122nd Avenue and Burnside Street. The eastern half the building 
has been significantly set back by 15õ-9ó from Burnside Street, which coupled with a 15õ 
sidewalk, creates a substantial linear outdoor plaza area fronting the i ntersection and the 
transit station. Seating has been integrated with the raised planters near  the main 
entrance to the building, adjacent to the sidewalk and station area, providing areas for 
people to gather, meet or wait. Exterior café seating is also p rovided outside the corner 
retail and along East Burnside. This locates the seating away from the high volume 
vehicular traffic on NE 122nd Avenue and provides a visual connection to station area.  

These guidelines are met.   

 
E3.   The Sidewalk Level of Bu ildings. Create a sense of enclosure and visual interest to 
buildings along sidewalks and pedestrian areas by incorporating small scale building design 
features, creating effective gathering places, and differentiating street level facades.  
 

Findings:   The proposed design clearly differentiates the ground level of the building from 
the upper levels through building features, materials, landscaping and lighting. Retail and 
clinic uses are located on the ground floor to provide active uses along the street fr ontages, 
while the residential uses are provided on the upper floors to buffer them from the busy 
station area, intersection and 122 nd  Avenue. The ground floor with bigger windows and 
greater transparency is distinctly different from the upper floors which  have smaller 
windows framed within distinct bands. Furthermore, most of the ground floor is recessed 
under a building overhang framed  by a metal band  which further emphasizes this 
differentiation.  Ground floor building soffits created by the second -floor building extension 

include downlights to wash walls and adjacent sidewalks and service drive . The street level 

materials primarily include lighter gray colored glass fiber reinforced concrete panel, and 
are very different from the darker metal shingles and  cedar finished Nichiha panels used 
for the upper floors.  
 
The ground level is articulated by building entrances and canopies that add to the visual 
interest. The large glazed windows allow visual connection to the active and more public 
uses within the b uilding. The plaza area design, as discussed above, also creates effective 

gathering spaces and helps  differentiate the street level façade.  This  guideline is met.   

 
E4.   Corners that Build Active Intersections. Create intersections that are active, unifi ed, 
and have a clear identity through careful scaling detail and location of buildings, outdoor areas, 
and entrances.  



 

 

 
Findings : The building has been oriented such that the higher gable end wall faces 122 nd  
Avenue, which helps define the NE 122nd Avenue a nd East Burnside Street intersection 
and add a sense of enclosure to the street. The eastern half the building has been 
significantly set back by 15õ-9ó from Burnside Street, which coupled with a 15õ sidewalk, 
creates a substantial linear outdoor plaza are a fronting the intersection and the transit 
station. The intersection  is activated by a corner retail space that includes an area for 
outdoor seating. Increased height glazing wraps the corner in order to differentiate and 
emphasize it. The corner is also made more prominent by recessing it under a building 
overhang and wrapping it with a continuous canopy. The fully transparent corner also  
provides a visual connection between the  active retail space and the pedestrians at the 
street level  and major street intersection beyond. The main pedestrian entrances, 
landscape planers and benches are located near the street intersections and building 
corner . Egress stairs, elevators and other upper floor building access points are 
positioned towards the middle of the block. The internal community spaces are located 

adjacent to the street frontages so as to activate the entire corner and street façade. This 

guideline is met.  

 
D2.   Main Entrances. Make the main entrances to houses and buildings prominent, 
interesting, p edestrian accessible, and transit -oriented.  
E5.   Light, Wind, and Rain. Enhance the comfort of pedestrians by locating and designing 
buildings and outdoor areas to control the adverse effects of sun, shadow, glare, reflection, 
wind, and rain.  
 

Findings  for D2 & E5 :  Metal canopies are provided at all main entrances and at the 
corner retail. Then building entrances hierarchy is established by the design of the 
entrance sequences features such as canopies, paving texture and contrast, light  
fixtures  and siz e of window and door openings. The main building entry is locate d 
prominently at mid - center of  East Burnside directly across from the transit station. It is 
clearly identified as the main entrance by the plaza area, landscaping , lighting ð wall 
mounted an d accent tree uplights,  and overhead canopy with  large windows into the 
lobby. The retail area and its entrance  are provided near the intersection, with doors 
facing both NE 122 nd  Avenue and East Burnside Street. It  is clearly identified  with  a 
different s tyle of the continuous  overhead metal canopies that wraps the corner and 
large storefront windows. Smaller c anopies are provided to identify the two  other 
secondary  residential entries. The drop off area along the private drive behind the 
building is under  a deep building overhang. A building overhang of 3 to 6 feet is 
proposed  over most of the ground floor level, providing additional protection from sun 
and rain. Bike parking is located at a convenient distance from entry doors with views 
from within the b uilding for security.  
 
