Date:

October 12, 2017

To:

Interested Person

From:

Benjamin Nielsen, Land Use Services
503-823-7812 / Benjamin.Nielsen@portlandoregon.gov

NOTICE OF A TYPE II DECISION AND NOTICE OF A
TENTATIVE APPEAL HEARING DATE ON A PROPOSAL
IN YOUR NEIGHBORHOOD
The Bureau of Development Services has approved a proposal in your neighborhood. The
mailed copy of this document is only a summary of the decision.
The reasons for the decision are included in the version located on the BDS website
http://www.portlandonline.com/bds/index.cfm?c=46429. Click on the District Coalition then
scroll to the relevant Neighborhood, and case number. If you disagree with the decision, you
can appeal. Information on how to do so is included at the end of this decision.
If this case is appealed, the hearing for the appeal will be held Thursday, November 2, 2017 @
1:30p.m. with the Design Commission. The hearing will take place in Room 2500A, 1900 SW 4th
Avenue, Portland, OR 97201. If a timely and valid appeal is filed by the end of the appeal period
at 4:30pm on October 26, 2017, no supplemental mailed hearing notice will be sent.
If appealed, the appeal will be listed on the online Design Commission hearing agenda no later
than 5pm on Friday, October 27, 2017. Online hearing schedules are available on the BDS web
page (www.portlandoregon.gov/bds → Zoning/Land Use → Notices, Hearings, Decisions… →
Public Hearings → Design Commission Agenda). Copies of the appeal filing will be available by
contacting the case planner, Benjamin Nielsen (contact info. at top of page) on or after October 27,
2017.
This tentative appeal hearing date will be cancelled if Portland Public Schools are closed due to
inclement weather or other similar emergency. Check local television and radio reports for school
closures. The hearing will be rescheduled for the earliest possible date. A renotification notice will
not be sent. Please call the Case Planner, Benjamin Nielsen (contact info. at top of page) for
information regarding cancellations and/or rescheduling.

CASE FILE NUMBER: LU 17-179645 DZM AD – BLOCK 76
WEST
GENERAL INFORMATION
Applicant/
Representative:

Jill Asselineau, Skylab Architecture
413 SW 13th Ave, Ste 200
Portland, OR 97205
503-525-9315
Jill@Skylabarchitecture.Com
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Owner:

Jeff Pickhardt, Key Development Corporation
501 Portway Ave, Suite 308
Hood River, OR 97031
541-318-5735
Jeff@Keydevelopment.Net

Site Address:

318 NE COUCH ST

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

BLOCK 76 LOT 1&2 TL 3300, EAST PORTLAND; BLOCK 76 LOT 3&4
TL 3400, EAST PORTLAND
R226505030, R226505050
1N1E34DA 03300, 1N1E34DA 03400
3030

Neighborhood:
Business District:
District Coalition:

Kerns, contact Steve Russell at 503-784-8785.
Central Eastside Industrial Council, contact ceic@ceic.cc.
Southeast Uplift, contact Leah Fisher at 503-232-0010.

Plan District:

Central City - Central Eastside

Zoning:
Case Type:

EXd – Central Employment with Design Overlay
DZM AD – Design Review with Modifications and concurrent
Adjustment Review
Type II – an administrative decision with appeal to the Design
Commission.

Procedure:

Proposal:
The applicant requests Design Review for a proposed new five-story mixed retail and office
building near the east end of the Burnside Bridge in the Central Eastside Subdistrict of the
Central City Plan District. The proposed development comprises approximately 23,600 SF of
retail and office space, with retail proposed for floors one (accessed from NE 3rd Ave), two
(accessed from NE Couch St and E Burnside), and three, and office uses proposed on the top
two floors. A large plaza area is proposed at the south and east sides of the site with frontage
along NE Couch St and E Burnside St. A smaller, enclosed plaza area is proposed at the
northwest corner of the site and will have a stair connection to NE Couch Ct. A new stairway is
also proposed to connect from E Burnside St to NE 3rd Ave at the southwest edge of the site.
The applicant also requests one Modification to zoning code site-related development
standards:
1) 33.140.215.C – Maximum building setbacks: To allow the building to be set back more
than the maximum allowed 10’-0” along the NE Couch St and E Burnside St frontages.
The proposed building will be set back up to approximately 43’ from the E Burnside St
lot line and up to approximately 21’ from the NE Couch St lot line.
The applicant also requests a concurrent Adjustment Review to zoning code use-related
development standards:
1) 33.266.310.C – Number of loading spaces: To reduce the number of on-site loading
spaces from the required one “Standard A” to zero.
Design review is required for proposed new development and modifications to development
standards in the “d” Design Overlay zone of the Central City Plan District. Adjustment review is
required for proposed adjustments to zoning code use-related development standards.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33. The
relevant criteria are:



33.825 Design Review
33.825.040 Modifications That Will Better



Central City Fundamental Design
Guidelines
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Special Design Guidelines for the Design
Zone of the Central Eastside District of the
Central City Plan

