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The applicant requests a Type Il Design Review for a 200" tall, full block, mixed -use building in
the Downtown Sub District of t he Central City. The project incorporates an existing concrete
parking and loading access  structure at the south end of the site that serves adjacent

underground facilities. The proposed building will provide 349 residential units, 15,000 SF of
commercia | (retail) within the ground floor and 236 structured parking spaces. Access to the

new parking in the above -grade structure will utilize the existing parking access structure on

Clay. Aloading bay fora large loading space is proposed on the 2  nd Avenue frontage. Outdoor
amenity spaces are provided in the form of large balconies, and rooftop decks and courtyards

atthe 6 th, 15t and 20 t |evels.

The following Maodifications  are requested:

1. Building Height & To allow rooftop elementsto notbesetback15 6 from t he roof edge
with a street (roof screen within 88 of roof edge) ar
(88% coverage with all rooftop elements combined) (PZC Section 33.130.210.B.2).

2. Stacked Parking o To allow for stacked parking spac  es, with two cars par ked end -to-end,
without a valet (PZC Section  33.266.100.F ).

3. Bike Parking Dimensions - To reduce the bicycle parking s pace wi dth fromtot he r equ
1806 inches for the proposed long -term bicycle parking spaces (PZC Section 33.266.22 0.0).

Relevant Approval Criteria:

In order to be approved, this proposal must comply with the approval criteria of Title 33,
Portland Zoning Code. The applicable approval criteria are:

A central City Fundamental Design A Modifications Through Desi  gn Review 8
Guidelines ~ Section 33.825.040
A
ANALYSIS
Site and Vicinity: The site consists of a full block located within the Downtown Pedestrian

District and Downtown Sub  -District of the Central City Plan District. The site is bounded by
SW 2nd Avenue to the west, SW 1st Avenue to the east, SW Clay Street to the south and SW
Columbia Street to the north. Being located within the downtown the site is in proximity of a
number of amenities. Included within a quarter mile of the site (or roughly a five minute walk)
are restaurants and cafes in each cardinal direction. Portland State University, government
offices, theaters and a thriving business district also surround the site on all side. Nationally
recognized open spaces including the Tom McCall Waterfront Park, Ira Keller Park and
Pettygrove Park are also within a five minute walk of the site.

The site is developed with a surface parking lot on the northern half of the block and a concrete
structure on the southern half that provides vehicle and truck access to a | arge grade parking
and loading area beneath the KOIN Tower to the west and Essex House to the northwest. The
concrete structure will remain on the site and be incorporated in the new development.

Regarding transportation surrounding the site, according to the Transportation System Plan
(TSP)SWClayStandSW1 sstAvenue are designated as oOtransit access
runs four blocks west of the site on SW 5 th and 6 th. The Portland Street Car provides service to

the east and south of the site on SW Market Street, SW Mill St. and SW Harrison St. Bus

transit service to the site is provided by the #38, #45, #55, #92, and #96. SW 1 st Avenue is also

designated as a City Bikeway.

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
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be very intense with high building coverage, | arge buildings, and buildings placed close
together. Development is intended to be pedestrian -oriented with a strong emphasis on a safe
and attractive streetscape.

The 6 d 6 o vpeomdtes 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 Pla n. The
Central City plan district implements portions of these plans by adding code provision s which
address special circumstances existing in the Central City area. The site is within the

Downtown sub district of this plan district.

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

A DZ 50 -80. Design Review approval for a 2.5 block development.

CU 009 -81. Conditional Use approval for 670 off street parking spaces.

Dz 19 -82. Design Review approval for FAR increase and Landscape.

DZ 71 -82. Design Review approval for Building Remodel.

Dz 72 -82. Design Review approval for Parking Space Increase.

CU 046 -84. Conditional Use for an interim parking lot.

DZ 49 -84. Design Review approval for Parking Lot.

DZ 144 -85. Design Review approval fo r signage.

LUR 91 -00346. Conditional Use approval for three year renewal of existing parking lot CU
(144 spaces).

LUR 91 -00347. Conditional Use approval for three year renewal of existing parking lot CU
(144 spaces).

LUR 91 -00023. Conditional Use approval for continuation of CU for surface parking for up
to 144 vehicles.

LUR 96 -00689. Conditional Use approval to convert existing surface parking lot F/CU

status to CCPR status.

LUR 00 -007143. Design Review approval for new office building.

LU 15-117163 DZM. Design Review approval for site alterations to an existing parking lot.

