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FINAL FINDINGS AND DECISION BY THE DESIGN
COMMISSION RENDERED ON March 16, 2017 0
Approval

The Design Commission has  approved a proposal in your neighborhood. This document is
only a summary of the decision. The reasons for the decision , including the  written response
to the approval criteria and to public comments received on this application, are included in
the version located on the BDS website

http://www.portlandonline.com/bds/inde x.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 16-287887 DZM
PC # 16 -195227 , DAR # 16 -238281

1010 NE Grand

BUREAU OF DEVELOPMENT SERVICES STAFF . Grace Jeffreys 503-823-7840 /
Grace.Jeffreys@portlandoregon.gov

GENERAL INFORMATION
Applicants: Calista Fitzgerald, LRS Architects
720 NW Davis Ste 300, Portland, OR, 97209

Doug Sheets, Lever Architecture
4713 N Albina Ave. Portland OR, 97217  -2605

Owners: Julie Livingston, Home Forward
135 SW Ash St, 5th FIr, Portland OR, 97209

Faez Soud, Portland Housing Bureau
421 SW 6th Ave, Ste 500, Portland OR, 9 7204

Site Address: 1010 NE Grand Avenue

Legal Description: BLOCK 45 LOT 1 -4, HOLLADAYS ADD

Tax Account No.: R396200550

State ID No.: 1IN1E35BB 03500

Quarter Section: 2931

Neighborhood: Lloyd District Community, contact Cassidy Bolger at
bolger.cassidy@g mail.com

Business District: Lloyd District Community Association, contact Brian Griffis at
admin@lloyddistrict.org.

District Coalition: None
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Case Number LU 16 -287887 DZM 06 1010 NE Grand

Plan District: Central City - Lloyd District

Zoning: CXd, Central Commercial (CX) with Design (d) overlay

Case Type : DZM, Design Review (DZ) with Modifications (M)

Procedure: Type lll, with a public hearing before the Design Commission. The

decision of the Design Commission can be appealed to City Council.

Proposal:

The applicant seeks Design Review for a new 12 -story mixed -use building in the Lloyd
Subdistrict of the Central City Plan District. The building occupies the western half of the
block bounded by NE Grand Avenue, NE Hassalo Street and NE Holladay Street which
fronts the MAX line. The proposal includes the f ollowing:

Program:

A Height: 128606 t o top of parapet (maximum 25008 all owed).

A Floor Arearatio: Approximately 10.2:1 (maximum 12:1 with up to 3:1 additional FAR
with bonuses).

A Program: 7,500 square feet of ground floor retail fronting Grand Avenue and wrapp ing
Holladay and Hassalo with 240 residential units above, with a mix of market rate and
affordable units.

A Parking and loading:

- One loading space accessed off NE Hassalo Street (as required).

- No parking is proposed (none required).

- 126 long term bike pa rking spaces located in a basement level, secure bicycle room
accessed from elevators off the mid  -block accessways, and 240 spaces located
within the units. (362 required).

- 14 short -term bike spaces are provided on  -site, located along Holladay and Hassalo
(14 required).

A Amenities include a ground level landscaped courtyard in the middle of the block and

a twelfth floor amenity room.

Exterior building finishes:
A Frontages: Aluminum curtain wall on concrete curbs at the ground level, with a mix of
two types o f thin brick, composite metal panels, perforated panels over the
conditioning units (PTAC), and vinyl windows above.
A Sidewall elevations facing the east property lines: Two shapes of chevron metal panel
cladding, perforated panels over the conditioning un its (PTAC), and vinyl windows.
A Rooftop structures: Chevron metal panel cladding.

Design Concept:

The building is a 0Cé shaped form creating an open cou
form of the tower sits over a setback, highly glazed retail base. Re tail units extend the

length of the Grand Avenue frontage and wrap both corners. The main residential lobby

entry is located mid -frontage on Holladay. The open, landscaped courtyard at the rear is

activated by the retail spaces, the lobby and an access -way off Hassalo. Building setbacks

on the street frontages serve to extend the width of the sidewalks, and along with the

canopy extensions, provide generous pedestrian level coverage. Non -standard

improvements along Grand enhance the right -of-way with a cont inuous planting strip and

wood -topped seat walls.

Three (3) Additional Reviews requested:
1. Modification to Long-term Bike Parking Standards  (33.266.220) :
A Toreduce the bike parking spacingwidths f r o mO @ 8t-® 6 .1 d26spaces in the
basement level b ike room; and,
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A Toreduce the rack requirement to accommodate a U-shaped shackle lock to span
the frame and one wheel, and allow a U -shaped shackle lock to span only one
wheel, for 240 vertically hung spaces with -in the units.

2. Exception to Window Projectio ns into the Right -of-Way (OSSC/32/#1 ) to increase the
maxi mum width of the window projections from 1260
A 15606, -9366 Baneéd 6248 ong NE Grand (West Elevation);
A 3260 along NE Holl aday (South Elevation); and,
A 3266 al ong N HENottheERwtoh).o

3. Non-standard improvements inthe Right -of-Way along NE Grand Avenue include
continuous landscape and benches in the furnishing zone.

Design review is necessary because the project proposes new development within a design
overlay zone.

Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33.
The relevant approval criteria are:

A Central City Fundamental Design Guidelines A 33.420, Design Overlay
A Special Design Guidelines for the Lloyd District A 33.825, Design Review
A 33.825 .040, Modifications Through Design Review

ANALYSIS

Site and Vicinity: 1010 NE Grand Avenue is an 18,321 square foot undeveloped site

located in the Lloyd Center Subdistrict of the Central City Plan Distric t. The site is located
within the Lloyd District Pedestrian District. It is bordered by NE Grand Avenue [Major

City Traffic Street, Major Transit Priority Street, Major Emergency Response Street, Major

Truck Street, Regional Main Street, City Walkway, and City Bikeway], NE Holladay Street
[Regional Transitway/Major Transit Priority Street, Central City Transit/ Pedestrian Street,

Minor Emergency Response Street, and Local Service Bikeway], NE Hassalo Street [Local
Service Walkway and Local Service Bikeway].

This part of the Lloyd District is a mix of high -rise commercial office towers, large surface
parking lots, mid -rise hotels, and fast -food restaurants catering to a large number of
commuters and conventioneers. Other area attractions include the Conventi on Center, the

Rose Garden, and LIl oyd Center -Mekdteisvidhnt ltie t he projectd

adjacent to the Cascadian Court Condominiums, a mid -rise mixed -use residential and
retail building occupying the southeast corner of the block. A two -story office building
occupies the northeast portion of the block.

The site is conveniently located close to multiple modes of transportation, including bus,

light rail, and major highways. The Tri -Met Rose Quarter Transit Center, a major bus and

light rail transfer location, is five blocks west of the project site. Stations for each of the

four MAX light rail lines are also located within easy walking distance. Portland streetcar

stops are located one block to the north along NE Grand Avenue. The site is al so very close
to Interstate 5, Interstate 84, and bridges that cross the Willamette River.

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,
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and buildings placed close together. Development is intended to be pedestrian -ori ented
with a strong emphasis on a safe and attractive streetscape.

The Design Overlay Zone [d] promotes the conservation, enhancement, and continued
vitality of areas of the City with special scenic, architectural, or cultural value. This is
achieved thr ough the creation of design districts and applying the Design Overlay Zone as
part of community planning projects, development of design guidelines for each district,
and by requiring design review. In addition, design review ensures that certain types of
infill development will be compatible with the neighborhood and enhance the area.

The Central City Plan District implements the Central City Plan and other plans applicable

to the Central City area. These other plans include the Downtown Plan, the River District
Plan, the University District Plan, and the Central City Transportation management Plan.