ANALYSIS
Site and Vicinity: Block 76W is located immediately north of the Burnside Bridge and is
bounded by NE 3rd Avenue on the west [City Bikeway, local service all other modes], NE Couch
Street on the east [City Bikeway, local service all other modes], NE Couch Court, a pedestrianand bicycle-only street, on the north [Major City Traffic Street, Regional Main Street, Major
Transit Priority Street, City Walkway, Major Emergency Response Street, Freight District Street],
and E Burnside Street on the south [Major City Traffic Street, Regional Main Street, Major Transit
Priority Street, City Walkway, City Bikeway, Major Emergency Response Street, Freight District
Street]. The western half of the original Block 76, which was divided when the
Burnside/Couch couplet was added, is vacant. Surrounding development includes the Yard
building to the west, the Slate to the north, and the Fair-Haired Dumbbell across NE Couch St.
The Burnside Skate Park is under the Burnside Bridge. The Convention Plaza (now known as
the Exchange Building) and its associated parking are to the northwest. Industrial, warehouse
and distribution uses operate west of the site and further north and south in this freight
district. Commercial development exists east of the site along NE MLK Jr. Blvd and NE Grand
Ave.
The site is part of the Burnside Bridgehead redevelopment area; in 2010, the Portland
Development Commission generated a Framework Plan for this key site. The site sits at the
intersection of the Willamette River and Burnside Street and stands at the threshold of
becoming a vibrant center of life and commerce and a critical link between the Eastside and the
Westside of Portland’s Central City. Beginning on the northern edge of the Burnside Bridge the
site is geographically and historically connected to the major commercial and industrial arterial
for the region, the Willamette River. The surrounding vicinity includes light industrial,
restaurants, start-up businesses, and has recently undergone infrastructural investments of
the East Burnside/Couch couplet and Streetcar Loop.
Zoning: The Central Employment (EX) zone allows mixed uses and is intended for areas in the
center of the City that have predominantly industrial-type development. The intent of the zone
is to allow industrial and commercial uses which need a central location. Residential uses are
allowed, but are not intended to predominate or set development standards for other uses in
the area.
The “d” 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 design 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.
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 area. The site is within the Central
Eastside Subdistrict of this plan district.
Land Use History: City records indicate that there are a number of prior land use reviews that
are associated with this site; however, most of these decisions will not affect redevelopment of
the site.
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LU 06-103735 ZC – Zoning Map Amendment approval from IG1, General Industrial 1 to EXd,
Central Employment zone for multiple properties around the Burnside Bridgehead. The
following condition of approval was included that applies to Type III Design Reviews:
C. In addition to documenting compliance with applicable Zoning Code requirements, all Type
III Design Review applications submitted for new development/redevelopment on the site
must include:
1. A description of the proposed development, with floor area calculations by land use and
dwelling unit counts;
2. The estimated net new trips generated by the proposed development;
3. Information on the existing and remaining available dwelling units and square feet for
each land use, per the Land Use Allocation and Allowable Trades table identified under
Condition B;
4. Confirmation that the existing net new site-generated trips plus proposed trips falls
within the parameters of the Land Use Allocation and Allowable Trades table.
Staff notes that the condition of approval applies to multiple properties in the area that were
rezoned from IG1 to EXd, all of which have since been developed. Also, even though the review
type for the currently-proposed building is a Type II review rather than a Type III review, the
proposal is similar in area (now approx. 23,600 SF instead of 20,471 SF) and identical in use to
the proposal approved in LU 15-204013 DZM AD (a mixture of office and retail uses), described
below.
LU 15-204013 DZM AD – Design Review approval with one Modification and one Adjustment for
a proposed 5-story commercial building with retail and office spaces totaling 20,471 SF.
Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed on July 24, 2017.












The Bureau of Environmental Services responded with no objections and with
comments about available sanitary sewer service and stormwater management
requirements. Please see Exhibit E-1 for additional details.
The Bureau of Transportation Engineering responded with no objections and with a
recommendation of approval for the requested loading Adjustment. Please see Exhibit
E-2 and Findings for Adjustment #1 for additional details.
The Water Bureau responded with no objections to the proposal and with information
about available water service to the site. Please see Exhibit E-3 for additional details.
The Fire Bureau responded with a comment stating that all applicable Fire Codes must
be met at the time of permit review and development. Please see Exhibit E-4 for
additional details.
The Site Development Section of BDS responded with comments about geotechnical
submittal requirements and erosion control requirements. Please see Exhibit E-5 for
additional details.
The Life Safety Review Section of BDS responded with general life safety comments; the
applicant has attended a Preliminary Life Safety Meeting to discuss building code
requirements. Please see Exhibit E-6 for additional details.

Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on July 24,
2017. Two written response have been received from either the Neighborhood Association or
notified property owners in response to the proposal.

Ae-young Lee, PE, Multnomah County Transportation Division – Bridges, 07/31 –
08/04/2017. A series of emails discussing potential impacts of the development on
construction within the county’s bridge right-of-way along E Burnside and potential
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impacts on the Burnside Bridge. The letter included a list of submittals required for
issuance of a construction permit.
Ae-young Lee, PE, Multnomah County Transportation Division – Bridges, 08/11 –
08/16/2017. A series of emails discussing potential impacts to the county right-of-way
and the Burnside Bridge. Ae-young stated that the project will require a County permit
and ongoing monitoring of construction in close proximity to the bridge end bent and
traffic controls in the area.

Staff forwarded both sets of emails to the applicant and confirmed that the applicant has been in
contact with Ae-young Lee and Multnomah County. A county-issued construction permit, separate
from required city permits, will be required.