DD D> D> D> D
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Agency Review: A ONotice of proposal in Your Neighborhoodédé we
following Bureaus have responded with no objections or concerns:

Bureau of Environmental Se  rvices (See exhibit E.1)
Water Bureau (See exhibit E.2)

Fire Bureau (See exhibit E.3)

Bureau of Transportation Engineering (See exhibit E.4)
Site Development Section of BDS (See exhibit E.5)
Plan Review Section of BDS (See exhibit E.6)

Bureau of Parks -Forestry Division

v > D D

Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on July 28,
2017. No written responses have been  received from either the Neighborhood Association or
notified property owners in response to the proposal.

Project History:
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A Design Advice hearing before the Design Commission on October 27, 2016 (case file EA 16 -

222214 DA). In general, the  Commission expressed support for:

- The massing. Orientation of tower was good, however, volume at southwest corner was
noted as a bit odd.

- Below-grade parking. However, above -grade parking should be lined with occupiable
space, or some well-integrated above -grade parking.

- Preserving SW 2 nd for active uses rather than back  -of-house and parking access.

- Utilizing the existing vehicl e access on Clay and an additional access point, but only if
one-way.

- No loading, if acceptable to Transportation.

- No live work or residential units on the ground floor.

- Prioritizing retail on the four corners.

- Stucco, brick, glass, and aluminum exterior ¢ ladding options.

A 1st Design Review Hearing  on August 17, 2017, where the Commission indicated the
above-grade parking should not occur in the residential tower and the fagade of the parking
structure at the southeast corner needed further study to differe ntiate it from residential
facade yet retain the coherency of the strong building composition.

A 2nd Design Review Hearing  on September 27, 2017 was a work session to discuss the six
facade treatment options the applicant studied for the parking structure. The Commi ssionds
feedback and the applicantds response is discussed ir

A 31 Design Review Hearing on November 2, 2017 is when the project was approved and
included a condition for Option B (clear glazing with a shadow box) for the window
treatment where the parking occurs in the brick residential tower

ZONING CODE APPROVAL CRITERIA
(1) DESIGN REVIEW 0 CHAPTER 33.825

Section 33.825.010 Purpose of Design Review

Design review ensures that development conserves and enhances the rec ognized 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 tha t 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 De sign 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 zoni ng (d), therefore the proposal
requires Design Review approval. Because of the sit
guidelines are the Central City Fundamental Design Guidelines.

Central City Fundamental Design Guidelines
These guidelines provide the ¢ onstitutional framework for all design review areas in the Central
City.

The Central City Fundamental Design Guidelines focus on four general categories. (A) Portland
Personality, addresses design issues and el ements that reinfo
character. (B) Pedestrian Emphasis, addresses design issues and elements that contribute to
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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.

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 a reas. The nine goals for design review within the
Central City are as follows:

Encourage urban design excellence in the Central City;

Integrate urban design and preservation of our heritage into the development process;
Enhance the character of the Central Cityds districts;

Promote the development of diversity and areas of special character within the Central City;
Establish an urban design relationship between
City as a whole;

Provide for a pleasant, rich and di  verse pedestrian experience for pedestrians;

Provide for the humanization of the Central City through promotion of the arts;

Assist in creating a 24  -hour Central City which is safe, humane and prosperous ;
Ensure that new development is at a human scale an d that it relates to the scale and
desired character of its setting and the Central City as a whole

akrwnNpE
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Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project.

Al. Integrate the River. Orient arch itectural 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.

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 fagades that cre ate visual connections to
adjacent public spaces.

Findings for Al and C1 : The massing of the building is set up to be three simple

masses organized to respond appropriately to the varying site conditions. The three

masses include a 20 -story tower, a sma ller 16 -story wing that extends  north -south along
SW 2nd and a 5 -story podium at the southeast corner. The east-west orientation of the
tower and its 20" setback from SW Columbia preserve s some views from the K OIN Tower
toward the Willamette River . The 16 -story wing to the tower is positioned along SW 2nd
maximizi ng views toward the river  through a view corridor created by the Marriott hotel

and the Cro wn Plaza located e ast and southeast of the site.

Balconies and roof top amenity spaces have been strategi cally placed to enhance the
connection between the res idents and the river. Generous balconies are located on each
of the tower corners and on the east facade of the 16 -story wing. The three roof deck
amenity spaces are all positioned for maximum s  olar e xposure and views to the s outh
and southwest over the West hills and to the east over the R iver toward Mt. Hood.