The Central City plan district implements portions of these plans by adding code

provisions which address special circumstances existing in the Central City a rea. The site
is within the Lloyd District Subdistrict of this plan district.

Land Use History: City records indicate that prior land use reviews include the following:

A LUR98-016216 DZ & Approval for a new 30 story mixed  -use building. Proposal was
never constructed.

A LU 08-133881 DZ & Approval for a new 31 story mixed  -use building, the Cosmopolitan
Tower. Proposal was never constructed.

Agency Review: A ONotice of proposal in Your Fébuarnghbor hoodd w
17,2017 . The following Bureaus ha ve responded with no issue or concerns:

A Bureau of Environmental Services (Exhibit E.1)

A Water Bureau (Exhibit E.3)

A Fire Bureau (Exhibit E.4)

A Site Development Section of BDS (Exhibit E.5)

A Bureau of Parks -Forestry Division (Exhibit E.6)

A Life Safety Section o fBDS (Exhibit E.7)

The Bureau of Transportation Engineering responded twice, noting support of the non -
standard improvements in the right -of-way provided the wood -topped seats meet ADA
requirements (Exhibit G.6) and with no objective to the proposal (Exh ibit E.2).
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on
February 17, 2017 . One written response has been received from either the

Neighborhood Association or notified property owners in response to the proposal.

1. Cassidy Bolger, Lloyd District Community Association, 3/6/17 , States the

nei ghborhood/ business associationds support of the p

2. Edward Mickle, 3/15/17, stating concerns with the lack of parking, blocked windows
for 533 NE Holladay, the Courtyar  d wall, future access to the Cascadian court west
wall, construction schedules, window coverings, bike rack spacing modification, and
Good Neighbor improvements (Exhibit H.3).

Staff Response:
A Parking: Not required for this proposal in this location.

A Bik e rack spacing modification: This modification does not reduce the number of bike
parking spaces, just a reduction in the spacing of racks that are within the
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manufacturerds suggest ed Thiss a@inhoa nadificatod nstr ucti ons
that has been s upported for numerous other proposals in the city.

A Blocked windows for 533 NE Holladay , the Courtyard wall, future access to the
Cascadian court west wall, construction schedules, window coverings, and Good
Neighbor improvements: The applicant has advised they intend to meet with the
neighbors to further discuss these good neighbor issues.

Procedural History: The subject proposal was heard once before at a non -required
Design Advice Request hearing (DAR) on October 20, 2016. Following, is a summary of
tha t procedural history:

A Design Advice Request (DAR) hearing 0 October 20, 2016  (Commissioners in
attendance: Wark, Clarke, Molinar, Vallaster. Commissioner Livingston recessed
herself.)

Executive Summary:

The Commissioners present were comfortable with th e height and 0C6 shaped ma
and was supportive of the undulating facades, the woven pattern of the 3 street

elevations, the highly glazed and set back ground level, the mid -block access -way and

courtyard design, and the brick cladding. The Commissione rs asked for further study

of the east elevations, the relationship to the adjacent buildings, and further

information regarding integration of the mechanical systems. Specific discussions

included the following:

1. Building height & massing
a. Further articula tion of the East elevation needed.

A Applicant response: The east elevation will be articulated with two metal
panel profiles that create a gradient pattern similar to the pattern on the
north, south and west elevations. See C.33 and A.10.

b. Indicate the rela tionship to Cascadian Court and provide mitigation of impact

on adjacent residents.

A Applicant response: This project provides a landscaped courtyard in the
middle of the block adjacent to the neighboring buildings. Included in the
courtyard are three large trees. While the courtyard does not align perfectly
with the Cascadian Court courtyard, it will provide significant separation
between the buildings and allow for views and daylight. See C.00 for site
plan of adjacent buildings on the block. See C.33 for east elevation.

c. The Lloyd District guidelines ask for a step -back on Holladay Street ( LDDG C6-

1 Along Holladay Street from 1st to 13th Avenues, locate building bases along

the build -to lines while setting upper floors of tall buildings back from the stree t.)

However, it was noted that only 2 existing buildings provide this step back at

the higher level, and both are larger, tower on podium buildings on the south

side of the street; one isa 19 -story tower and the other is a 20 story tower. For

this 12 -stor y development on this site, the commission supported the proposed

reverse relationship, with a set back ground level rather than upper levels. The
highly glazed step -back at the ground level created a successful response to the

MAX line along Holladay, and  better activated and supported an active

pedestrian environment.

A Applicant response: No revisions to design requested.

2. Ground Floor & Pedestrian protection
a. Further pedestrian protection for sidewalk needed.
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A Applicant response: The DAR design relied ont  he overhang of the building to
provide pedestrian protection. The design has been revised to incorporate a

canopy extension with the soffit where the overhang was minimal.
Check ADA, egress and access needs for lobby and elevator vestibule.

A Applicant respo nse: The lobby and elevator vestibule meet ADA and egress

requirements.

3. Amenities

a.

Provide more information about how the alley functions throughout day and
evening. (The Commission felt that with the ground level courtyard sequence
and the top -level ameni ty room and terrace, sufficient amenities were being
provided).

A Applicant response: The alley will be open and accessible during the day to

residents and retail tenants. At night, a gate with a door will restrict access to
residents only. The alley provide s access to retail restrooms and will remain
accessible to the retail tenants after the gate is closed. In order to provide an

appropriately sized amenity room, the terrace has been removed from the
project.
Organize and setback rooftop mechanical.

A Applica nt response: Rooftop mechanical equipment and mechanical rooms are

located near the center of the building, away from frontages. See C.25 for
updated roof plan.

4. Materials

a.

Brick. The Commission supports the use of brick, and in this particular case
the thi n brick is successfully framed by metal edging and treated as tiles,
resolving the inherent thinness of the material.

A Applicant response: The design incorporates two thickness and finishes of

thin brick with a metal frame at window openings.

Alternatives t o brick. The Lloyd District Guidelines encourage light colors and
masonry and the Commission supported the use of brick. There is precedent of

metal paneling only as a secondary material in the Lloyd District, and there is
no fully clad metal panel buildin g. Brick would better meet these required
guidelines.

A Applicant response: The south, west and east facades are primarily clad in

two light colors of thin brick. The east walls along the property line and
courtyard facing facade will be clad in silver metal panel. These are

secondary facades partially concealed by adjacent buildings. Metal panel will

also be used as infill around windows. See A.12 for material palette.

5. Mechanical
Rooftop, Vents & Louvers, Ground Level Venting. Integrate mechanical with the

a.

architecture. Note keep mechanical exhaust away from the pedestrian
environment.
A Applicant response: Each apartment unit will have one through wall PTAC

unit. These units will have dark louvers covered by a perforated metal panel
finished to match adjacent metal panels. Where possible, retail intake and
exhaust will occur on the courtyard facade. Generator intake will occur at the

courtyard, exhaust will go to the roof and venting will occur at the loading
facade. See sheets C.35 and C.36 for ground floor v ent locations.

6. Additional reviews

a.

b.

Modification to Long -term Bicycle Parking Spacing  (33.266.220.C). The
Commission noted no concerns.

Exception to Oriel Window Standards . The Commission noted no concerns.
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c. Non-standard Elements in the Right  -of-Way. The Com mission noted no
concerns and considered that the proposal for the ROW creates a better
pedestrian environment along Grand.

A Response: Design has been modified to include ADA compliant bench in ROW.
See detail 1 on sheet C.12.