ZONING CODE APPROVAL CRITERIA
(1) 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 certain
cases to review public and private projects to ensure that they are of a high design quality.
Section 33.825.055, Design Review Approval Criteria
A design review application will be approved if the review body finds the applicant to have
shown that the proposal complies with the design guidelines for the area.
Findings: The site is designated with design overlay zoning (d), therefore the proposal
requires Design Review approval. Because the site is located generally within the Central
City Plan District, the applicable design guidelines are the Central City Plan Fundamental
Design Guidelines. As the site is also specifically located within the Design Zone of the
Central Eastside District, the Special Design Guidelines for the Design Zone of the Central
Eastside District of the Central City Plan also apply.
Special Design Guidelines for the Design Zone of the Central Eastside District of
the Central City Plan and Central City Fundamental Design Guidelines
The Central Eastside is a unique neighborhood. The property and business owners are proud of
the district’s heritage and service to the community and region. Light industry,
distribution/warehousing, and transportation are important components of the district’s
personality. To the general public, retail stores and commercial businesses provide the central
focus within the district.
The underlying urban design objective for the Central Eastside is to capitalize on and
emphasize its unique assets in a manner that is respectful, supportive, creative and compatible
with each area as a whole. Part of the charm and character of the Central Eastside District,
which should be celebrated, is its eclectic mixture of building types and uses. An additional
strength, which should be built on, is the pattern of pedestrian friendly retail uses on Grand
Avenue, East Burnside and Morrison Streets, as well as portions of 11th and 12th Avenues.
The Central City Fundamental Design Guidelines focus on four general categories. (A) Portland
Personality, addresses design issues and elements that reinforce and enhance Portland’s
character. (B) Pedestrian Emphasis, addresses design issues and elements that contribute to
a successful pedestrian environment. (C) Project Design, addresses specific building
characteristics and their relationships to the public environment. (D) Special Areas, provides
design guidelines for the four special areas of the Central City.
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Central Eastside Design Goals
The following goals and objectives define the urban design vision for new development
and other improvements in the Central Eastside
• Encourage the special distinction and identity of the design review areas of the
Central Eastside District.
• Provide continuity between the Central Eastside and the Lloyd District.
• Provide continuity between the Central Eastside and the river, downtown, and
adjacent residential neighborhoods.
• Enhance 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 all 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 the character of the Central City’s districts;
4.
Promote the development of diversity and areas of special character within the Central
City;
5.
Establish an urban design relationship between the Central City’s districts and the
Central City as a whole;
6.
Provide for a pleasant, rich and diverse pedestrian experience for pedestrians;
7.
Provide for the humanization of the Central City through promotion of the arts;
8.
Assist in creating a 24-hour Central City which is safe, humane and prosperous;
9.
Ensure that new development is at a human scale and that it relates to the scale and
desired character of its setting and the Central City as a whole.
Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project.
A1. Integrate the River. Orient architectural and landscape elements including, but not
limited to, lobbies, entries, balconies, terraces, and outdoor areas to the Willamette River and
greenway. Develop accessways for pedestrians that provide connections to the Willamette River
and greenway.
Findings: The proposal includes a small plaza area located between the new building and
NE Couch Street. This plaza opens onto the sidewalk on the approach ramp to the
Burnside Bridge and provides views towards the Bridge and the River.
Windows on the west and south sides of the development also provide views towards the
bridge and the river.
On the north side of the proposed building, a small enclosed outdoor plaza/seating area
opens onto the sidewalk along NE Couch Court. This sidewalk provides a pedestrian
connection down to NE 2nd Avenue, which is the closest pedestrians can approach to the
river from this location.
Therefore, this guideline is met.
A2. Emphasize Portland Themes. When provided, integrate Portland-related themes with the
development’s overall design concept.
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
development that build on the area’s character. Identify an area’s special features or qualities
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by integrating them into new development.
A5-3. Plan for or Incorporate Underground Utility Service. Plan for or Incorporate
Underground Utility Service to development projects.
A5-5. Incorporate Water Features. Enhance the quality of public spaces by incorporating
water features.
Findings for A2, A4, A5, A5-3, & A5-5: The project includes several features that relate
to the surrounding built and soon-to-be-built environment, as well as some Portland
themes.

The proposed building takes design cues from recently-completed buildings in its
vicinity, including the adjacent Yard building, which the proposed building echoes
in its massing, material coloring, and vertical circulation elements.

The use of common urban elements such as metal canopies, storefront windows
on the ground floors around the building, and recessed entries along both building
frontages will help to complete the local streetscape.

A new plaza area at the south end of the site, adjacent to NE Couch Street and E
Burnside Street, provides additional pedestrian space at the intersection of these
two busy streets and contributes to the unique series of open spaces created by
recently-completed and recently-approved developments around the site.
Specifically, this plaza and the proposed smaller, covered outdoor area on the
northwest side of the building add to the public realm generated by the creation
the NE Couch Street connection to E Burnside, the pedestrian plazas and streets
along NE Couch Court, a pedestrian connection along the north side of the
adjacent Slate building, a plaza at the north side of the Fair-haired Dumbbell, a
central walkway/plaza cutting between the two building masses at the Fair-haired
Dumbbell, the Burnside Skatepark located under the Burnside Bridge, and the
large curb extension and linear planter proposed as part of the 5 MLK project
along SE 3rd Ave at SE Ankeny St.

The electrical transformers will be placed in underground vaults below the
sidewalk on NE 3rd Ave to maintain the unobstructed, pedestrian-oriented
character desired in this urban area.

The stormwater planters along NE Couch Street and along the west side of the
plaza are also typical Portland water features given the city’s climate. These
planters help to define the edges and character of the new plaza.
Therefore, these guidelines are met.
A3. Respect the Portland Block Structures. Maintain and extend the traditional 200-foot
block pattern to preserve the Central City’s ratio of open space to built space. Where
superblock exist, locate public and/or private rights-of-way in a manner that reflects the 200foot block pattern, and include landscaping and seating to enhance the pedestrian
environment.
A7. Establish and Maintain a Sense of Urban Enclosure. Define public rights-of-way by
creating and maintaining a sense of urban enclosure.
Findings for A3 & A7: Block 76 was bisected as a result of the construction of
the Burnside/Couch couplet. The western remnant, which is the subject site, is
not orthogonal and is curved along its eastern and southern sides. Despite the
challenging shape, the project holds a strong line along the north and west
frontages, with the building up against the sidewalk on both elevations. While
the eastern facade is setback from the fast-moving vehicles along NE Couch
Street and E Burnside Street, the plaza area created by the setback is defined by
a linear planter along the NE Couch St sidewalk and a deep canopy that extends
out from the building on the east elevation, providing a sense of enclosure. The
plaza opens up to E Burnside on the south end, but the space is still defined by
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a stormwater planter and stair to NE 3rd Ave on its west edge, connecting E
Burnside to the sidewalk underpass below.
Therefore, these guidelines are 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 connections into
buildings’ active interior spaces from adjacent sidewalks. Use architectural elements such as
atriums, grand entries and large ground-level windows to reveal important interior spaces and
activities.
Findings: The sloped nature of the site establishes different sidewalk grades and
elevations at all four facades of the project. The project takes advantage of these spatial
relationships by creating visual and physical connections into the building’s active
interior spaces from adjacent sidewalks on the two ground floors of the building and
through a glazed central stairway. Both ground floors are defined by large areas of fullheight storefront windows that open into retail tenant spaces. Portions of glazing on the
west and east facades incorporate larger curtain wall glazing systems which further add
to the vibrancy of the streets around the site. Building setback and plaza areas along the
east and south sides of the building provide room for outdoor seating and other outdoor
activities that will bring additional vibrancy to NE Couch St and E Burnside St, both
major streets and pedestrian corridors.
Therefore, this guideline is met.
A9. Strengthen Gateways. Develop and/or strengthen gateway locations.
Findings: Block 76W is located at the Burnside Bridgehead and is part of a series of
projects at the bridgehead that together act as a gateway between the western side of the
Central City and Central Eastside neighborhoods. The Burnside Bridgehead is an
opportunity to enhance the Burnside corridor as a rich pedestrian experience rather than
a purely vehicular one. The addition of commercial space to the area will greatly enhance
the activity in the neighborhood. The building’s design and material palette will
compliment the surrounding buildings currently under construction or recently
completed in its scale, materiality, and color palette, while adding pedestrian scale
elements and spaces at ground level along NE 3rd and NE Couch Street, and NE Couch
Court, humanizing the experience.
Therefore, this guideline is met.
B1. Reinforce 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, movement zone, and
the curb. Develop pedestrian access routes to supplement the public right-of-way system
through superblocks or other large blocks.
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.
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.
Findings for B1, B2, & B3: The project supports the efforts to reestablish the
pedestrian focus in a currently vehicle-oriented area. With no parking or loading