These guidelines are met.

A2. Emphasize Portland Themes . When provided, integrate Portland  -related themes with
the devel op mededigbsoncept.er al |

Findings:  The proposal incorporates several Portland -related themes including:
A A series of outdoor courtyards and amenity spaces into the full block scheme extends
the tradition of integrated outdoor space , SO prevalent in residential bui  Idings within

t

he
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the Central City.
A The building embraces stormwat  er management techniques with stormwater planters
integrated into the rooftop amenity spaces in the courtyard and on private terraces
atop the 6 th, 16" and 20 t floors.
A The project provides m ore than the required bike parking, which supports the City?d
nationally -recognized bike culture.
A The proposed residential tower extends and reinforces the theme of higher density
and the livable urban experience that is starting to emerge by providing hig h quality
residential and commer cial space in this area of downtown .

This guideline has been met.

A3. Respect the Portland Block Structures. Maintain and extend the traditional 200 -foot
bl ock pattern to preserve the Cwhbdltspade Wherée y6s ratio of
superblock exist, locate public and/or private rights -of-way in a manner that reflects the 200 -

foot block pattern, and include landscaping and seating to enhance the pedestrian
environment.

Findings:  The proposed building occupies  a full 200 -foot square Portland block. The
building will support the Portland Block structure on its four street frontages by massing
the building at the property line.

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 eleme nts in new

devel opment that build on the areads character. l dent i f
by integrating them into new development.

C4. Complement the Context of Existing Buildings. Complement the context of existing

buildings by using  and adding to the local design vocabulary.

Findings for A4, A5 and C4: The projectods desi gn elemmentd mtdndesl a vari e
to unify the pedestrian realm and complement the design vocabulary within the
immediate context, specifically:

A The South Do wntown neighborhood has a strong tradition of masonry buildings with
a few glassy more contemporary offerings, sprinkled in. The proposed building utilizes
brick and precast concrete as the primary cladding materials. The masonry palette in
South Downtown is of a wide variety of colors and the proposed mixture of li ght and
dark brown bricks comple  ment the existing character established.

A The northern towerds overhanging canopy on the upp
overhanging roof form approved on The Po  rter Hotel under construction im mediately
northwest of the site. This element supports the established vocabulary of identifiable
roof top forms in South Downtown such as on the KOIN Center Tower, Edith Green
Federal b uilding, and First and Main  building .

A Creating a strong sense of presence at the property line along all building facades with
appropriately scaled and transparent window openings and canopies will enhance the
established character along the public realm.

A The two -story base articulationisa  common element in the district, particularly
evident in the neighboring KOIN Center Tower and the Porter Hotel, which is under
construction. In an effort to screen parking on the north and east facades a vertical
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expression has been incorporated above the 1st floor on the northern facade and
wraps around on a portion of the east facade.

These guidelines are met.

A7. Establish and Maintain a Sense of Urban Enclosure. Define public rights  -of-way by
creating and maintaining a sense of urban enclosure.
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.

Findings for A7 and B4 : The proposed building will be built to the property lines to
provide a strong built edge along all frontages, with the exception of the northwest corner.

Where the primary residential entry wild/l occur the &
from SW Col umbi a annm TBi2sétbatkrtomt egands2ip the entire height

of the building, along with other el ements, i ke an
concrete planters with integrated seating, and a potential art structure, together create a

prominent main entry in a manner that compleme nts the scale of the large building. This

setback condition along with the recessed storefronts within each bay that allow door
swings not to occur within the sidewalk provide areas that can be used as spill out spaces
for the ground floor tenants that do not conflict with sidewalk uses. The canopies above
the main and individual entrance and storefront provide weather protection in the spaces
beyond the sidewalk.

These guideline s are met.

A8. Contribute to a Vibrant Streetscape . Integrate building se tbacks with adjacent

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

connections into buildingsd active interior spaces frol
elements such as atriums, grand entries and large gro und -level windows to reveal important

interior spaces and activities.