The plaza area is located on the south, and should provide a sunny and comfortable 
outdoor space. Planting in the plaza area, and the street trees should provide areas of 
shade to protect pedestrians and users.  
 
The primary building  material consists of Nichiha fiber cement panels with a cedar finish 
which will add a warm look to the building and reduce glare. The metal panels are 
proposed in a charcoal and grey color which should also prevent glare.  Louvers have 
been appropriately l ocated in the upper portion of the ground floor away from the 
pedestrian environment.  When provided, they are setback from the 2nd floor above and 
will be finished and painted to match the window system. The retail corner louvers are 
integrated in the sto refront system and occur above the canopy.  Lighting includes 
downlights in the soffit of the building overhang, accent tree lighting along the north 
property line, and wall mounted lights at the building entrances. Staff has worked with 
the applicant to r educe the amount and intensity of lighting around the building 
perimeter, so as to prevent excessive illumination and glare but also be sufficient to 
address security concerns expressed by the applicant.  

 This guideline is met.   
 
D1 .   Outdoor Areas . When  sites are not fully built on, place buildings to create sizable, usable 
outdoor areas. Design these areas to be accessible, pleasant and safe. Connect outdoor areas to 
the circulation system used by pedestrians.  
D3.   Landscape Features. Enhance site and  building design through appropriate placement, 
scale, and variety of landscape features.  



 

 

 
Findings for D1 and D3:   The proposed site landscaping creates outdoor areas by 
providing a substantial plaza area  near the main entrance, which is directly accessi ble 
from the sidewalks, transit station and main intersection areas. The pedestrian plaza is 
surrounded by the building on three sides , and the full length glazing helps visually 
connect it to the interior spaces . The plaza looks in on active spaces and th e main front 
desk, and the front desk views activities going on in the plaza. The plazaõs paving pattern 
clearly differentiates it from the adjacent sidewalk. Low level plantings in raised planters 
with integrated seating add texture and interest as part o f the building entry sequence. 
Accent tree uplights are also proposed for the four small tree grouping near the main 
entrance. Building soffit lighting keeps  the space safe and visible at night.  
The seating area outside of a potential  café is adjacent the sidewalk and helps  draw in  
pedestrians from the transit station . A smaller area near the housing entry on the corner 
of E. Burnside and NE 120 th  include  terraced planters that take advantage of the grade 
change while also enhancing building design.  Planti ngs along the north property line 
provide a thick visual buffer from the adjacent development. They  also helps to create a 
backdrop for the glassy main entrance lobby and include feature trees, accent lighting 
and variety of mid and low level plantings.  T he proposed site and building design 

include appropriate landscaping features and create useable outdoor areas . This 

guideline is met.  
 
D4.   Parking Areas and Garages. Integrate parking in a manner that is attractive and 
complementary to the site and its  surroundings. Locate parking in a manner that minimizes 
negative impacts on the community and its pedestrians. Design parking garage exteriors to 
visually respect and integrate with adjacent buildings and environment.  
 

Findings:  No onsite parking or gara ge is proposed. A private drive aisle is  
located on the north side of the building with access from NE 120th Avenue and 
the single loading  bay is accessed directly off NE 120th Avenue. Both these 
accesses are located  remotely from the main  transit and pede strian streets. 
Loading bay features a door with frosted glazing to  provide visual interest while 
also  screen  loading from the street and sidewalk. The private drive aisle shall be 
used for patient drop  off and emergency vehicle pick up,  and is screened by  

landscaping  along the north lot line . This guideline is met.   

 
D5.   Crime Prevention. Use site design and building orientation to reduce the likelihood of 
crime through the design and placement of windows, entries, active ground level uses, and 
outdoor a reas.  
 

Findings :  The proposed design addresses crime prevention primarily through 
the design and placement of windows, lighting, entries, active ground level 
uses, and the outdoor plaza area. The placement of entrances and active uses 
along the street fro ntages assures that there is a sense of visual surveillance 
around the property. Transparent storefront windows along East Burnside, NE 
120th and NE 122 nd  Avenues provide visual access into and from the building 
allowing visual surveillance of sidewalks, s treet and service drive. The main 
building lobby extends through building from East Burnside to service drive 
providing clear view of activity on both sides of the building. Substantial 
balconies are provided on the north and south elevations, which also p rovide 
visual surveillance of 122 nd  Avenue, and more importantly the NE 120 Avenue 
which is a lower volume residential street.  
 