Decision Notice for LU 17-179645 DZM AD – Block 76 West

Page 9

provided on site, all sides of the project are unobstructed and designed for
pedestrian movement. The central staircase is expressed on the building’s
exterior with a vertical column of windows on both the west and east elevations.
These windows provide visual clarity as entry points for building circulation both
vertically and through the site between NE 3rd Ave and NE Couch St.
Additional elements that will further protect the pedestrian include canopies
along the ground level, exterior lighting, and recessed entries off the sidewalk.
Louvered vents are integrated within the ground level walls on the west and east
elevations behind brick screens. The rooftop mechanical units will all be fully
screened behind a metal panel screening system that mimics the angled brick
parapet on the building.
Therefore, these guidelines are met.
B4. Provide Stopping and Viewing Places. Provide safe, comfortable places 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 face 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: The proposal includes two large areas on the site where
pedestrians may stop, socialize, and rest. The largest is the proposed plaza at the south
end of the site near the intersection of NE Couch St and E Burnside St. This plaza is
designed to accommodate outdoor café seating as well as passive seating on planter walls.
The plaza area is elevated slightly from the sidewalk along NE Couch St, but is at grade
with the sidewalk along E Burnside.
This plaza connects to the main building entry off of NE Couch St and has a long line of
ground floor storefront windows on the east and south elevations that will open onto the
plaza. A design alternate also indicates that these windows may be sliders rather than
fixed windows, which would help to further activate the plaza and connect it with the
building’s retail interior. Stormwater planters help to define the edges of the plaza on its
east and west sides, and the plaza opens out onto the sidewalk along E Burnside, opening
the plaza to the large number of pedestrians who pass by the site before or after crossing
the Burnside Bridge.
A small, partially-enclosed outdoor seating area is also proposed at the northwest corner
of the building off of the sidewalk along NE 3rd Ave. Though less public in character than
the proposed plaza, this space nevertheless provides a sheltered area for people to stop
and socialize off of the sidewalk along NE 3rd Ave and off of NE Couch Ct. Windows and a
door from the adjacent tenant space face this outdoor area, helping to activate it visually
and physically. The space is also physically connected to the sidewalks along NE Couch
St, via a small stairway, and along NE 3rd Ave, helping to ensure that the space will be
part of the overall pedestrian streetscape.
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 environment.
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 strongly recommended.
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Findings for B6 & B6-1: Long metal canopy structures are proposed along the
plaza area facing NE Couch St and E Burnside St, which will provide weather
protection for pedestrians moving through the area and into the building.
Similar metal canopies are proposed projecting over the sidewalk on the west
elevation, providing shelter from rain and weather to pedestrians on NE 3rd Ave.
Therefore, these guidelines are met.
B7. Integrate Barrier-Free Design. Integrate access systems for all people with the building’s
overall design concept.
Findings: An exterior ramp and interior elevator are used to provide an
accessible point of entry to each lobby and tenant space within and outside the
building.
Therefore, this guideline is met.
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 façades that create visual connections to
adjacent public spaces.
Findings: Full-height storefront windows allow for maximum glazing area and view
potential into and out of the building from pedestrian areas along all four sides of the
building. Large, full-height windows are also proposed on the upper three stories of the
building, and these provide additional view opportunities to the surrounding urban
context and, from the south side of the building, towards the Burnside Bridge and
Willamette River.
Therefore, this guideline is met.
C2. Promote Quality and Permanence in Development. Use design principles and building
materials that promote quality and permanence.
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.
C3-1. Design to Enhance Existing Themes in the District. Look to buildings from
throughout the district for contextual precedent. Innovation and creativity are encouraged in
design proposals, which enhance overall district character.
Findings for C2, C4, C5, & C3-1: The proposed design of Block 76 West
complements and adds to the design vocabulary that has emerged over the last
two or three years at the Burnside Bridgehead area of the Central Eastside. The
building takes direct design cues in its materiality and scale from adjacent
buildings, such as the Yard, the Slate, and the Fair-haired Dumbbell. The
proposed building sits as a dark wedge, occupying the sliver of space left over
from the re-routing of NE Couch St to connect with E Burnside. Its dark color
echoes the coloring of the Yard and the Slate buildings, both of which have dark
material coloring facing the site. The scale of the proposed building is closer to
that of the Fair-Haired Dumbbell; however, the proposed building is shorter still,
maintaining a similar proportion of height to width to the Dumbbell while also
recalling the narrow, angular tower component of the Yard.
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The building’s primary material palette consists of dark, 4”x4”x16” brick and
clear-glazed curtain wall and storefront window systems. Accents are provided
through dark, powder-coated 18-gauge steel—used above windows on the upper
stories of the building—and dark, Kynar-painted flashing and trim—which is
used on the building’s canopies and coping. Gauges of these trim and flashing
metals are not indicated, however; for larger, more visible pieces, like the coping
and canopy fascia, these should be 20-gauge minimum to insure minimal
pillowing or oil-canning. Flashings should be 22-gauge minimum for similar
reasons. On the roof, 22-gauge, perforated metal panels are proposed as part of
the mechanical screening system. These will also be finished in a dark color to
integrate the screens with the rest of the building. The canopies will be roofed
with a dark-colored, 22-gauge-thick, ribbed metal deck—a high-quality panel
that will help to integrate the canopies into the overall building expression.
Clearcoat-sealed tongue-and-groove Douglas Fir boards provide brief moments of
lightness and softness at an emergency egress alcove on the west elevation and
in soffits of the metal canopies and the soffit of the partially-enclosed outdoor
area at the northwest corner of the building. The proposed aluminum storefront
and curtain wall systems are both of high-quality, and their dark-colored frames
(where exposed on the exterior) will help to further integrate these windows into
the overall building expression.
Taken altogether, the proposed building presents a unified expression with
simple massing and reserved, well-crafted detailing ensuring quality and
coherency. The materiality and massing of the building will also help to complete
the context of development at the Burnside Bridgehead.
With the condition of approval that metal trims used at the parapet coping and as
fascia for the canopies shall be a minimum 20-guage in thickness, and that
exposed metal flashings shall be a minimum 22-gauge in thickness, these
guidelines will be 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 transition areas
where private development directly abuts a dedicated public open space.
Findings: Main entrances to the building on both the east and west elevations are
recessed off the street, providing a transition area between the sidewalk and the
building’s interior. Metal canopies on the east, west, and south elevations also help to
define the transition zone between the building’s interior and public space outside.
Landscape planters, railings, and outdoor seating areas on the east and south sides of the
building provide additional transitional space between the building and NE Couch St and
E Burnside St.
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 façade 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 toward the middle of the block.
Findings: All four corners of the building are defined at the ground floor by large areas of
full-height, clear glazing that wraps the corner of the building. Upper stories have a
pattern of alternating full-height windows that also wrap the corners at every other floor.
These large windows help to define the building’s corners and showcase the activities
happening inside. Vertical circulation is located towards the middle of the building,
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leaving the exterior edges and the corners open to flexible commercial uses—primarily
retail at the ground floors. A metal canopy wraps around the southeast corner of the
building, providing shelter in the plaza area at the corner of NE Couch St and E Burnside.
A smaller partially-enclosed outdoor area carved out of the northwest corner of the
building allows for outdoor seating at this pedestrian-oriented corner.
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.
Findings: The proposed building has two sidewalk levels—the higher level is
located on the east and south facades, the lower level is located along the west
façade, and the ground level slopes down along the north façade. Along all
facades, the sidewalk-level is defined by long expanses of full-height, clear-glazed
storefront windows and entry doors. Metal canopies located above the ground
floor windows provide further differentiation from the upper stories.
Therefore, this guideline is met.
C9. Develop Flexible Sidewalk-Level Spaces. Develop flexible spaces at the sidewalk-level of
buildings to accommodate a variety of active uses.
Findings: The proposed building includes two sidewalk-level floors: the lower facing NE
3rd Ave and the higher facing NE Couch St and E Burnside St. Both floors are
programmed with commercial retail tenant spaces. Both also incorporate large, full-height
glazing with entry doors into each tenant space. An alternative design proposal includes
sliding storefront windows on the east and west facades that allows for increased
flexibility and communication between the exterior and interior of the building.
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.
Findings: Two steel canopies project over the sidewalk along NE 3rd Ave. The maximum
projection distance is approximately 5’-0”, though this reduces down to 3’-0” on the
southern canopy, which is angled. This angle references the angles used on the building’s
parapets. Both canopies are located above the full-height windows and have simple
rectangular profiles with wood tongue-and-groove soffits. The simple detailing and
placement on the building helps to integrate them into the overall design, and their
placement along NE 3rd Ave enhances the pedestrian environment by providing weather
protection.
Therefore, this guideline is met.
C11. Integrate Roofs and Use Rooftops. Integrate roof function, shape, surface materials,
and colors with the building’s overall design concept. Size and place rooftop mechanical
equipment, penthouses, other components, and related screening elements to enhance views of
the Central City’s skyline, as well as views from other buildings or vantage points. Develop
rooftop terraces, gardens, and associated landscaped areas to be effective storm water
management tools.
Findings: The proposed building has angled parapets around its four sides, which gives it
a dynamism that relates to the angular shape of the adjacent Yard building and which