C7. Design Corners that Build Active Intersections. Use design elements including, but

not limited to, varying building heights, changes in facade plane, large windows, awnings,

canopi es, 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.
Fin dings for A8 and C7: The ground level of the building is very successful in creating
an active and inviting streetscape with minimal obstructions for the pedestrian. The

existing garage and loading entry for the K OIN Tower on SW Clay Streetwas abletob e
utilized rather than adding a secondary vehicle access on the block. A loading bay at the
minimum width necessary has been located on SW 2 nd,

The remainder of the ground floor contains commercial spaces, a prominent and
generous main entry lobby  at the northwest corner, large transparent storefronts and
entrances along all frontages and at intersections providing visual and physical access

between the interior uses and sidewalk. The bike room on SW 2 nd has a narrow frontage
with the bike storage at the rear allowing repair and transition activities to occur near the
storefront glazing. The live -work units originally proposed at the southwest corner of the

site between the concrete parking bunker and SW Clay have been replaced with micro -

commercial spac e s . The 58 deep area bet we edprogetydinebunker anc«
has been designed as a display area accessible from within the commercial space to the
south.

Moving up through facade, the building corners have been articulated with balconies, a
setback at the northwest corner that extends up through the building with a large canopy
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and plaza entry, as well as occupiable spaces, including residential units and maker
spaces at the southeast corner within the garage.

Where the facade strugglesto b e active and engaging is where the above -grade parking
occurs on floors 3 through 6. Parking fully occupies the lower volume at the southeast
corner of the block and extends into the north and west portions of the brick tower.

At the Design Advice Reque st in October 2016, the Design Commission expressed full
support for parking that was below -grade. However, the applicant expressed, and
documented, the challenges associated with constructing below -grade parking adjacent to
the concrete bunker structure (operational, seismic and cost), which must remain on the

site. At the first hearing on August 17, 2017, the Commission acknowledged the bunker
constraints and indicated some above  -grade parking could work, so long as it was

confined to the southeast corne  r of the block, which faces the least active frontages. At

this hearing, the Commission also requested the applicant study different facade

treatments to the parking structure in an attempt to provide interest and differentiate it

from the residential por tions of the building.

A work session occurred on September 26, 2017, to discuss 6 facade treatment options

prepared by the applicant. Upon their review, the Commission concluded a more playful

fenestration pattern on the parking structure, perhaps gradat ed or varied, would be

successful in differentiating the parking from residential areas within the building while

supporting the buildingds strong composition. I n add
at the southeast corner of the parking structure would help activate the upper floors at

the corner. Lastly, the Commission stated support for replacing the parking that

occurred in the brick towers on the 3 rd floor with residential units to allow the activity

from the units to contribute to the vitality of t he public realm below.

The revisions have been very responsive to this direction. The window pattern on the
parking garage is gradated from the southeast corner, largest and widest at the work

spaces and narrower with less glazing as the openings move north and west. In addition,
glazing at the work spaces wrap the southeast corner and now include large operable
windows. The openings within the parking garage maintain a combination of etched and
spandrel glass, and some louvers, to obscure the vehicle activity within yet allow
illumination to be expressed on the exterior.

Residential units have replaced parking in the brick tower on the 3 rd floor. Two options

for the window treatment on the areas of the brick facade that retain parking (floors 4

and 5), were presented at the November 2, 2017 hearing (clear glass with a shadow box

behind or soffit that matches the ceiling of the residential units ). The majority of the

Commi ssionds preference aligned with the applicant s
shadow box. The Commission noted this option would be easier to maintain and

provided more consistency from exterior views as it would appear more like a residential

unit, particularly with the addition of lighting and curtains. A Condition of Approval w as

added for Option B.

As conditioned for clear glazing with a shadow box behind to provide a coherent treatment
of the windows within the residential tower, this guideline has been met.

A9. Strengthen Gateways. Develop and/or strengthen gateway loca tions.
Findings:  The site is not identified as a gateway, but serves to reinforce the strong

passageway along SW Columbia connecting the Park Blocks and access to the Willamette
River.
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This guideline is met.

B1l. 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 p edestrian access routes to supplement the public right -of-way system
through superblocks or other large blocks.

Findings:  The sidewalks surrounding the site will be reconstructed to C ity standards in

terms of width and scoring. The existing sidewalk alo ng Clay is the only one undersized

and wil|l be widened from 86 to 126 with the project,
126 wide sidewal ks will all ow for all of the el ement
occur, including street trees, lights , bike racks and other street and tenant furniture.

Together with the building elements like canopies, signs and storefronts, the new frontage
improvements will  reinforce and enhance the pedestrian system on the block and to the
surrounding area.

This guideline is 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.

Findings: The crosswalksthate xi st at al | four of the blockds i

The ability to provide curb extensions to reduce the distance between the sidewalks for
pedestrians using the crosswalks is limited due to the travels lanes without parking along
several of the ad jacent streets. Reconstructed sidewalks will provide consistency along all
frontages and will include the required handicap ramps that align with the crosswalks.