Ground floor building soffits created by the second -floor building extension 
include downlights to wash walls and adjacent side walks and service drive and 
provide a sense of security. Building entries and exits feature lighting to 
illuminate and accent these areas both day and night. Doors into utility and  
loading areas are solid and flush to the exterior wall eliminating alcoves at 
sidewalk.  

This guideline is met.   
 
 
D7.   Blending into the Neighborhood. Reduce the impact of new development on established 
neighborhoods by incorporating elements of nearby, quality buildings such as building details, 
massing, proportions, and materi als.  



 

 

D8.   Interest, Quality, and Composition. All parts of a building should be interesting to view, 
of long lasting quality, and designed to form a cohesive composition.  
 

Findings  for D7 & D8 :  The design concept organizes the building mass into four mod ules, 
and separates and creates space between these modules. The modules are then arranged in 
a staggered pattern which help create outdoor spaces and terraces, while also breaking up 
the long north and south building facade. Each module has a gable roof, and this form along 
with the massing shifts helps emphasize the residential character of the building, as well as 
to effectively transition and blend in with the 4 story apartment buildings to the north and 
south. The roof faces the residential development s, which helps scale down the mass due to 
the sloping roof and lower eave lines. The building is setback approximately 18 feet from the 
north property line, and this increased setback also helps ease the transition to lower 
density neighborhoods to the nor th and east.  
 
The modular design of the building helps creates a cohesive composition. Visual interest is 
created by staggering the modules which also create an opportunity for air, light, views and 
outdoor spaces. The gaskets between the modules are diff erentiated and are lighter and 
more transparent to bring in the south light to the corridors. They include lower standing 
seam metal roof, larger windows to bring in south light to the community spaces, and lighter 
metal panel siding. The ground floor leve l of the building is clearly differentiated from the 
upper floors through building features, materials, landscaping and lighting. The first and 
second floor include clinic uses and include a more urban response to the transit streets 
with larger storefront  windows, retail spaces, public plaza, and durable  materials on the 
building base. (This is discussed in greater detail in the response to Guideline E 3 above).  
The upper portions of the building are residential and reflect this use by  including warm 
hues  of wood -like materials, use of shingles, operable  windows, balconies and the  referential 
gable.  The mechanical units are integrat ed within the gable roof, whose walls clad with black 
metal siding,  and are screened by aluminum rafters. All the mechanical e quipment  and the 
rafters will be painted to match the roofing, so as to blend in with the roof. Solar panels  
 
High quality and durable materials are proposed. These include:  

¶ Glass fiber reinforced concrete panels  (GFRC) in a silver grey color at the base,  Ĳó thick 
and mounted with concealed fasteners.  These should withstand the active use in and 
around the building.  

¶ Metal Shingles , predominant siding material. Each shingle is 16óx 24ó, and 3/16ó thick. 
The shingle laps are mounted in a staggered pattern,  with the lap hiding the fastener 
screw that holds the shingle.  

¶ Nichiha fiber cement board , siding material. Each panel is 18óx10ó, 5/8ó thick and 
mounted using concealed fasteners  

¶ Alpolic Composite Metal (ACM) Panels for the soffit, fascia, gasket. These  are 4mm thick 
and use concealed fasteners.  

¶ Vinyl windows, and c lear anodized aluminum windows  for the gasket.  

¶ Asphalt shingle roofing, and standing seam metal roof  (22 GA ) for the gasket.  
 

These guidelines are 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. These modifications are done as part of design review and are not required to go 
through the adjustment process. Adjustments to use -related development standards (such as 
floor area ratios, intensity of use, size of the use, number of units, or concentration of uses) are 
requ ired 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.  Better meets design guidelines.   The resulting development will better meet the applicable 

design guidelines; and  
B.  Purpose of the standard.   On balance, the proposal will be consistent with the purpose of 

the  standard for which a modification is requested.  



 

 

 
Modification #1 Pedestrian Standards  (33.521.240.C.b.) allow improvements between the 
building and the  street to include 24 amenities, and not the required 38 public amenities.  
 

Purpose Statement . These reg ulations 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 environmen ts with pedestrian 
amenities.  
 

Standard 33.521.240.C. 3.b: Improvements between buildings and the street . The area between a 

building or exterior improvement and a street lot line must meet the standards of paragraph 
C.3. b.,below.   
Hard -surfaced . 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. The area must contain amenities such as benches, trees (tree wells w ith 
grates are exempt from the hard -surface requirement), drinking fountains, planters, and kiosks. 
At least one of these amenities must be provided for each 100 square feet of pedestrian use area 
in the setback.  
 