Decision Notice for LU 17-179645 DZM AD – Block 76 West

Page 13

also serves to screen rooftop mechanical units. Additional angled metal screens also work
to screen these rooftop mechanical units, and together these two screening components
help to make a coherent and well-integrated roof.
Therefore, this guideline is met.
C12. Integrate Exterior Lighting. Integrate exterior lighting and its staging or structural
components with the building’s overall design concept. Use exterior lighting to highlight the
building’s architecture, being sensitive to its impacts on the skyline at night.
Findings: Several different kinds of light fixtures are proposed around the building’s
exterior:

Small recessed wall light fixtures are proposed to be placed in the concrete planter
walls that line the plaza on the east and south sides of the building. These will
provide illumination near the ground, will be well-integrated into the walls, and
will have no impact on the skyline at night.

Recessed soffit lights are proposed under the metal canopies that project out from
the building on the east, west, and south elevations. The same fixtures are also
proposed in the soffit of the covered outdoor area at the northwest corner of the
building. These are diminutive in size relative to these building elements, will be
well-integrated into these soffits, and, since they shine downward, will have no
impact on the night skyline.

Up-and-down-casting wall-mounted fixtures are proposed in the main building
entry alcove on the west elevation. These are simple in design and dark in color,
which will match the brick proposed for the building’s exterior and helping to
integrate them into the overall design concept for the building. Impacts on the
skyline will be minimal.

Linear under-rail LED fixtures are proposed in the stairway railings. These will
provide well-integrated but vital illumination on the stairway connecting E
Burnside St to NE 3rd Ave.