This guideline is met.

B2. Protect the Pedestrian. Protect the pedestrian environment fr om 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 ar eas in a manner that does not detract from the
pedestrian environment.

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.

C12. Integrate Exterior Lighting. Integrate exterior lighting and its staging or structural
components with the buildingds overall design
b ui | diarohgettsre, being sensitive to its impacts on the skyline at night.

C13. Integrate Signs. Integrate signs and their associated structural components with the

nte

concept .

buil dingds overall design concept. Si ze, pl ace, desi

skyline. Signs should have only a minimal presence in the Portland skyline.

Findings for B2, C5, C12 and C13: The building is organized as three masonry clad
masses that are stitched together with a window wall and composite metal panel
component. The simple massing and traditional materials, contrasted with contemporary
detailing provide a cohesive design. The scale and texture of building materials and the
rigorous pattern of openings in the building facades is consistent with the well designed
build ings in the South Downtown neighborhood.

The existing parking and loading entry for the K OIN Center tower on SW Clay was able to
be utilized for access to the new parking within the building . This dual parking access

gn.
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focuses vehicular access to a single |  ocation on this block and preserves the pedestrian
environment along the other three frontages . The existing vehicle access will not require
any changes to the exterior opening and will remain unobstructed. The pre -cast concrete
panel with be used on the  return walls and soffit of the existing garage entry for an

integrated appearance.  The loading bay on SW 2 nd has been reduced to the minimum

width necessary and designed to blend in with the storefront glazing with a translucent
glass overhead door so th at it will not distract from the pedestrian environment.

The buil dingds mechani cal sys twlnistegeatedintethee ment s have
facade a nd limited on the ground floor as follows:

A Louvers are integrated within building returns, storefront systems and above the
canop ies along the ground floor, where the dark bronze color will complement the
color of the storefront system.

A Vents from the individual unit blower/dr yer and heating and cooling systems are
located within a  horizontal exhaust conceale d behind an aluminum flush baffle that
will be integrated within  the surrounding window wall system.

A The electrical transformer has been located within a vault beneath the pedestrian

plaza entry at the northwest corner where the building steps back from th e property
line. The 66 x 96 vault lid wild.l be customized to
for a seamless transition. The air intake and exhaust components of the vault occur
within shafts that have been integrated into adjacent storefronts with a matching
louver.
A The actual exhaust vents are | ocated 10086 or higher

adversely impact the pedestrian experience in terms of odor or noise. When louvers do
occur below 106 they are designed agiarthitectpral ssi ve ven
elements to complement the louver system above.

A The gas meters have been incorporated within the loading bay and not on the
buil dingds fa-ade.

Small downlights are proposed in the undersides of all canopies to provide sufficient
illumi nation around the building and along the sidewalk . At the terrace level s, a
combination of up - and down lights are utilized to provide ambient lighting and
accentuate the landscape design. At the rooftop, a lighting cove is detailed into the
perimeter of th e brow and is desig ned to subtly wash the soffit of the roof form to
accentuate the building top. The lighting cove is well integrated into the brow in a
manner that conceals all the electrical components and so that no direct views of the light
source ar e visible to prevent casting any glare on the skyline at night or adjacent
buildings. A similar lighting detail was approved on the Porter Hotel immediately
northwest of the site.

Building signage will be addressed in a future submission, but is expecte dto be
accommodated as appendages to the canopies that are currently proposed.

Revisions tor epl ace the aluminum doors and transoms above
wood was presented at the November 2, 217 hearing. While Staff supported the previous
design with doors and transoms that matched the adjacent storefront as it complemented

the simple material palette and strong composition of the building elements , the
Commission supported the change to wood. The Commission noted the  protected
location , in set from the floor above and with a canopy , will ensure a longer qualit y finish
and less maintenance as well as ¢ oherency with the main lobby entrance , Which is also

wood.
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This guideline has been met.

B6. Develop Weather Protection. Develop integra ted 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.

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 : The only p rojections into the right -of-way are the building canopies at the

ground level that provide weather protection around the site. Canopies project a

mi ni mum of 58 oV e readhpreundsflood eewtahcé andat locations with large
amounts of storefr ontglass. An 86 deep canopy at the residenti al
northwest corner provides a generous amount of coverage for those accessing the

building. The metal canopies with wood soffits and recessed lighting are well integrated

along the ground fl oor and complement the building design.