Findings : The area between the building a nd the street  lot line is approximately  3,742 SF for 
a required  total of 38 amenities. The design proposes a  total of 24 amenities  in this area as 
follows:  (9) planters which contain trees in the plaza  locations, ( 6) benches and (5) tables  
with seating  and  (4) trees . The plaza area is located directly opposite the station area and 
easily accessed from the sidewalk. It has been landscaped and includes public amenities  like 
benches, tables and chairs and planters, which  create an active pleasant environment f or 
the pedestrians. The attractive plaza creates an urban node with increased pedestrian 
activity around station are as and hence meets the purpose statement of the standard.  
 
The plaza design includes c ontinuous planters and benches along the south façade near the 
main entrance areas. A greater number of smaller planter and benches could have been 
provided in order to meet the required quantity, but would result in a less coherent 
landscaped design. Additional amenities could also result in less circulation  space and 
congregation space, or these activities being pushed into the sidewalk area. The 3õ building 
overhangs provide protection from inclement weather, and providing additional  public 
amenities in this area would leave less room for the  pedestrians. T he design also balances 
security concerns of providing an inviting space while not creating spaces that encourage 
overnight sleeping.  The proposed design thus better meets design guidelines D1, Outdoor 

Areas and D5, Crime Prevention . Therefore, this crite rion is met.  

 

This  Modification merits approval because the purpose of the st andard is met and guidelines 

D1 and  D5 are better met.   
 

Modification #2 Building Design (33.521.260) :  

¶ Street Enclosure  (33.521.260.C.1.a): allow  the eastern section of the  str eet facing 

façade along E. Burnside Street to be 15õ-20õ, and more than  the  required  12 feet 

from the street lot line.  

¶ Ground Floor Window ( 33.521.260.C.2; 33.130.230.B.2):  allow the west elevation to 

have windows for 21 percent and not the required  50 pe rcent of the length ; and 12 

percent and not the required 25 percent of the ground level wall area.  

 

Purpose Statement.  These provisions promote a safe and interesting pedestrian environment by 

connecting ground floor uses to adjacent sidewalk areas, encour aging 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 window s. 
 

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 s treet lot line.  
 



 

 

Standard 33.521.260.C.2.  Ground floor windows . All street -facing elevations of development 

must meet the Ground Floor Windows Standards of Paragraph 33.130.230.B.2., regardless of 
the distance to the adjacent street.  
 

Findings: The design creates a plaza in the southwest corner of the site to emphasize the 

major intersections of 122nd Avenue and Burnside Street, and the station area as a node for 

pedestrian oriented development. This is achieved by setting back the  eastern half the 

building  by 15õ-9ó from Burnside Street, which coupled with a 15õ sidewalk, creates a 

substantial linear outdoor plaza area, directly across the street from the station area. This 

location is shielded from the noise and heavy traffic along NE 122 nd  Avenue, and als o 

provides a direct visual connection to the station area. The plaza is activated by building 

entrances, outdoor seating, bike parking, and landscaping.  The sitting area created in front 

of the corner retail use, provides a public amenity and an added sen se of prominence to the 

intersection and station area. The plaza area and sitting areas promote a safe and 

interesting pedestrian environment, encourage retail and provide visual surveillance. The 

increased setbacks  setbacks along Burnside Street therefore  better meet the purpose 

statement and better meet the Guidelines E2, Stopping Places; E3, The Sidewalk Level of 

Buildings; E4, Corners that build active intersections; D1 Outdoor Areas.  

 
The west elevation does not meet the ground floor window standards  since the loading bay, 
storage areas, and back of house facilities are located on this façade. This  location is 
appropriate since it keeps  these vehicular and  inactive uses  away from the intersection, 
transit streets and station areas, and helps provide mo re active uses and pedestrian 
amenities along these transit streets.  The loading bay features a door with frosted glazing to 
provide visual interest while also screening loading from the street and sidewalk. Similarly, 
the trash, recycling and electric roo ms are also provided with glazing to provide pedestrian 
interest along that façade. The proposed modification therefore better meets E3, The 
Sidewalk Level of Buildings; E4, Corners that build active intersections; D1 Outdoor Areas; 

and D4 Parking Areas an d Garages. Therefore, this criterion is met.  
 

This Modification merits approval because the purpose of the standard is met and guidelines 

E2, E3, E4, D1 and D4 are better met.   
 

Modification #3  Entrances (33.521.250) : 

¶ Entrances (33.521.250.C.3.a) allow t he living room  entrance, in the portion  of the 

building within the maximum  12 feet  building setback, to be oriented away from and 

located further than the first 25 feet of the building wall nearest the station.  