One linear cove light fixture is proposed in the secondary entrance alcove on the
building’s west elevation. This is integrated into the alcove’s soffit immediately
adjacent to the two egress doors. It will have no impact on the nighttime skyline.
Therefore, this guideline is met.
C13. Integrate Signs. Integrate signs and their associated structural components with the
building’s overall design concept. Size, place, design, and light signs to not dominate the
skyline. Signs should have only a minimal presence in the Portland skyline.
C1-2. Integrate Signs.
a. Retain and restore existing signage which reinforces the history and themes of the
district, and permit new signage which reinforces the history and themes of the
East Portland Grand Avenue historic district.
b. Carefully place signs, sign supports, and sign structures to integrate with the scale,
color and articulation of the building design, while honoring the dimensional
provisions of the sign chapter of the zoning code.
c. Demonstrate how signage is one of the design elements of a new or rehabilitation
project and has been coordinated by the project designer/ architect. Submit a
Master Signage Program as a part of the project’s application for a design review.
Findings for C13 & C1-2: No signs are proposed.
Therefore, these guidelines do not apply.
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(2) MODIFICATIONS
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
required to go through the adjustment process. Modifications that are denied through design
review may be requested as an adjustment through the adjustment process. The review body
will approve requested modifications if it finds that the applicant has shown that the following
approval criteria are met:
A.
B.

Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and
Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.

Modification #1: 33.140.215.C.1 – Maximum building setbacks. To allow the building to be
set back more than the maximum allowed 10’-0” along the NE Couch St and E Burnside St
frontages. The proposed building will be set back up to approximately 43’ from the E Burnside
St lot line and up to approximately 21’ from the NE Couch St lot line.
Purpose Statement: The setback standards promote different streetscapes. The EG2 and IG2
zone setbacks promote a spacious style of development. The EG1, IG1, and EX zone
setbacks reflect the generally built-up character of these areas. The IH zone requires only a
minimal setback to separate uses from the street. The setback standards are also intended
to ensure that development will preserve light, air, and privacy for abutting residential
zones. In the EG1 and EX zones, the setback requirements along transit streets and in
Pedestrian Districts create an environment that is inviting to pedestrians and transit users.
Standard: 33.140.215.C.1.d.(3) Building setbacks on a transit street or in a Pedestrian
District. The maximum setback standards of this paragraph apply to buildings that are
enclosed on all sides.
d. Outside a Pedestrian district. Where the site is not in a Pedestrian District:
(3) Two or more intersecting transit streets. Where the site is adjacent to two or
more intersecting transit streets, Standard 2 must be met on the frontage of the
transit street with the highest classification and Standard 1 must be met on an
intersecting transit street. If two streets have the same highest classification, the
applicant may choose which street.
A.

Better meets design guidelines. The resulting development will better meet the applicable
design guidelines; and
Findings: The requested modification to increase the allowed building setback along NE
Couch St and E Burnside St allows room for the creation of additional outdoor pedestrian
space adjacent to the building. This pedestrian area and plaza will help to support retail
uses—presumably restaurant uses—along the east and south sides of the building by
providing room for outdoor seating. This will help the proposal to better meet Guidelines
A8 – Contribute to a Vibrant Streetscape, A9 – Strengthen Gateways, B4 – Provide
Stopping and Viewing Places, B5 – Make Plazas, Parks, and Open Space Successful, C7 –
Design Corners that Build Active Intersections, and C9 –Develop Flexible Sidewalk-Level
Spaces by activating the southeast corner of the building, which is located at a functional
gateway into and out of the Central Eastside.
The proposed plaza also adds to the developing, unique pedestrian open space network at
the Burnside Bridgehead, which is described in Findings for A2, A4, A5, A5-3, & A5-5.
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Therefore, this modification request helps this proposal to better meet those guidelines, as
well.
B.

Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.
Findings: The maximum setback standard is intended to create an environment that is
inviting to pedestrians and transit users. The proposed pedestrian space, planters, and
plaza that are created by exceeding the maximum setback standard creates additional
space for pedestrians between the building and the sidewalk edge. This space will likely
be used frequently by pedestrians—both those moving through the site and those who
stop. Additionally, given the high-traffic nature of the streets on this side of the building,
additional room for pedestrians will help to make the space feel more inviting. Therefore,
the purpose of the standard is met.
Therefore this Modification merits approval.