ZONING CODE APPROVAL CRITERIA
(1) DESIGN REVIEW (33.825)

33.825.010 Purpose

Design Review ensures:

1 That development conserves and enhances the recognized special design values of a
site or area;

1 The conservation, enhancement, and continued vitality of the identified scenic,
architectura |, and cultural values of each design district;

9 That certain types of infill development will be compatible with the neighborhood and
enhance the area; and

1 High design quality of public and private projects.

33.825.055 Design Review Approval Criteria
A design review application will be approved if the review body finds the applicant to have
shown that the proposal complies with the design guidelines for the area.

It is important to emphasize that design review goes beyond minimal design standards and

is viewed as an opportunity for applicants to propose new and innovative designs. The

design guidelines are not intended to be inflexible requirements. Their mission is to aid

project designers in understanding the principal expectations of the city concerni ng urban
design.

The review body conducting design review may waive individual guidelines for specific
projects should they find that one or more fundamental design guidelines is not applicable
to the circumstances of the particular project being reviewed

The review body may also address aspects of a project design which are not covered in the
guidelines where the review body finds that such action is necessary to better achieve the
goals and objectives of design review in the Central City.

Findings : The site is designated with design overlay zoning (d). Therefore the

proposal requires Design Review approval. Because
applicable design guidelines are the Central City Fundamental Design Guidelines

and the Special Design Guide lines for the Design Zone of the Lloyd District of the

Central City Plan

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 -dim ensional 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 ofront door for Oregon andolesiemerging dsyaspécial he Di stri ct
area in the state and the region, and the way it is developed will determine its comfort and

continued use.
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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 Desi  gn Guidelines focus on four general categories. (A)
Portland Personality, addresses design issues and elements that reinforce and enhance
Portl andds (B)PaedesaiantEmphasis, addresses design issues and elements
that contribute to a successful pe destrian 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 G oals
The following goals and objectives define the urban design vision for new
development and other improvements in the Lloyd District
1 Encourage the special distinction and identity of the Lloyd District;
1 Integrate the sub -areas of the District for a visu  al and functional coherence of
the whole; and
91 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 a |l of the 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 t he character of the Centr al Cityodos di

4. Promote the development of diversity and areas of special character within the Central
City;

5, Establish an urban design relationship between
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. Assistin creating a 24 -hour Central City which is safe, humane and prosperous ;

9. Ensure that new dev elopment 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.

PORTLAND PERSONALITY

Al. Integrate the River. Orient architectural and landscape elements including, but not
limited to lobbies, entries, balconies, terraces, and outdoor areas to the Willam ette River
and Greenway. Develop access ways for pedestrians that provide connections to the

Willamette River and Greenway.

A2. Emphasize Portland Themes. When provided, integrate Portland  -related themes
with the devel opmentds overall design concept.
Fin dings for A1 and A2: The project emphasizes Portland themes through program

and design features that activate and enhance the liveliness of the Portland
streetscape, the use of visual connections to both distant and intimate views of the
natural environme nt, and the use of a material pallet that visually captures the
flavor of the Lloyd District and surrounding area:

1900 SW 4th Avenue, Suite # 5000, Portland, OR 97201
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A The existing right -of-way along Grand Avenue, which is currently developed with
a continuous sidewalk, will be redeveloped to provide a lands cape buffer with
wood -topped benches between the ground floor retail and Grand Avenue,
providing a buffer from the traffic along Grand to enhance the streetscape.

A Significant ground -level retail and potential restaurant spaces will add active
uses to enliv en the streetscapes.

A Although the project site is over approximately 6 blocks from the Willamette
River, the primary facade of the building orients west toward the river.
Additionally, the majority of the apartment units face west, northwest or
southwest, affording views of the river where not blocked by adjacent buildings.
The common community room has been located on the top floor at the southwest
corner to best take advantage of river and distant views towards the west hills.

A The landscaped, mid -block ¢ ourtyard provides a semi  -public extension of the
streetscape, with views to the courtyard landscape. Three large trees will serve as
the focal point, and the ground level retail spaces open to active this space.

A The two colors of light colored brick refere nce the preferred light colored masonry
of the Lloyd District, and light -colored chevron shaped metal cladding to the east
will extend this reference.

Therefore, these guidelines are met.

A3. Respect the Portland Block Structures. Maintain and extend the traditional 200 -

foot block pattern to preserve the Central Cityds rati
superblocks exist, locate public and/or private rights -of-way in a manner that reflects the

200 -foot block pattern, and include landscaping and sea ting to enhance the pedestrian

environment.

FindingsforA3: Thi s project occupies half of a 200 by 200
shaped building form and massing reinforces the existing city block pattern and

street grid structure by holding the three stre et frontages. Within the block

structure, the design offers a new mid -block open courtyard with access from the

apartment entry on Holladay Street to an access -way off Hassalo Street, providing a

connection between transit and car  -oriented streets. Active  retail spaces along with

ground level setbacks, extended canopy coverage, landscaping and benches all

enhance the pedestrian environment.

Therefore, this guideline is met.

A4. Use Unifying Elements. Integrate unifying elements and/or develop new features

that help unify and connect individual buildings and different areas.

A5. Enhance, Embellish, and Identify Areas . Enhance an area by reflecting the local
character within the right  -of-way. Embellish an area by integrating elements in new
developmentth at buil d on the areads character. Il denti fy an
qualities by integrating them into new development.

A5-1. Develop Identifying Features. Encourage the inclusion of features in the design of
projects that give projects identity and a sense of place or significance within the District.
A5-6. Incorporate Landscaping as an Integral Element of Design. Incorporate
landscaping as an integral element of design which is supportive of both the built and

natural environment.

Findings for A4, A5, A5 -1, A5 -3 & A5 -6: As noted under findings for A1 and A2
above, the project activates and enhances of the pedestrian realm, emphasizes
connections to the natural environment, and the material pallet visually captures the
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flavor of the Lloyd Districta  nd surrounding area. These features also help connect
the proposal to, and also enhance, the local area.

A The existing Right -of-Way along Grand Avenue is currently developed with a
continuous sidewalk. This project will provide a landscape buffer between t he
ground floor retail and Grand Avenue, and the sidewalk will be further enhanced
with wood -topped benches.

A The ground level frontages are set back from the property lines, and along with
projecting canopies, provide generous extensions of the sidewalk en hancing the
pedestrian realm.

A The existing paving pattern along Holladay Street will be extended to the
apartment entrance.

A Aninternal focal point of the ground floor is a landscaped courtyard accessible to
both residents and the retail spaces. The eas t wall against the adjacent buildings
will be a vertical planted wall that serves as a backdrop to the courtyard. Three
trees will be planted in the center of the space. The courtyard will also be viewed
from Grand, through the retail spaces.

A The projecti s located within the Lloyd District, an area comprised predominately
of light colored brick or masonry facades. The primary facade materials on this
project are a glazed white thin brick and a natural grey thin brick, which will
integrate with the characte r of the surrounding buildings. The two colors and
finishes of thin brick are woven together in a way that creates a gradient pattern
across the building facade. It will give the project a distinct identity and make it
a recognizable building with the Dis trict.

Therefore, these guidelines are met.

A5-2. Accommodate or Incorporate Underground Utility Service . Accommodate or
incorporate underground utility service to development projects.

A5-5. Use Public Right  -of -Way Design Criteria Established for the L loyd District. Use
the public right -of-way design criteria as established and administered by the City

Engineer especially for the Lloyd District from the adopted Lloyd District Transportation
Capital Improvements & District -Wide Design Criteria

Finding sfor A5 -2 and A5 -5: In general, the three adjacent sidewalk corridors will be
rebuilt to the Lloyd District Standards with brick sidewalks along the light rail

alignment on NE Holladay and property dedications of seven feet along NE Grand

and three feet a long NE Holladay. The large electric utility vault will be

accommodated below grade, under the right -of-way along NE Hassalo.