 

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 wi th 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.3.a.  Entrances. For portions of a bu ilding within the maximum building 

setback, at least one main entrance for each tenant space on the ground floor must meet the 

standards of this section. The ground floor is the lowest floor of the building that is within four 

feet of the adjacent street g rade. Entrances that open into lobbies, reception areas, or common 

interior circulation space must also meet the standards of this section. The entrances must be 

oriented to nearby transit facilities as follows:  

 

a. If a site abuts a street containing a li ght rail alignment, the entrance must orient to that 

alignment. If the proposed building is within 100 feet of a transit station, at least one 

entrance must be along the first 25 feet of the wall nearest the station.  

 

Findings  for Modification #3 :  The prop osal includes a  substantial linear outdoor plaza 

area, directly across the street from the station area. This location is shielded from the noise 

and heavy traffic along NE 122 nd  Avenue, and also provides a direct visual connection to the 

station area. The  plaza  serves as the main entrance and also a congregation space, and  is 

activated by building entrances, outdoor seating, bike parking, and landscaping.  The main 



 

 

clinic entrance is oriented to face Burnside Street and the station area. The living room  

entrance , is a secondary entrance, and  is oriented to face the plaza, and therefore helps 

activate it. Locating this entrance to face the transit station  and on the first 25 feet of the 

building wall nearest the station , would reduce the activity and purpose  of the plaza area as 

the main entrance  area. The proposed living room entrance helps activate the plaza and 

adjacent sidewalk and hence meets the purpose statement and  better meet the Guidelines 

E2, Stopping Places; E3, The Sidewalk Level of Buildings;  and D1 Outdoor Areas. Therefore, 

this criterion is met  

 

This  Modification merits approval because the purpose of the standard is met and guidelines 

E2, E3  and D1 are better met.   
 

 

Modification #4. Bike Parking Standards, 33.266.260.C.3.b ., allow  wall mount ed bicycle 
parking racks that are 18 inch es x  6 feet , and  less than the required 2 feet x  6 feet.  
 

Purpose:   These standards ensure that required bicycle parking is designed so that bicycles may 

be securely locked without undue inconvenience and will be r easonably safeguarded from 
intentional or accidental damage.  
 

Standard :  Required bicycle parking may be provided in floor, wall, or ceiling racks. Where 

required bicycle parking is provided in racks, the racks must meet the following standards:  
a. The bicyc le frame and one wheel can be locked to the rack with a high security U -shaped 

shackle lock if both wheels are left on the bicycle;  
b.  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 se curely held with its frame supported so that the bicycle cannot 
be pushed or fall in a manner that will damage the wheels or components.  

c. The rack must be securely anchored.  
 

Findings:   The project includes 53  total long -term bicycle parking spaces within t wo room s 
at the first floor level.  
 
Accommodating all bicycle parking spaces in on -grade horizontal racks would consume 
considerable floor area. The stacked configuration allows residents to vertically store and 
lock their bi cycles with 18 ó staggered clearances to adjacent bikes (6ó less than the 
standard.) The proposed 18 ó on-center separation may be a narrower dimension, but the 
stagger and allowance for sliding hangers will help assist hanging and locking a bike.   The 
60óaisle provided behind each bicycle rack meets  the minimum 5õ allowance and provides 
sufficient maneuvering space. For all of these reasons, the purpose statement is satisfied. 
The functional and space -efficient system of the wall -mounted bike racks alleviates floor 
plan demands, which in turn results in active uses at the stree t, like the generous main 
lobby, community spaces and corner retail space. The proposal better meets design 
guidelines E2,  Stopping Places ; E3, The  sidewalk level of buildings; E4 , Corners  that build 

active intersect ions  and D8, Interest, Quality and Composition  Therefore, this criterion is met.  

 

Therefore, this Modification merits approval because the purpose of the standard is met and 

guidelines E2, E3, E4 and D8 are better met.   
 

 

Modification #5 Loading Standard s (33.266.310 .) to reduce  the size of standard A loading 

space from the required 34 feet x 10 feet  and a clearance of 13 feet  to the proposed 18 

feet x 9 feet  space  with a clearance of 10.5 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 w ill not have a negative effect on the traffic safety or other 
transportation functions of the abutting right -of-way.  

 

The Loading Standard, Number of loading spaces (33.266.310 .C.2.b. ). Buildings where any of the 

floor area is in uses other than Household living must meet the standards of this paragraph.  



 

 

One loading space meeting Standard A is required for buildings with at least 20,000 and up to 

50,000 square feet of net building area in uses other than Household Living .  
 