(3) CHAPTER 33.805 ADJUSTMENT REVIEW
33.805.010 Purpose
The regulations of the zoning code are designed to implement the goals and policies of the
Comprehensive Plan. These regulations apply citywide, but because of the city's diversity,
some sites are difficult to develop in compliance with the regulations. The adjustment review
process provides a mechanism by which the regulations in the zoning code may be modified if
the proposed development continues to meet the intended purpose of those regulations.
Adjustments may also be used when strict application of the zoning code's regulations would
preclude all use of a site. Adjustment reviews provide flexibility for unusual situations and
allow for alternative ways to meet the purposes of the code, while allowing the zoning code to
continue to provide certainty and rapid processing for land use applications.
The following adjustment(s) is/are requested:
 33.266.310.C – Number of loading spaces: The standard requires a minimum of one
Standard A loading space to be provided on-site. The applicant proposes to reduce the
number of on-site loading spaces from the required one “Standard A” to zero.
33.805.040 Approval Criteria
Adjustment requests will be approved if the review body finds that the applicant has shown
that approval criteria A through F have been met:
A. Granting the adjustment will equally or better meet the purpose of the regulation to be
modified.
Findings: The purpose statement for 33.266.310.C is: “A minimum number of loading
spaces are required to ensure adequate areas for loading for larger uses and developments.
These regulations ensure that the appearance of loading areas will be consistent with that
of parking areas. The regulations ensure that access to and from loading facilities will not
have a negative effect on the traffic safety or other transportation functions of the abutting
right-of-way.”
Portland Transportation/Development Review has reviewed the application for its potential
impacts regarding the public right-of-way, traffic impacts and conformance with adopted
policies, street designations, Title 33, Title 17, and for potential impacts upon
transportation services.
The site has frontage on four existing streets. Street improvements will include moving the
existing curb on NE 3rd Ave towards the centerline by approximately 4.5 feet to provide a
continuous 12-ft sidewalk corridor on NE 3rd with a 4.5-6-1.5 configuration. NE Couch
Street is improved to current City standards but lacks street trees. Installation of street
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trees within tree wells will be included in the public works permit. The site has limited
frontage on E Burnside. No improvements are required along this frontage.
The applicant has requested an adjustment to eliminate the requirement for an on-site
loading space. A loading adjustment was approved with the previous land use case (15204013). The previous approval was for a building proposed to be 20,471 SF in area, while
the currently proposed building is nearly the same size, at approximately 23,600 SF. This
proposed building has access to the loading spaces within a project across NE 3rd Ave that
are adequate to serve both sites. The applicant should not anticipate that an on-street
loading space would be provided should they request one in the future, even though the site
is located within a freight district and on-street loading frequently occurs elsewhere in the
district.
For these stated reasons, the approval criterion is met.
B. If in a residential zone, the proposal will not significantly detract from the livability or
appearance of the residential area, or if in an OS C, E, or I zone, the proposal will be
consistent with the desired character of the area.
Findings: The subject site is not located in a residential zone.
This criterion does not apply.
C. If more than one adjustment is being requested, the cumulative effect of the adjustments
results in a project which is still consistent with the overall purpose of the zone.
Findings: Only one adjustment is being requested.
This criterion does not apply.
D. City-designated scenic resources and historic resources are preserved.
Findings: No city-designated historic resources are located on the site. The landmark
Burnside Bridge is located near the site; however, no part of the proposal touches or alters
the landmark.
This criterion does not apply.
E. Any impacts resulting from the adjustment are mitigated to the extent practical; and
Findings: Loading can be accommodated in an adjacent building, or, if a loading space is
available along the street—most likely NE 3rd Ave since the other streets are high-trafficvolume streets or pedestrian and bike-only—this would be consistent with the industrial
character of the area of the Central Eastside between NE MLK Blvd and the river.
Additionally, the Special Design Guidelines for the Design Zone of the Central Eastside
District of the Central City Plan include guidelines that encourage loading to be a visible part
of the urban fabric—specifically Guidelines A2-1 – Recognize Transportation, Produce, and
Commerce as Primary Themes of East Portland and C8-1 – Allow for Loading and Staging
Areas on Sidewalks.
For these stated reasons, the approval criterion is met.
F. If in an environmental zone, the proposal has a few significant detrimental environmental
impacts on the resource and resource values as is practicable;
Findings: The subject site is not located in an environmental zone.
This criterion does not apply.
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DEVELOPMENT STANDARDS
Unless specifically required in the approval criteria listed above, this proposal does not have to
meet the development standards in order to be approved during this review process. The plans
submitted for a building or zoning permit must demonstrate that all development standards of
Title 33 can be met, or have received an Adjustment or Modification via a land use review prior
to the approval of a building or zoning permit.

CONCLUSIONS
The proposed five-story commercial office and retail building in the Central Eastside Subdistrict
of the Central City Plan District adds to the character of recent development at the Burnside
Bridgehead area with its clear, slightly-angular massing, its material expression, its groundfloor activation, and its creation of new pedestrian public spaces on-site.
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. The proposal
meets the applicable design guidelines, modification criteria, and adjustment criteria and,
therefore, warrants approval.

ADMINISTRATIVE DECISION
Approval of the proposed new five-story mixed retail and office building near the east end of the
Burnside Bridge in the Central Eastside Subdistrict of the Central City Plan District;
Approval of the following requested modification to zoning code development standards:
1) 33.140.215.C – Maximum building setbacks: To allow the building to be set back more
than the maximum allowed 10’-0” along the NE Couch St and E Burnside St frontages.
The proposed building will be set back up to approximately 43’ from the E Burnside St
lot line and up to approximately 21’ from the NE Couch St lot line; and,
Approval of the following requested adjustment to zoning code standards:
1) 33.266.310.C – Number of loading spaces: To reduce the number of on-site loading
spaces from the required one “Standard A” to zero.
All approvals per the approved site plans, Exhibits C-13 through C-62, signed and dated
10/06/2017, 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 17-179645 DZM AD." All requirements
must be graphically represented on the site plan, landscape, or other required plan and
must be labeled "REQUIRED."
B. At the time of building permit submittal, a signed Certificate of Compliance form
(https://www.portlandoregon.gov/bds/article/623658) must be submitted to ensure the
permit plans comply with the Design/Historic Resource Review decision and approved
exhibits.
C. No field changes allowed.
D. Metal trims used at the parapet coping and as fascia for the canopies shall be a minimum
20-guage in thickness, and exposed metal flashings shall be a minimum 22-gauge in
thickness.
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Staff Planner: Benjamin Nielsen
Decision rendered by: ____________________________________________ on October 6, 2017.
By authority of the Director of the Bureau of Development Services