The proposal includes non -standard improvements in the right -of-way (ROW) along
NE Grand Avenue in order to create a safer sidewa Ik corridor and to buffer

pedestrians from busy traffic along NE Grand Avenue. For a site located in the CXd

zone district along an arterial (classification) street (Grand Avenue), the Pedestrian

Design Guide recommends a 15  -ft pedestrian corridor (0.5 -ft curb/4 -ft wide
furnishing zone/8 -ft wide sidewalk/2.5 -ft wide frontage zone).  This ROW proposal is
to install plants instead in the furnishing zone rather than the Lloyd District

standard for pavers or concrete. This green aspect will be both a visual a nd physical
barrier between the sidewalk and the high volume of vehicle and street car traffic on

Grand. Frontage of this property pushes into the street to align with the street car

unlike the adjacent properties along Grand. Non -standard improvements al  so
include wood -topped seat walls in the furnishing zone (Exhibits C.10 and C.12).
PBOT noted support of the proposal provided the wood -topped seats meet ADA

requirements (Exhibit G.6).
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Therefore, these guidelines are met.

A7. Establish and Maintaina S ense of Urban Enclosure. Define public rights -of-way by
creating and maintaining a sense of urban enclosure.

Findings for A7 : The overall building form defines and maintains the public rights -
of-way, and at the same time adds enhancement to the urban encl osure. Above the
ground level, the undulating facade projects into and out of the ROW, softening the

street edges. The ground floor facade below follows this undulation but is recessed

from the upper facade, creating a deep covered protected area for pede strians and
retail users.

Therefore, this guideline is met.

A8. Contribute to a Vibrant Streetscape. Integrate building setbacks with adjacent

sidewalks to increase the space for potential public use. Develop visual and physical

connectionsintobuildi ngsd active interior spaces from adjacent
architectural elements such as atriums, grand entries and large ground -level windows to

reveal important interior spaces and activities.

Findings for A8: As noted in the findings above, this propo sal contributes to a
vibrant streetscape in numerous ways. Building setbacks at the ground floor have

been incorporated into the project to create an expanded sidewalk zone along Grand
Avenue. Large ground -level windows reveal active interior spaces consis ting of retail
and lobby uses along all three frontages. The internal courtyard will backlight the

retail units, further enhancing the view into these retail spaces from the street

frontages.

Therefore, this guideline is met.

PEDESTRIAN EMPHASIS

B1. Rei nforce and Enhance the Pedestrian System. Maintain a convenient access route
for pedestrian travel where a public right -of-way exists or has existed. Develop and define
the different zones of a sidewalk: building frontage zone, street furniture zone, movem ent
zone, and the curb. Develop pedestrian access routes to supplement the public right -of-
way system through superblocks or other large blocks.

B1-1. Protect Pedestrian Areas from Mechanical Exhaust. Incorporate mechanical

exhausting systems in a manner that does not detract from the quality of the pedestrian
environment.

B2. Protect the Pedestrian. Protect the pedestrian environment from vehicular
movement. Develop integrated identification, sign, and sidewalk -oriented night -lighting
systems that offer safety, interest, and diversity to the pedestrian. Incorporate building
equipment, mechanical exhaust routing systems, and/or service areas in a manner that

does not detract from the pedestrian environment.

Findings for B1, B1 -1 & B2 : The proposal enhan ces the pedestrian system and
protects the pedestrian in numerous ways: ground level setbacks, extended canopy
coverage, lighting, landscaping with benches in the ROW, and integrated mechanical
systems which will all enhance the pedestrian environment.

A There is no parking along Grand Avenue. This project proposes a non -standard
right -of dway landscaped zone the entire length of the block that will separate
and buffer the pedestrians from vehicular traffic. Refer to findings above under
A5-2 and A5 -5 for fu rther findings regarding these non -standard improvements.

A Recessed frontages at the ground level extend the perceived sidewalk corridors
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and offer protected areas for pedestrians or café seating. In response to the

Design Commi ssion®6s c oberd@ A0L6DAR hearingytte Oct o
proposal was revised to include canopy coverage which further extends the deep
overhangs of the building to provide additional pedestrian protection during

inclement weather. Soffit lighting at the building entries as well as spill out from
the internal lighting through the large retail glazing will illuminate the sidewalk.

A Within the site, the proposal offers a new mid -block pedestrian connection and a
semi -public internal open courtyard to supplement the right -of-way system a long
the three frontages.

A Careful consideration has been given to the mechanical exhausting systems. The
majority of the retail spaces will intake or exhaust into the courtyard, away from
pedestrian, and the kitchen exhaust will go to the roof. The genera tor will also
exhaust to the roof. Rooftop mechanical equipment visible over the parapet level
is located near the center of the building, away from frontages. See C.25 for
updated roof plan.

Therefore, these guidelines are met.
B1-2. Incorporate Addition al Lighting. Incorporate project lighting in a manner that

reinforces the pedestrian environment and which provides design continuity to an area by
enhancing the drama and presence of architectural features.

C12. Integrate Exterior Lighting. Integrate e xterior lighting and its staging or structural
components with the buildingds overall design concept.
the buildingds architecture, being sensitive to its im

Findings for B1 -2 & C12: The project approaches exterior lighting in a couple of

ways. First, there is an extensive soffit along the
perimeter light fixtures above the retail and residential entries and service areas.

Second, with large allocations of g lazing at the ground level retail spaces and

residential glazing at the upper floors, the interior lighting will provide ambient

lighting to the building surrounds and streetscape at night. Finally, downcast

lighting will be provided in the soffits of the mid -block access -way to the internal

courtyard.

Therefore, these guidelines are met.

B3. Bridge Pedestrian Obstacles. Bridge across barriers and obstacles to pedestrian
movement by connecting the pedestrian system with innovative, well -marked crossings
and consistent sidewalk designs.

B3-1. Provide Pedestrian Crossings Spaced at Traditional One -Block Intervals

Provide and design for pedestrian crossings spaced at traditional one -block intervals where

deemed safe and appropriate by the City Engineer.

Fin dings for B3 & B3  -1: The new frontages developed for the project will provide
continuous accessible surfaces for movement across the site, sidewalks and into the
building along the frontages. The proposal enhances pedestrian movement along the
sidewalks by setting back the frontages for retail space spill -out out of the rights  -of-
way. This project also provides an internal passageway for the apartment residents
connecting Hassalo and Holladay Streets, which will allow for safe and easy access

from one end o f the block to the other. The new frontages developed for the project

will reduce the width of pedestrian crossings to the maximum extent practical.

Therefore, these guidelines are met.
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B4. Provide Stopping and Viewing Places. Provide safe, comfortable p laces where people
can stop, view, socialize and rest. Ensure that these places do not conflict with other

sidewalk uses.

B5. Make Plazas, Parks and Open Space Successful. Orient building elements such as
main entries, lobbies, windows, and balconies to f ace public parks, plazas, and open

spaces. Where provided, integrate water features and/or public art to enhance the public

open space. Develop locally oriented pocket parks that incorporate amenities for nearby

patrons.

Findings for B4 & B5: With a land scaped zone along Grand Avenue in the ROW,
recessed entries and lobby along the frontages, and the mid -block access -way and
courtyard, the project provides a numerous opportunities to stop and view retalil

spaces and surrounding sites, as well as socialize and rest at different scales. The
landscaped zone along Grand Avenue will provide benches that will provide safe,
comfortable places where people can stop, view, socialize and rest. The recessed
frontages offer opportunities for street furniture and planti ngs related to the adjacent
retail units. The access -way and internal open -air courtyard will serve as a pocket
park for both the residents and the retail users, and provide spaces to sit, pause and
gather, and staging of events related to building uses.