Size of loading  spaces (33.266.3 10.D) . Required loading spaces must meet the following 

standards:  
Standard  A: the  loading  space must  be at  least  35  feet long,  10  feet wide,  and  have a clearance  o
f 13  feet.    

 
Findings for Modificati ons #5 : The proposal includes one loading space access f rom NE 
120 th  Avenue. The proposed dimensions are 9õ wide by 18õ long and a clearance of 10õ-6ó, 
and are less than required  for a Standard A space . The location of the loading bay  on the 
west elevation  helps maximize the active street frontage along NE 122 nd Avenue, the main 
transit street, and the station area along Burnside Street. The loading bay will have glazed 
overhead doors, so as to add to the pedestrian interest along the west façade. For 
pedestrian safety, an audible alarm with visual strobe will b e installed to alert pedestrians 
prior to vehicles moving into and out of the single loading bay. Sidewalks remain free and 
clear for pedestrian connection from local street to intersection and transit beyond. This 
modification thus better meets the Pedest rian Emphasis guidelines and Guideline D4 

Parking Areas and Garages. Therefore, this criterion is met.  

 
The proposed smaller loading space will not have a negative effect on traffic safety or other 
transportation functions. Residential and retail tenants will be receiving deliveries from 
smaller trucks than the semi -truck size space required by this standard, and this space 
will be sufficient for the buildingõs use and size. To address the anticipated significant 
demand for medical transport and the need f or adequate drop -off/pick -up facilities, the 
applicant has proposed a one -way drive aisle along the northern property line.  PBOT is 
supportive of this approach provided that the design of the drive aisle is such that one 
medical transport vehicle can park  along the northern façade to conduct loading activities 
while providing sufficient space for a second medical transport vehicle to circulate through 
the drive aisle.  In addition, PBOT did not indicate any concerns with the reduced size of 

the loading spac e and  a minimum 10.5 ft vertical clearance . Therefore, this criterion is met.  

  

This  Modification merits approval because the purpose of the standard is met and guideline 

D4 is better met.   

 

DEVELOPMENT STANDARDS  
 
Unless specifically required in the appro val 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 ca n 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 site is located in the 122 nd  Avenue Station area, within the East Corridor Plan District. 
Development in this area is envisioned to be transit oriented and create a pedestrian oriented 
urban node that supports transit patrons and pedestrians at the intersection of NE 122 nd  
Avenue and E. Burnside Street. The proposed design responds to these guidelines through  
careful consideration of the massing and form, building orientation, street frontage and 
intersection design and high quality building materials. The modular design with a gable roof 
successfully transitions from the auto -oriented uses along 122 nd  Avenue on the east to the 
residential uses along Burnside Street on the west. A substantial linear outdoor plaza area has 
been provided fronting the intersection and the transit station, which is activated by building 
entrances, outdoor seating, bike parking, and  landscaping.  The design review process exists to 
promote the conservation, enhancement, and continued vitality of areas of the City with special 
scenic, architectural, or cultural value. As now designed, the Central City Concern building 
meets with the de sign guidelines, and therefore merits approval.  
 

ADMINISTRATIVE DECISION  
 
Approval of a new Eastside Health Center for the Central City Concern (CCC) in the East 
Corridor Plan District - 122 nd  Avenue Sub -district. The site is located at the northwest corne r of 



 

 

NE 122nd Avenue and East Burnside Street. The Center consists of a new mixed use 6 story 
building, 79õ-11ó high, and with a 4:1 floor area ratio for an approximately 112,322 gross floor 
area. The primary building materials include glass fiber reinforc ed concrete (GFRC) and metal 
panels for the base; metal shingles and  5/8ó thick Nichiha fiber cement board for the exterior 
walls; and asphalt shingle and standing seam roof. Metal for sunshades, window surrounds and 
soffits; and vinyl operable windows are  also proposed.  
 
Approved  per the approved site plans, Exhibits C -1 through C -76 , signed and May 9, 2017 , 
subject to the following conditions:  
 
A. As part of the building permit application submittal, the following development -related 

conditions (B through D) 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 16 -284884  DZM ." All requirements 
must be graphicall y represented on the site plan, landscape, or other required plan and 
must be labeled "REQUIRED."  

 
B.  Prior to building permit approval, the applicant must submit a revised stormwater 

management report that is approvable under the 2016 SWMM and addresses the issues 
listed.  
 

C. 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 p lans comply with the Design/Historic Resource Review decision and approved 
exhibits.  