Decision mailed: October 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 May 31,
2017, and was determined to be complete on July 18, 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 Zoning Code in effect on May 31, 2017.
ORS 227.178 states the City must issue a final decision on Land Use Review applications
within 120-days of the application being deemed complete. The 120-day review period may be
waived or extended at the request of the applicant. In this case, the applicant requested that
the 120-day review period be extended by 14 days. (Please see Exhibit G-9 for additional
details.) Unless further extended by the applicant, the 120 days will expire on: November
29, 2017.
Some of the information contained in this report was provided by the applicant.
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the
applicant to show that the approval criteria are met. The Bureau of Development Services has
independently reviewed the information submitted by the applicant and has included this
information only where the Bureau of Development Services has determined the information
satisfactorily demonstrates compliance with the applicable approval criteria. This report is the
decision of the Bureau of Development Services with input from other City and public agencies.
Conditions of Approval. If approved, this project may be subject to a number of specific
conditions, listed above. Compliance with the applicable conditions of approval must be
documented in all related permit applications. Plans and drawings submitted during the
permitting process must illustrate how applicable conditions of approval are met. Any project
elements that are specifically required by conditions of approval must be shown on the plans,
and labeled as such.
These conditions of approval run with the land, unless modified by future land use reviews.
As used in the conditions, the term “applicant” includes the applicant for this land use review,
any person undertaking development pursuant to this land use review, the proprietor of the
use or development approved by this land use review, and the current owner and future
owners of the property subject to this land use review.
Appealing this decision. This decision may be appealed to the Design Commission, which will
hold a public hearing. Appeals must be filed by 4:30 PM on October 26, 2017 at 1900 SW
Fourth Ave. Appeals can be filed at the 5th floor reception desk of 1900 SW 4th 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 the organization’s boundaries.
The vote to appeal must be in accordance with the organization’s 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.
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The file and all evidence on this case are available for your review by appointment only. Please
call the Request Line at our office, 1900 SW Fourth Avenue, Suite 5000, phone 503-823-7617,
to schedule an appointment. I can provide some information over the phone. Copies of all
information in the file can be obtained for a fee equal to the cost of services. Additional
information about the City of Portland, city bureaus, and a digital copy of the Portland Zoning
Code is available on the internet at www.portlandonline.com.
Attending the hearing. If this decision is appealed, a hearing will be scheduled, and you will
be notified of the date and time of the hearing. The decision of the Design Commission is final;
any further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within 21
days of the date of mailing the decision, pursuant to ORS 197.620 and 197.830. Contact LUBA
at 775 Summer St NE, Suite 330, Salem, Oregon 97301-1283, or phone 1-503-373-1265 for
further information.
Failure to raise an issue by the close of the record at or following the final hearing on this case,
in person or by letter, may preclude an appeal to the Land Use Board of Appeals (LUBA) on that
issue. Also, if you do not raise an issue with enough specificity to give the Design Commission
an opportunity to respond to it, that also may preclude an appeal to LUBA on that issue.
Recording the final decision.
If this Land Use Review is approved the final decision will be recorded with the Multnomah
County Recorder.
• Unless appealed, the final decision will be recorded after October 27, 2017 by the Bureau
of Development Services.
The applicant, builder, or a representative does not need to record the final decision with the
Multnomah County Recorder.
For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503-823-0625.
Expiration of this approval. An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.
Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.
Applying for your permits. A building permit, occupancy permit, or development permit may
be required before carrying out an approved project. At the time they apply for a permit,
permittees must demonstrate compliance with:
•
•
•
•

All conditions imposed herein;
All applicable development standards, unless specifically exempted as part of this land use
review;
All requirements of the building code; and
All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.
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EXHIBITS
NOT ATTACHED UNLESS INDICATED
A. Applicant’s Submittals
1. Original Drawing Set
2. Original Narrative
3. Original Stormwater Report
4. Revised Drawing Set, dated 07/17/2017 and received 07/18/2017
5. Land Use Review Response, dated 07/17/2017 and received 07/18/2017
6. Revised Stormwater Report, dated 07/14/2017 and received 07/18/2017
7. Revised Bike Parking, Lighting/RCP, and Floor Plans, dated 07/17/2017 and received
07/26/2017
8. Revised Bike Parking Plan, dated 07/17/2017 and received 07/31/2017
9. Revised Plans and Elevations, dated 07/17/2017 and received 09/07/2017
B. Zoning Map (attached)
C. Plans/Drawings:
1-12. Not used.
13.
Bike Parking Summary
14-17. Not used.
18.
Site Survey
19-20. Not used.
21.
Proposed Grading Plan
22.
Utility Plan
23.
Stormwater Plan
24.
Landscape Plan
25.
Landscape Plan
26.
Lighting Site & RCP Plans
27.
Floor Plan: Level 01 (attached)
28.
Floor Plan: Level 02 (attached)
29.
Floor Plan: Level 03
30.
Floor Plan: Level 04
31.
Floor Plan: Level 05
32.
Floor Plans: Roof
33.
Exterior Elevations – North Elevation (attached)
34.
Exterior Elevations – East Elevation (attached)
35.
Exterior Elevations – South Elevation (attached)
36.
Exterior Elevations – West Elevation (attached)
37.
Building Sections
38.
Building Sections
39.
Wall Sections / Enlarged Elevations
40.
Wall Sections / Enlarged Elevations
41.
Wall Sections / Enlarged Elevations
42.
Wall Sections / Enlarged Elevations
43.
Additional Details
44.
Additional Details
45.
Additional Details
46.
Additional Details
47.
Additional Details
48.
Material Palette
49.
Specifications: Bike Racks
50.
Specifications: Lighting
51.
Specifications: Lighting
52.
Specifications: Lighting
53.
Specifications: Window Systems
54.
Specifications: Window Systems
55.
Specifications: Window Systems
56.
Specifications: Window Systems
57.
Specifications: Metal Panel
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E.

F.

G.
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58.
Specifications: Metal Panel
59.
Specifications: Metal Screen / Louvers
60.
Specifications: Rooftop Mechanical
61.
Specifications: Rooftop Mechanical
62.
Additional Exterior Elevations
Notification information:
1. Mailing list
2. Mailed notice
Agency Responses:
1. Bureau of Environmental Services
2. Bureau of Transportation Engineering and Development Review
3. Water Bureau
4. Fire Bureau
5. Site Development Review Section of BDS
6. Life Safety Review Section of BDS
Correspondence:
1. Ae-young Lee, PE, Multnomah County Transportation Division – Bridges, 07/31 –
08/04/2017, emails about county permits and right-of-way
2. Ae-young Lee, PE, Multnomah County Transportation Division – Bridges, 08/11 –
08/16/2017, emails about county permits and right-of-way
Other:
1. Original LU Application
2. Incomplete Application Letter
3. Invoice for Modification and Adjustment request, 07/17/2017
4. Email from staff re: design revisions, sent 07/18/2017
5. Email from Jennifer Martin in response to staff email, received 07/19/2017
6. Email from Jill Asselineau, re: county comments, trees along plaza, and stair, received
08/22/2017
7. Email from Jill Asselineau, re: structural issues with canopy framing, received
08/24/2017
8. Email from Jill Asselineau, re: timeline for submitting canopy revisions and perspective
drawing, received 09/05/2017
9. Signed Extension to 120-day Review Period, dated and received 09/06/2017

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).