Therefore, these guidelines are met.

B6. Develop Weather Protection. Develop integrated weather protection systems at the
sidewalk -level of buildings to mitigate the effects of rain, wind, glare, shadow, reflection,

and sunlight on the pedestrian environm ent.

B6-1. Provide Pedestrian Rain Protection. Rain protection is encouraged at the ground
level of all new and rehabilitated commercial buildings located adjacent to primary

pedestrian routes. In required retail opportunity areas, rain protection is stron gly
recommended.

Findings for B6 & B6  -1: The ground floors along the street frontages are recessed,
and along with extended canopy overhangs offer approximately 4' to 8' of protected

area for pedestrians or café seating along Grand, and pedestrian entranc es along
Holladay and Hassalo. These will also provide shade for the retail spaces.

Therefore, these guidelines are met.

B7. Integrate Barrier -Free Design. Integrate access systems for all people with the
buil dingds overall design concept.

Findings for B7: The proposed design is fully ADA accessible, including all site
development, building floors and entrances at grade.

Therefore, this guideline is met.
PROJECT DESIGN

C1. Enhance View Opportunities. Orient windows, entrances, balconies and other
building elements to surrounding points of interest and activity. Size and place new
buildings to protect existing views and view corridors. Develop building facades that create
visual connections to adjacent public spaces.

C2-1. Maximize View Opportunities

Findings for C1 & C2  -1: The project orients windows, entrances, and operable
glazing elements to surrounding points of interest and activity for the majority of the
project. Through the use of a highly  -glazed ground level, comfortable sized residential
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glazing above, and the community room on the top floor on the southeast corner, the
project will provide viewing opportunities at multiple elevations throughout the
building.

Therefore, these guidelines are met.

C2. Promote Quality and Permanence in Dev elopment. Use design principles and
building materials that promote quality and permanence.

Findings for C2:  The project employs high quality and durable materials and
incorporates detailing that will ensure longevity and minimize weathering over time.

The predominant building materials on the upper floors will be thin brick and metal
paneling. The brick will come down to the street at the two entries and carry into the
interior spaces and courtyard. Composite metal panel will be used for the long runs

of flat metal panel. The side elevation (east) will be clad with chevron -shaped 22 -
gauge metal panels. Material specifics include:

A Two types of thin brick are proposed for the thre
thick thin brick and a non -gl azed gr tenbrick WHilé thin brick presents
challenges at building form changes due to its lack of depth, in this case, the thin
brick is used more like a tile, and these conditions have been detailed with metal
flashing surrounds which frame the openings, furthe r described below.

A Windows above the ground level will be a commercial grade vinyl window
surrounded with 22 -gauge metal flashing surrounds. These metal surrounds
extend beyond the window frames, creating punches of 4 -3/ 46 and 136 at the 2
different thin br ick thicknesses,and3 -1/ 26 mi ni mum at the chevron pa

A 22-gauge silver metal panel in two shapes of chevron profiles are proposed for the
east and courtyard facades. The chevron profiles |
66 maxi mum s pangauge metd thicknegs & adequate to ensure the
rigid appearance of the chevron shape over time.

A The highly glazed base will be enclosed with a commercial grade aluminum
storefront window system with structural silicone glazed (SSG) vertical mullions
sitting on  low concrete curbs. This is a high quality, commercial grade system
suitable for a high use pedestrian environment.

A Aluminum composite metal panels (ACM) with concealed fasteners will be used at
locations where flat metal panels are proposed to ensure rig idity of the flat metal
faces over time.

A Above the ground level, kitchen and bath venting are carried to the roof rather
than venting out the facades to avoid numerous venting elements puncturing the
facades.

A Perforated metal panels are proposed to conceal the louvers of the air
conditioners (PTAC) for each unit and for the mechanical venting within the strip
just above the ground floor canopies. The Staff Report noted that a  pproval of the
perforated panels would be reliant on presentation of details and mo ck -ups that
illustrate the perforated panels adequately conceal the mechanical units behind.

Atthe March 16, 2017 hearing, the  applicant presented images, samples, and a

mock -up with a photocopy of a unit behind to illustrate how the perforated panels
might conceal the mechanical units behind . Their description included painting the
inside elements that could be painted dark (the coils cannot be painted) so they
would not be visible through the perforations. However, due to lack of a mock -up
showing the real condition related to a PTAC unit , the Commission still had concerns
as to whether the perforated panels would adequate screen the unit s behind.
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Therefore, t he commission required the applicant work with staff to verify the
perforated steel will adequa _tely screen the PTAC units behind them. A condition of
approval D will be added

At the March 16, 2017 hearing, the commission also noted concern with the

resolution of the details at the main corners of the building (Exhibit C.45, Details 1,

2, and 3). Due to the massing of the building , these corners play a prominent role in
the overall design , and resolution of the details  at these corners is critical . At the two
west building corners,t he commission required the applicant work with staff to
ensure tha t mortar is not exposed at the acute corner (C.45, Detail 2) . The
Commission also noted concern  about the large gap created where the thin brick
terminates against the  metal trim at the junction with the metal siding . At the two
east building corners, the commission required the applicant work with staff to

reduce the open gap where the thin brick meets the metal trim of the metal siding
(C.45, Detail 3). A condition of approval E will be added.

With Conditions of approval D and E, this quideline is met.

C10-1. Use Masonry Materials. Except for window glazing, use masonry types of

materials as the predominant exterior material for building walls. Use modular stone or

masonry materials on the building base or first floor of buildings whenever possible.

C10 -2. Design Exterior Building Walls that are Transparent in Glazed areas and

Sculptural in Surface. Design exterior building walls that are transparent or translucent

in the glazed areas and which are textural, sculptural and articulated in surface characte r.
C10-3. Use Light Colors.  The use of light color values is preferred for the predominant

exterior building materials. Darker value materials should be used to accent or articulate

the design.

C4. Complement the Context of Existing Buildings. Complement the context of
existing buildings by using and adding to the local design vocabulary.

C5. Design for Coherency. Integrate the different building and design elements

including, but not limited to, construction materials, roofs, entrances, as well as window ,
door, sign, and lighting systems, to achieve a coherent composition.

Findings for C10-1, C10 -2, C10 -3, C4, and C5 : As a whole, the project utilizes
program, mass and texture to successfully unify the building as a whole, and to
connect it to its central  Lloyd District location.

The program offers an active ground level program of retail, main residential lobby,
and access -way to a semi -public courtyard that ties the building to its busy location,
which is notable located along both MAX and streetcar li nes.

The facades are sculptural in both massing and texture. The mass of the building
undulates in plan, adding a sculptural scale to the long facade along Grand Avenue.
The different depths required for the one -bedroom and studio apartments drive the
undulating facades above and the ground level below follows this form and creates
wider pockets for retail use.

Textural street facades are created by two thicknesses of thin brick arranged in a

woven pattern with approximately an inch of relief between the two types of bricks.
Windows are grouped together in pairs of two with varying widths between the

windows. While only two actual windows sizes are used, the groupings create

varying sizes of openings in the brick fagade. The windows have been carefull y placed
so that all of the fixed windows stack from floor to floor on the facade, giving order to

pattern. To respect the architectural integrity of the district, the patterned brick

facades will be primarily be a light colored thin brick veneer with ligh t colored metal
panels.
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At the DAR hearing on October 20, 2016, the Design Commissioners asked for

further study of the east elevations and their the relationship to the adjacent

buildings. In response, the applicant advised that the east and courtyard f acades will
be clad in a 22 gauge silver metal panel in two shapes of chevron profiles that

compliments the light colored brick and that creates a gradient pattern similar to the

pattern on the north, south and west elevations. See Exhibits C.33 and A.10.