 
D.  No field changes allowed.  
 
Staff Planner:  Puja Bhutani  
 
 
Decision rendered by:  ____________________________________________ on (May 9, 2017 .) 

            By authority  of the Director of the Bureau of Development Services  

 
Decision mailed: May 12, 2017  
 
 
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 December 
12, 2016 , and was determined to be complete on March 20, 2017 . 
 

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 Zoni ng Code in effect on December 12, 2016 . 
 

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 o f the applicant.  In this case, the applicant requested that 
the 120 -day review period be extended by an additional 120 days, as stated with Exhibit A.13. 
Unless further extended by the applicant, the 120 days will expire on: November 15, 2017.  
  
Some of t he 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 ha s 
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.  
 

https://www.portlandoregon.gov/bds/article/623658


 

 

Conditions of Approval.   If approved, this project may be subject to a number of specific 
conditions, listed above.  Compliance with the ap plicable 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 re quired 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 òapplicantó 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.  
 
Appea ling 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 May 26, 2017  at 1900 SW Fourth 
Ave.  Appeals can be filed at the 5 th  floor reception desk of 1900 SW 4 th  Avenue Monday through 
Friday between 8:00 am and 4:30 pm.  An appeal fee of $250 will be charged .  The appeal fee 
will be refunded if the appellant prevails.  There is no fee for ONI recognized organizations 
appealing a land use decision for property within t he organizationõs boundaries.  The vote to 
appeal must be in accordance with the organizationõs bylaws.  Assistance in filing the appeal 
and information on fee waivers is available from BDS in the Development Services Center. 
Please see the appeal form for  additional information.  
 
The file and all evidence on this case are available for your review by appointment only.  Please 
call  the Request Line at our office, 1900 SW Fourth Avenue, Suite 5000, phone 503 -823 -7617 , 
to schedule an appointment.  I can provi de 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 availabl e on the internet at www.portlandonline.com . 
 
Attending the hearing.   If this decision is appealed, a hearing will be scheduled, and you will 
be notified of the date and time of the hearing.  The decision of the Design Commission is final; 
any further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within 21 
days of the date of mailing the decision, pursuant to ORS 197.620 and 197.830.  Contact LUBA 
at 775 Summer St NE, Suite 330, Salem, Oregon 97301 -1283, or phone 1 -503 -373 -1265 for 
further information.  
 
Failure to raise an issue by the close of the record at or following the final hearing on this case, 
in person or by letter, may preclude an appeal to the Land Use Board of Appeals (LUBA) on tha t 
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 May 27, 2017  ð (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 fi nal 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 Recorderõs 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 50 3-988 -3034  

http://www.ci.portland.or.us/


 

 

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.  
 
Appl ying 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. Applicantõs Statement 

1.  Original Project Narrative , dated 12/9/17  
2.  Original Drawing Set, submitted 12/12/16. NOT APPROVED, FOR REFERENCE ONLY.   
3.  Second Revised Project Narrative, dated 1/27/ 2017  
4.  Second Revised Drawing Set, submitted 1/30/2017. NOT APPROVED, FOR REFERENCE 

ONLY.  
5.  Summary of Cembrit flat sheets  
6.  Memorandum, change in siding material and options.  
7.  South Elevation, metal shingles  
8.  Window Study  
9.  Third Revised Project Narrative, dated 3/17/2017  
10.  Third Revised Drawing Set, submitted 3/20/2017  for Completeness . NOT APPROVED, 

FOR REFERENCE ONLY.  
11.  Final Project Narrative, dated 4/18/17  

-  Project Overview  
-  Community Design Guidelines  
-  Applicable Development Standards  
-  Modifications and Adjustment  
- EA Review Items  
- Appendix: Pre -Application Conference Notes, Neighborhood Contact, Stormwater 

Management Report, Truck Loading and Emergency Vehicle Assessment , AMA 
Completeness Response.  

12.  Memo itemizing applicant response to Incomplete items .  
13.  Request for extension of 120 day Review Period, received 4/20/2017  
14.  Vicinity and Context  

-  Vicinity Map      
-  Site Neighborhood     
-  Site Photography Key Plan    
-  Site Photography     
-  Site Photography     
-  Site Photography  

15.  Design Concept  
-  Design Diagrams     
-  Design Diagrams     
-  Massing Concept  

16.  Perspectives and Renderings  
-  Night Rendering - SE Corner   
-  Overall Rendering - SE Corner    



 

 

-  Streetscape - NE 122nd & E Burnside   
-  Streetscape - Entry Close -up    
-  Streetscape - NE 120th & E Burnside   
-  Streetscape - North Elevation  