These guidelines are met.

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:  While over a block away from Waterfront Park, the project does orient se veral
building elements towards the open space and river. These include the  main lobby entry
on SW Columbia (a strong connector that leads east to the park ), humerous commercial
entries along Columbia, 2 nd and Clay, balconies, and several rooftop terraces . This
guideline is met.

B7. Integrate Barrier -FreeDesign. | nt egrate access systems for al/l pec

overall design concept.

Findings: The overall design of the project provides accessible entrances to the building
that are integra ted with the surrounding sidewalks of the neighborhood. Accessible
parking spaces are provided in the garage with a marked path to the lobby.

This guideline has been met.

C2. Promote Quality and Permanence in Development. Use design principles and b uilding
materials that promote quality and permanence.

Findings: The building & simple form was developed to fit within the context of buildings
in South Downtown. The building is primarily composed of brick, precast concrete and
glass, all used to rei nforce the history of masonry and continue the tradition of quality
and long lasting building materials in the neighborhood. To contrast the dominant

precast and masonry materials, a composite metal panel is used within a window wall
system to stitch toge ther the base, middle and top of the building.

This guideline has been 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, diff erent
exterior materials, awnings, signs, and large windows.



Final Findings and Decision for Page 12
Case Number LU 17 -112427 DZM

Findings: The composition of the facades are organized to create a contemporary base,
middle and top to the building accentuated by the scale of openings, integration of

contrasting building ma  terials and expression of program uses. Consistent use of
canopies, large transparent commercial storefronts, building entries and future ground
floor tenant signage together define the sidewalk level of the building. The combination of

natural materials , like the wood storefronts at the main lobby entrance and within the
canopy soffits, and modern detailing is intended to differentiate itself from the middle and
top of the building and create a warm and inviting pedestrian experience.

This guideline i s 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 element, gathering places, and seating opportunities t o develop
transition areas where private development directly abuts a dedicated public open space.

C9. Develop Flexible Sidewalk -Level Spaces. Develop flexible spaces at the sidewalk  -level of

buildings to accommodate a variety of active uses.

Findings for C6 and C9 : The pattern, placement and scale of glazing on the ground floor
facades facilitate connections between the private indoor spaces and the public sidewalk

realm. Double doors within well  -defined and articulated nic  hes are set into the buildin g
3 &o provide safe , identifiable and welcoming ingress and egress from each retail and

office space. The plaza entry at the northwest corner provides a place for people to

interact when coming and going and softens the transition into the main entry lobb y from
the public sidewalk.

These guidelines are met.

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

and colors with the buildingds overal/l design concept.

equipment, pentho uses, other components, and related screening elements to enhance views of

the Central Cityds skyline, as wel |l as views from ot hel

rooftop terraces, gardens, and associated landscaped areas to be effective stormwater
management tools.

Findings : The KOIN Center Tower, the Edith Green Federal Building, First and Main

and other prominent buildings nearby have established a vocabulary of identifiable roof

top forms in South Downtown. Likewise, a brow has been carefully int egrated into the
design of the penthouse form to screen mechanical equipment from the view of

pedestrians, provide weather protection for all roof top uses and create an identifiable

top to the building. The top of the 15 -story wing to the tower has follow  ed suit. A smaller
brow designed for weather protection for the outdoor patios below has been deemed the

"little brother" to the tower. Rain water is collected on the 16th and 20th levels and is

conveyed to a series of planters where it is displayed and f iltered on the 6th level amenity
terrace. The storm water from 6t floor courtyard makes its way to the basement where it
is mechanically filtered.

This guideline is met.
(2) MODIFICATION REQUESTS - SECTION 33.825.040
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
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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 show n 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 o f
the standard for which a modification is requested.

The following modifications are requested:

Modification #1 (Building Height) 0 To allow rooftop elementsto not be setback 158 fro
roof edge parallel with a str edgd)anftooovel mosecharel®@% wi t hin 8
of the roof area ( 88% of all rooftop elements combined) (PZC Section 33.130.210.B.2).

Purpose: The height limits are intended to control the overall scale of buildings. The CX

zone allows the tallest buildings, consistent with its desired character.