This project provides a landscaped courtyard in the middle of the block adjacent to
the neighboring buildings with th ree large trees to create focal points. While the
courtyard does not align perfectly with the Cascadian Court courtyard, the applicant
advises that it will provide significant separation between the buildings and allow for
views and daylight. See Exhibits C.00 for site plan of adjacent buildings on the block
and Exhibit C.33 for  the e ast elevation.

Therefore, these guidelines are met.

C6. Develop Transitions between Buildings and Public Spaces. Develop transitions
between private development and public open space. Use site design features such as
movement zones, landscape elements, gathering places, and seating opportunities to
develop tran sition areas where private development directly abuts a dedicated public open
space.

Findings: The project incorporates a series of formal and programmatic and formal
amenities to create transition spaces moving from the public right -of-way and semi -
pub lic spaces within the site, into and through the building.

A Landscaping and benches in the furnishings zone will buffer pedestrians from the
busy traffic along Grand.

A Building setbacks and extended canopies provide protection at all frontages.

A Recessed ret ail and lobby entries and the mid -block access -way will provide areas
to pause before entering primary circulation routes.

A The mid -block access -way and landscaped courtyard provide semi -public spaces
to support ground level retail and corresponding activi ties as well as an outside
amenity for the residential uses above.

Therefore, this guideline is met.

C7. Design Corners that Build Active Intersections. Use design elements including,
but not limited to, varying building heights, changes in fagade plane, large windows,
awnings, canopies, marquees, signs and pedestrian entrances to highlight building

corners. Locate flexible sidewalk  -level retail opportunities at building corners. Locate
stairs, elevators, and other upper floor building access points towar d the middle of the
block.

Findings for C7: Retail uses wrap the base of the building with large storefront

glazing setback from property lines, while the residential units above locate their

more public living areas at the corners, to promote transpar ency and connections of

activity from inside to outside. The buildingds gro
unified as continuous storefront with low concrete bulkheads anchoring the glazing.

The bui | diblogckaccessnival features bike commuter acces s via direct access

into a lobby and elevator to the long ~ -term bike parking room in the basement below.

The retail spaces anchor corners at both Holladay and Hassalo, thereby wrapping the

ground floor frontage in activity.
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Therefore, this guideline is met

C8. Differentiate the Sidewalk -Level of Buildings. Differentiate the sidewalk -level of the
building from the middle and top by using elements including, but not limited to, different

exterior materials, awnings, signs, and large windows.

C6-1. Step Ba ck Upper Building Floors along Holladay Street. Along Holladay Street
from 1 st to 13 t Avenues, locate building bases along the build -to lines while setting upper
floors of tall buildings back from the street.

Findings for C8 & C6  -1: The sidewalk level i s differentiated from the  upper levels
through form and materials. The ground level of the building is recessed varying

depths from the upper levels. The upper fagade is primarily brick with punched

openings, contrasting with the predominately glazed groun d level facade.

With reference to the requirement to step back the upper floors along Holladay, at

the DAR hearing it was noted that only 2 existing buildings provide this step back at

the higher level, and both are larger buildings with a tower over a p odium on the
south side of the street: oneisa 19  -story tower and the other is a 20 story tower. For
this proposed12 -story development, the Design Commission supported the proposed
reverse relationship with a set back ground level rather than upper levels . The
Commission felt that the highly glazed, stepped -back frontage at the ground level
created a successful response to the MAX line along Holladay, and better met other
guidelines, include those that relate to activating and supporting the pedestrian

realm.

Therefore, these guidelines are met.

C9. Develop Flexible Sidewalk -Level Spaces. Develop flexible spaces at the sidewalk -
level of buildings to accommodate a variety of active uses.

Findings for C9: Care has been taken to provide flexible spaces at t he sidewalk -

level to accommodate a variety of active uses. The retail units along Grand Avenue

have-046006deep interiors which can accommodate a varie
the-O#66grade change across the site, theightsground fl oo
with corresponding doors located at each height. These retail spaces could be

combined into a couple of large spaces, or into five individual spaces. Grade changes

related to connecting these spaces would be addressed within the retail units

themse Ives. The mid -block accessways incorporate ramping to accommodate these

height differences at the courtyard side of the retail spaces.

Therefore, this guideline is met.

C10. Integrate Encroachments. Size and place encroachments in the public right -of -
way to visually and physically enhance the pedestrian environment. Locate permitted
skybridges toward the middle of the block, and where they will be physically unobtrusive.

Design skybridges to be visually level and transparent.

C8-1. Allow for Loading and S taging Areas on Sidewalks. On local service streets,
adjacent businesses may use the sidewalk area for temporary loading and staging as long

as pedestrian access through it is maintained.

Findings for C10 & C8  -1: The proposal includes windows that project into the

public right -of-way that exceed width allowances. As part of this review, a Design

Exception to Window Projections into the Right -of-Way (OSSC/32/#1) is requested to

increase the maximum width of the window projection
to:
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1566, -936 Ganed 6248 ong NE Grand (West Elevation);
32606 along NE Holladay (South Elevation); and,
3266 al ong NE Hassalo (North Elevation).

N N

Because these minor window projections are an integral part the sculptural form of

the building, they  contribute to the project better meeting Guidelines A4. Use
Unifying Elements, A5 -1. Develop Identifying Features, and C10  -2. Design Exterior
Building Walls that are Transparent in Glazed areas and Sculptural in Surface.

Please refer to findings below under Design Exception Request (OSSC/32/#1).

Therefore, this guideline is met.

C11. Integrate Roofs and Use Rooftops. Integrate roof function, shape, surface

materials, and colors with the buildingds overal/l desi
mechani cal equipment, penthouses, other components, and related screening elements to

enhance views of the Central Cityds skyline, as wel |l a

vantage points. Develop rooftop terraces, gardens, and associated landscaped areas to be
effective storm water management tools.

Findings for C11.: All rooftop mechanical units comply with standards for setback
and percentage coverage. Further, all rooftop mechanical units are well unified and
ganged toward the center of the block. No rooftop amenity deck is proposed as
amenity spaces are well integrated throughout all levels of the building in the form of
expansive window wall, double height spaces and large operable windows.

Therefore, this guideline is met.
(2) MODIFICATION REQUESTS (33.825)

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 rev iew 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 required to go through the adjustment process. Modifications

that are denied through design review may be requested as an adjustment through the

adjustment process. The review body will approve requested modifications if it finds that

the applicant has shown that the following approval criteria are met:

A. 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.

The following modification is requested:

Long -term Bicycle Parking (33.266.220).

A Toreduce the bike parkingspacin g wi dt hs-0for da-@ 6 2 &26spaces in the
basement level bike room;

A To reduce the requirement for the racks to accommodate a U-shaped shackle lock to

span the frame and one wheel, and allow a U -shaped shackle lock to span only one
wheel, for 240 vertically hung spaces with -in the units.
A. Better meets design guidelines. The resulting development will better meet the

applicable design guidelines.
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Findings: The project includes 366 long  -term bicycle parking spaces which
exceeds the code requirement of 362.