17.  Perspectives for Roof Mechanical Wells  
-  Perspective Mechanical Wells from NE 120th Ave  
-  Perspective Mechanical Wells from NE 120th Ave  
-  Perspective Mechanical Wells from NE 120th Ave  
-  Perspective Mechanical Wells from NE 120th Ave  
-  Perspective Mechanical Wells fro m NE 120th Ave  

18.  Ground Floor Glazing Calculations % - West/ East  
19.  Ground Floor Glazing Calculations % - South  
20.  Active Ground Floor Calculations - Plan  

B.  Zoning Map (attached)  

C. Plans/Drawings:  
1.  Project Directory     
2.  Site Plan     
3.  FAR Diagrams      

4.  Floor Plan - Level 1 (attached)      

5.  Floor Plan - Level 2     
6.  Floor Plan - Level 3     
7.  Floor Plan - Levels 4 -5    
8.  Floor Plan ð Level 6    
9.  Roof Plan      
10.  Building Sections     
11.  Building Sections     
12.  Long -Term Bike Parking Plan   
13.  Elevation - East and West   
14.  Elevation - North     
15.  Elevation - South     
16.  Alternate Elevation ð North    

17.  Not used   

18.  Not used   

19.  Elevation - East and West ð Color  (attached)  

20.  Elevation - North ð Color (attached)   

21.  Elevation - South ð Color  (attached)    

22.  Not used    
23.  Enlarged Ground Floor Elevations - E & W   
24.  Enlarged Gro und Floor Elevations - South   
25.  Enlarged Ground Floor Elevations - North   
26.  Enlarged Elevation - Details    
27.  Enlarged Elevation - Details    
28.  Enlarged Elevation - Details    
29.  Enlarged Elevation - Details    
30.  Enlarged Elevation - Details    
31.  Enlarged Elevation - Details    
32.  Typical Details      
33.  Typical Details ð Seams    
34.  Existing Conditions Plan     
35.  Grading Site Plan     
36.  Utility/Stormwater Management Plan   
37.  Landscape Materials and Planting   
38.  Landscape Plants     
39.  Landscape Lobby Entrance Plan    
40.  Pedestrian Use Diagram     
41.  Exterior Lighting     
42.  Exterior Lighting     
43.  Exterior Lighting     

44.  Not Used   

45.  Not Used  

46.  Not Used  

47.  Not Used  

48.  Not Used  



 

 

49.  Roof Mechanical Plan     
50.  Overall Material Palette     
51.  Overall Material Palette     
52.  Cut Sheet - Metal Shingle    
53.  Cut Sheet - Metal Shingle     
54.  Cut Sheet - Glass Fiber Reinforced Concrete   
55.  Cut Sheet - Glass Fiber Reinforced Concrete   
56.  Cut Sheet - Glass Fiber Reinforced Concrete   
57.  Cut Sheet - Fiber Cement Board    
58.  Cut Sheet - Composite Metal Panel   
59.  Cut Sheet - Composite Metal Panel   
60.  Cut Sheet - Standing Seam Ro of   
61.  Cut Sheet - Asphalt Shingle    
62.  Cut Sheet - Metal Siding    

63.  Not Used    

64.  Cut Sheet ð Solar Panels    
65.  Cut Sheet - Lighting     
66.  Cut Sheet - Lighting   
67.  Cut Sheet - Lighting    
68.  Cut Sheet - Aluminum Storefront   
69.  Cut Sheet - Aluminum Storefront   
70.  Cut Sheet ð Aluminu m Windows    
71.  Cut Sheet ð Entry Doors    
72.  Cut Sheet ð Garage Door     
73.  Cut Sheet - Mechanical Equipment  
74.  Cut Sheet - Louvers     
75.  Cut Sheet - Dryer Vent  
76.  Cut Sheet - Windows     

Cut Sheet - Windows   
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.  Fire Bureau  
5.  Life Safety Review Section of BDS  
6.  Site Development Review Section of BDS  
7.  Addendum to PBOTõs response 

F. Correspondence:  
1. Arlene Kimura, Chair, Hazelwood Land Use Committee , April 19, 2017 , wrote with 

concerns regarding the small size  of the windows on the north and south elevations.  
G. Other:  

1.  Original LU Application  
2.  Incomplete letter from staff to applicant, sent 12/28/2 016  
3.  Addendum to Incomplete letter, sent 1/10/2017  
4.  Bureau of Environmental Services, Completeness Response, sent 1/4/2017  
5.  PBOT, Completeness Response, sent 12/27/2017  

 
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).  
 



 

 

 



 

 

 



 

 

 



 

 

 