Section 33.130.210.B.2 provides for exceptions to maximum height for elements

associated with the rooftop of the building, such as elevator overruns, stair enclosures

and mechanical units and screening, so long as the height is limited, they are setback

and do not overwhelm the roof area. The proposed mechanical screen is located within

the 158 setback (86 proposed) because the screening

the parapet of upper level for an integrated appearan ce the gives the building

setback condition on the north end would result in &

would not feel integrated with the mass of the tower. Integrating the screen with the

upper floor facade also results in larger coverage of the roof (88% versus 10% allowed).

However, only 18% of the upper roof is actually covered with structures while the

remaining area is open.

The mechani cal screen successfully obscures and uni f

manner that complement s the design and materials of the tower and contributes to the

character of identifiable roof top forms in South Downtown thereby meeting the purpose

of the regulation and  better mee t the design g uidelines (CCFDG) C5 & Design for
Coherency and C1 - Integra te Roofs and Use Rooftops.

These criteria are met.

Modification #2 (Stacked Parking) - Allow for stacked parking spaces, with two cars par ked
end-to-end, without a valet (PZC Section 33.266.100.F )

Purpose: Stacked parking is required to have an attend ant present to move vehicles, in
order to ensure efficient and consistent use of parking spaces.

Findings: The applicant proposes 6 stacked parking stalls on each level within of the

parking structure. In each stacked stall, the front vehicle does not h ave access to the
drive aisle without having to move the vehicle behind it. Thus, the access and function of

the stacked stalls will be handled by the assigned tenants and building management,

meeting the purpose of the standard to provide convenient exit and entry for vehicles. To
facilitate efficient space sharing, each stacked parking stall is intended to be leased to
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residents from the same unit. A dedicated turn -around space has been provided to
ensure that all vehicles can egress in a forward motion. The tandem stall design allows
the proposal to provide its required parking in the most efficient use of space. This

reduces the area of the surface parking and facilitates more commercial tenant space,
landscaping, and other community amenities. In doing so, this Modification better meets
design guidelines D4 ¢ Parking Areas and Garages; D7 8 Blending into the Neighborhood
and D8 9 Interest, Quality and Composition.

These criteria are met.

Modification # 3 (Bicycle Parking) - To reduce the bicycle parkin g space width from the
required 28 to 186 f or a ktérm lHcyck pasking dpdres (PZC Septions ed | ong
33.266.220.C).

Purpose: These standards ensure that required bicycle parking is designed so that
bicycles may be securely locked without un  due inconvenience and will be reasonably
safeguarded from intentional or accidental damage.

Findings:  The projectincludes 521 total long term bicycle parking spaces, which is

based on proposed residential units and retail floor area. 374 spaces will b e provided
within the individual residenti al units and meet
remaining 174 bicycle parking spaces will be provided within a common bicycle storage

t h

room. Using a standard  horizontalrack wi t h 286 x 608 ar ewndthinfagtorageach spac

room would consume  considerable floor area. Relying upon a vertical,  wall hanging

bike rack is a more efficient use of space, and is identical to the system s approved in
numerous projects throughout Central City. The proposed functional and space
efficient system better meets design guidelines A8 - Contribute to a Vibrant Streetscape ,

because it eases floor plan demands and results in additional opportunities for active
uses at the street, such as a lobby and retail tenant spaces.

The proposed bike rack system is engineered to stagger bikes vertically to allow the

handle bars to overlap. This allows the proposed racks, wi t hi n space, lodrovide

the same | evel of service that would be proAi ded
58 mini mum ai ®videdbehgd eadh bitytle ragck allowing amble maneuvering

area behind each space. For these reasons, the bicycle parking system is safe and

secure, located in a convenient area, and designed to avoid any intentional or acci dental

damage to bicycles; as such, the proposal is consistent with the purpose statement of

the bicycle parking standards.

These criteria are met.

DEVELOPMENT STANDARD S

Unless specifically required in the approval criteria listed above, this proposa | 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 Adjustmen t or Modification via a land use review prior

to the approval of a building or zoning permit.

CONCLUSIONS
The desig n review process exists to promote the conservation, enhancement, and continued

vitality of areas of the City with special scenic, architec tural, or cultural value. The project
revisions in response to the Design Advice hearing and subsequent Design Review hearing and

by
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work session have further refined the buildingds stron:
upper facades. The project w ill be a welcome addition among the existing simple and

straightforward buildings in the surrounding area as well as significantly improve the

pedestrian experience in an area that is partially dominated by inactive facades and uses.

DESIGN COMMISSION DECISION

It is the decision of the Design Commission to approve the Design Review for a 200'tall, 20 -
story, mixed -use building with 349 residential units, approximately 15,000 SF of commercial
space and 236 structured parking spaces in the Downtown Sub D istrict of the Central City.