Bike parking spacing:  Accommodating 126 bicyc le parking spaces within a one

|l evel, standard 246 width module would consume con
upon a horizontal double -decker bikerack system wi t h 186 spacing is an ef:
use of space, and is similar to the parking systems recently ap proved in numerous

Design Reviews throughout Central City. The proposed functional and space

efficient system eases floor plan demands and results in additional opportunities

for active uses at the street level, such as lobby space and retail tenant spaces ,
which contributes to the project better meeting Guidelines A8 Contribute to a

Vibrant Streetscape and B1 Reinforce and Enhance the Pedestrian System . Therefore
this criterion is met.

Racks: For the in -unit racks, to reduce the rack requirement for a U -shaped
shackle lock to span the frame and one wheel, and allow a U -shaped shackle lock
to span only one wheel is supportable because there is already an additional level

of security within an individual unit. Additionally, allowing these racks in the units

will ease floor plan demands on the ground floor, resulting in additional

opportunities for active uses at the street, such as lobby space and retail tenant

spaces which contributes to the project better meeting Guidelines A8 Contribute to
a Vibrant Street scape and Bl Reinforce and Enhance the Pedestrian System
Therefore this criterion is met.

B. Purpose of the standard. On balance, the proposal will be consistent with the
purpose of the standard for which a modification is requested.

Purpose . These standa rds ensure that required bicycle parking is designed so that
bicycles may be securely locked without undue inconvenience and will be reasonably
safeguarded from intentional or accidental damage.

Findings: As noted above, the project includes 366 long -term bicycle parking
spaces which exceed the code requirement of 362.

Bike parking spacing: _ The proposed horizontal double -decker bike r ack system is

engineered to stagger bikes to al  low the handle bars to overlap. The upper level

bike rack has lift assist to help maneuver a bike into the upper parking position.

This allows the racks to provide the same level of service that would be provided by

a standard 246 on center spacing within an 186 spa
between adjacent bikes easesthelocki ng of a bike. A 58 minimum ai sl ¢
provided behind each bicycle rack. The rack system will be located within secure

bike storage enclosures below grade. The bicycle parking system is safe and secure,

located in a convenient area accessed via elevato r from the mid -block access -way,

and is designed to avoid initial or accidental damage to bicycles, so the proposal is

consistent with the purpose statement of the bicycle parking standards.

Racks: For the in -unit racks, the reduced requirement of a high security, U -shaped
shackle lock spanning just one wheel rather than the required frame and one

wheel is reasonable, given the secure location of the bike rack within an individual

unit. This criterion is met.

This Modification meets the approval criteri a and therefore merits approval.

(3) DESIGN EXCEPTION REQUEST (OSSC/32/#1)
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Windows that project into the public right -of-way are allowed a maxi mum width
When approved through design review, the width may vary. The proposal includes the

followingpr oj ecti ng windows that are over the maxi mum width
A WestElevation 8t hr ee wi n déoow,s-9306108 & &4 62 MG d e ,

A South Elevation done wi nd®w, w3 A .

A North Elevaton done wi nd®w, w32 .

A. Projection. Maximum projection of 4 feet into t he right -of-way including trim, eaves
and ornament.

Findings: The maxi mum pr o-l & 6This Qriterion is me2. &

B. Clearance . Clearance above grade as defined in Chapter 32, Section 3202.3.2 of the
current Oregon Structural Specialty Code. (The 2004 edition of the Oregon Structural
Specialty Code states that no projection is allowed for clearances less than 8 feet above
grade. For clearances above grade greater than 8 feet, 1 inch of projection is allowed for

each additional inch of clearance, pr ovided that no such projection shall exceed a distance
of 4 feet.)

Findings: Mi ni mum cl earances above grade are above 120.
above gra® ias 1h&@ NW corner of Gr#&md Awhenue, 500
maxi mum pr oj et 1 dosCriterion iLntet.

C. Area. Maximum wall area of all windows which project into public right -of-way on a
wal | is 40% of the wallds area.

Findings:  Projecting wall areas are under 40%. (South Elevation is 35%, West
Elevation is 38%, and North Elevation is 35%). This Criterion is met.

D. Wall Length.  Maximum width of any single window which projects into public right -of-
way is 50% of its building wall length.

Findings: Projecting wall lengths are under 50%. (South Elevation is 38%, West
Elevation is 37% , and North Elevation is 38%). This Criterion is met.

E. Window Area. Minimum of 30% window area at the face of the projecting window
element. Projections greater than 2 feet 6 inches must have windows at all sides. Required
side windows must be a minimum of 10% of side walls.

Findings: Windows areas exceed 30% on all projecting wall faces. (South Elevation
is 31%, West Elevation is 35%, and North Elevation is 31%). The window
projections all have windows on all sides. This Criterion is met.

F. Width. Maximum width of 12 feet for each projecting window element. When approved

through Design Review, the width may vary provided the area of all windows on a wall

which project into public right of way does not exceed
ofany si ngl e projecting window el ement does not exceed 5C¢C

Findings: The proposed oriel projections are as follows:

A West El evat i6dn -98t6da 1 ®24d de each.
A South Elevat#ibowiide. 326

A North Eleva6bdbowi de. 328
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The window projections comply with Criteria A -E above, however they also all

exceed the maximum 1286 width allowed. This Criter:i
with (1) compliance with standards C and D, and (2) a favorable recommendation

through Design Review. Standards C and D are met. With regard to Design Review

consideration, the window projections are triangular in shape and taper back to

inside the property lines, which reduces the visual impact of the projections.

Additionally, the bottom  of each window is high above the sidewalks, a minimum of

126 above grade, so they wil!/l not feel heavy over|
pedestrian realm.

The projecting oriel |l engths exceed the 1206 foot s
sculptural treatment of  the undulating facades. The increased length of the

proposed projecting window allows the undulating form of the building massing.

With regard to Design Review consideration, side windows are typical of bays and

traditional oori el 6 wightahgedwindovhprojeetionslieing t he s

proposed are not bays in the traditional sense. Instead, they are more integral part

the sculptural form of the building, which contribute to the project better meeting

Guidelines A4. Use Unifying Elements, A5-1. Develop Identifying Features, and C10 -

2. Design Exterior Building Walls that are Transparent in Glazed areas and

Sculptural in Surface. Approval of this requested exception is granted.

G. Separation.  Minimum separation of 12 feet measured from other projectin g window

elements on the same elevation or plane of wall. When approved through Design Review,

required separation may vary provided the area of all projecting window elements on a wall

does not exceed 40% of the wall 6s gectegwindowd t he wi dth o
element over theright -of-way does not exceed 50% of its building wse

Findings:  This criterion only applies to the West Elevation, which has three oriel
projections. The separationd40betawea@eémhstitegonor i el s ar
is met.

This Exception meets the approval criteria and therefore merits approval.

DEVELOPMENT STANDARD S

Unless specifically required in the approval criteria listed above, this proposal does not
have to meet the development standards in ord er 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 app roval of a building or zoning permit.

CONCLUSIONS

The design review process exists to promote the conservation, enhancement, and

continued vitality of areas of the City with special scenic, architectural, or cultural value.

This project emphasizes activa tion and enhancement of the pedestrian realm, connections
to the natural environment, and a material pallet that visually captures the flavor of the

Lloyd District and surrounding area. The active program and the sculptural massing and
building textures co nnect this proposal to its location. The project employs quality and
durable materials and incorporates detailing that will ensure longevity and minimize
weathering over time.

This is a smart project from every angle: the partnership, the concept of buil ding, the
massing, the active ground floor programming, the mix of market -rate and affordable
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units , and the materials and details  are all exceptional. Thisisan e xtremely sophisticated
proposal , and t he result is something beyond the sum of its parts. The proposal meets the
applicable design guidelines and modification criteria and therefore warrants approval.

DESIGN COMMISSION DE CISION

It is the decision of the Design Commission to approve Design Review for a new 12 -story,
mixed -use building with 7,500 square feet of ground floor retail and 240 market rate and
affordable residential units above, in the Lloyd Subdistrict of the Central City Plan District.

Approval of t he following three additional reviews:

1. Modification to Long-term Bike Parking Standa rds (33.266.220)
A Toreduce the bike parking spacing widths f r o mO @ 6t-® 6 ,1 A26spaces in the
basement level bike room; and,
A Toreduce the rack requirement to accommodate a U-shaped shackle lock to span
the frame and one wheel, and allow a U -shape d shackle lock to span only one
wheel, for 240 vertically hung spaces with -in the units.

2. Exception to Window Projections into the Right -of-Way (OSSC/32/#1) to increase the
maxi mum width of the oriel window projections from 1
A 15603660 aneét624d ong NE Grand (West Elevation);
A 3260 al ong NE Holl aday (South Elevation); and,
A 3266 along NE Hassalo (North Elevation).

3. Non-standard improvements inthe Right -of-Way along NE Grand Avenue to include
continuous landscape and benches in the furnishing zone.

Approvals per Exhibits C.1  -C-52, signed, stamped, and dated  March 2 4, 2017 , subject to
the following conditions:

A. As part of the building permit application submittal, the following development -related
conditions (B & E) must be n oted 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 | abe N®&NGC@VPIOANCE PAGE - Case File LU 16 -287887 DzZM. All
requirements must be graphically represent ed on the site plan, landscape, or other
reqguired plan and must be | abeled OREQUI RED. 6

B. At the time of building permit submittal, a signed Certificate of Compliance form
(https://www.portlando regon.gov/bds/article/623658 ) must be submitted to ensure
the permit plans comply with the Design/Historic Resource Review decision and
approved exhibits.

C. No field changes allowed.
D. The perforated steel will screen the mechanical units behind them.
E. At the two west building corners, the mortar shall not be exposed at the acute corner,

and, at the two east building corners, the gap where the thin brick meets the metal
trim shall be lessthan1 -3/ 46 .
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David Wark, Design Commission Chair

Application Filed: December 19, 20 16 Decision Rendered: March 16, 2017
Decision Filed: March 17, 2017 Decision Mailed: March 2 8, 2017

About this Decision. This land u se 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 submitte don
December 19, 2016, and was determined to be complete on January 20, 2016

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

th e 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 December
19, 2016

ORS 227.178 states the City must issue a final decision on Land Use Review ap plications
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
waived the 120 -day review period, as stated with Exhibit A.2. Unless fur ther extended by
the applicant, the 120 days will expire on January 20, 2018.

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 appl icant to show that the approval criteria are met. This report is the final decision of
the Design Commission with input from other City and public agencies.

Conditions of Approval. This approval 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 ele ments 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

revi ews. As used in the conddludastheapplicant forghist er m oappl i ca
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 t o this land use review.

Appeal of this decision. This decision is final unless appealed to City Council, who will

hold a public hearing. Appeals must be filed by 4:30 pm on April 11,2017 at 1900 SW
Fourth Ave. Appeals can be filed at the 5 th floor rec eption desk of 1900 SW 4 t Avenue
Monday through Friday between 8:00 am and 4:30 pm. Information and assistance in

filing an appeal is available from the Bureau of Development Services in the Development
Services Center or the staff planner on this case. You may review the file on this case by
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appointment at, 1900 SW Fourth Avenue, Suite 5000, Portland, Oregon 97201. Please call
the file review line at 503  -823-7617 for an appointment.

If this decision is appealed, a hearing will be scheduled and you wil | be notified of the date
and time of the hearing. The decision of City Council is final; any further appeal is to the
Oregon Land Use Board of Appeals (LUBA).

Upon submission of their application, the applicant for this land use review chose to waive
th e 120 -day time frame in which the City must render a decision. This additional time
allows for any appeal of this proposal to be held as an evidentiary hearing, one in which
new evidence can be submitted to City Council.

Who can appeal:  You may appeal t he decision only if you have written a letter which was
received before the close of the record at the hearing or if you testified at the hearing, or if
you are the property owner or applicant. Appeals must be filed within 14 days of the

decision . An app eal fee of $5,000 .00 will be charged (one -half of the application fee
for this case).

Neighborhood associations may qualify for a waiver of the appeal fee. Additional

information on how to file and the deadline for filing an appeal will be included with the
decision. Assistance in filing the appeal and information on fee waivers are available from

the Bureau of Development Services in the Development Services Center, 1900 SW Fourth
Ave., First Floor. Fee waivers for neighborhood associations require a vote of the
authorized body of your association. Please see appeal form for additional information.

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 pr ior 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.

1 Unless appealed, The final decision may be recorded on or after April 12,2017 0 (the
day followingt he last day to appeal).
1 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:

1 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 Multhomah 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.

1 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 Multhomah County Recorder to
the County Recordero6s of fi c eaeBodevad #5%, Partlanb 0 1 SE Hawt h
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
For further information on your recording documents please call the Bure au 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.
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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 perm it
must be obtained before carrying out this project. At the time they apply for a permit,

permittees must demonstrate compliance with:

1  All conditions imposed here.

1  All applicable development standards, unless specifically exempted as part of this

land us e review.

All requirements of the building code.

All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.

f
il

Grace Jeffreys
March 2 4, 2017

The Bureau of Development Service s 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).

EXHIBITS & NOT ATTACHED UNLESS INICATED

A. Appl i cantds Statement
Initial application submission & narrative and drawings, 12/19/16
Cutsheets, 12/23/16
Request for an Evidentiary hearing, 1/5/17
Revised Narrative, 2/10/17
Revised Cutsheets, 2/10/17
Email regarding bike racks, 1/27/17
Email regarding n  arrative, non -standard improvements, and gates, 3/6/17
Appendix & Site, Concept, Renderings and Diagrams, 3/2/17
. Cutsheets, March 2, 2017
B. Zoning Map (attached)
C. Plan & Drawings

0. Site Plan (attached)

1. through 2. Civil

10. through 12. Landscape

21. through 2 5. Plans

30. through 37. Elevations and Sections (C.30, 31, 32, 33 attached)

40. through 45. Details

50. Lighting

51. Bicycle Parking

52. Cutsheets (16 pages)
D. Natification information:

1. Request for response

N~ wNE

2. Posting letter sent to applicant
3. Notice to be po sted
4. Applicantds statement certifying posting
5. Mailed notice
6. Mailing list
E. Agency Responses:
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Bureau of Environmental Services
Bureau of Transportation Engineering and Development Review
Water Bureau
Fire Bureau
Bureau of Parks, Forestry Division
Site De velopment Review Section of BDS
. Life Safety Review Section of BDS
etters
Cassidy Bolger, Lloyd District Community Association, 3/6/17
ther
Original LUR Application
Request for response, 12/28/16
Pre-application Conference notes, held on 11/18/15
Design A dvice Request summary notes, 8/9/16
Incomplete letter, 11/23/16
PBOT RFC response, 1/31/17
H. (Received before 1st hearing on March 16, 2017)

CNoOALNMDE

ougprpwndERQOR

1. Staff Report for first hearing, 3/7/17
2. Staff Memo for first hearing, 3/7/17
3. Letter from Edward Mickle, 3/15/17
(Received at 1st hearing on March 16, 2017)
4. Staff Presentation, 3/16/17
5. Applicant Presentation, 3/16/16
6. Public Testimony from first hearing, 3/16/17
7. Photos from adjacent owner, Brian Haug , handed at hearing, 3/16/17
8. Images of sample boards from hearing, 3/1 6/17
9. Staff Notes from first hearing, 3/16/17
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