Approval of the following  Modification requests:

1. Building Height & To allow rooftop elementsto not be setback 158 from the ro
with a street (roof screen within 88 of herabafea edge) ar
(88% of all rooftop elements combined) (PZC Section 33.130.210.B.2).

2. Stacked Parking 0 To allow for stacked parking spaces, with two cars par ked end -to-end,
without a valet (PZC Section  33.266.100.F ).

3. Bike Parking Dimensions - To reduce the bi cycle parking s pace wi dth fromtot he r equ
1806 inches for the proposed long -term bicycle parking spaces (PZC Section 33.266.220.C)

Approvals per Exhibits C.1 -C-57, signed, stamped, and dated  November 2 , 2017 subject to the
following conditions:

A. As part of the building permit application submittal, the following development -related
conditions ( B & 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 m ust be

| abel e dNGCOCORMMRLIANCE PAGE - Case File LU 17 -112427 DZM. All requirements
must be graphically represented on the site plan, landscape, or other required plan and
must be | abeled OREQUI RED. 6

B. At the time of building permit submittal, a signed Cer tificate 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 appr oved
exhibits.

C. For the windows in the brick tower where parking occurs behind (indicated on Exhibit C.14
and C.15), clear glazing with a shadow box behind shall be used, as depicted in detail on
page APP 21 of Exhibit A.12.

D. No field changes allowed.

David Wark, Design Commission Chair

Application Filed: May 4, 2017 Decision Rendered: November 2, 2017
Decision Filed: November 2, 2017 Decision Mailed: November 1 6, 2017
About this Decision. This land use decision is  nota permit  for development. Permits may
be required prior to any work. Contact the Development Services Center at 503 -823-7310 for

information about permits.


https://www.portlandoregon.gov/bds/article/623658
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Procedural Information. The application for this land use review was submitted on January
27,2017 , and was determined to be complete on May 4, 2017 .

Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under
the regulations in effect at the time the a pplication 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 January 27, 2017

ORS 227.178 states the City mustiss ue 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 has extended

the 120 -day review period by 141 days, as stated with Exhibits G.6, G.7,H.4,H5and H.7
Unless further 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 b y 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. 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 pro cess
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 modi fied by future land use reviews.
As used in the conditions, the term oapplicantdé incl ud:

any person undertaking development pursuant to this land use review, the proprietor of the
use or development approved by thi s land use review, and the current owner and future
owners of the property subject to 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 November 30 , 2017 at 1900 SW Fourth
Ave. Appeals can be filed atthe 5 t floor reception desk of 1900 SW 4  t Avenue Monday

through Friday between 8:00 am and 4:30 pm. Information and assistance in filin g an appeal
is available from the Bureau of Deve  lopment Services in the Development Services Center or

the staff planner on this case. You may review the file on this case by 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 will 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).

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 City Council on that issue. Also, if you do not
raise an issue with enough specificity to give City Council an opportunity to respond to it, that
also may preclude an appeal to LUBA on that issue.

Who can appeal:  You may appeal the 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 th e hearing, or if you
are the property owner or applicant. Appeals must be filed within 14 days of the decision . An
appeal fee of $5,000 .00 will be charged (one -half of the application fee for this case).
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Neighborhood associations may qualify for a waive r 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 int he 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 will be recorded with the Multnomah

County Recorder.

1 Unless appealed, the final decision will be recorded after December 1 , 2017 by the Bureau
of Development Services.

The applicant, builder, orarep  resentative does not need to record the final decision with the
Multhomah 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 thi s 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.

Zone Change and Comprehensive Plan Map Amendment approvals do not expire.

Applying for your permits. A building permit, occupancy permit, or development permit must
be obtained before carrying out this project. At the time they apply for a permit, permittees
must demonstrate compliance with:

9  All conditions imposed here.

1  All applicable development standards, unless specifically exempted as part of this land use
review.

All requirements of the building code.

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

f
f

Staci Monroe
November 1 5, 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).

EXHIBITS 0 NOT ATTACHED UNLESS INICATED

A. Applicantds Statement
1. Original Drawing Submittal
2. Project Summary, Responses to Approval Criteria & Zoning Summary  dated 5/2/17



Final Findings and Decision for Page 18
Case Number LU 17 -112427 DZM

Traffic Volume Data & Site Access Circulation Analysis (Kittleson) dated 10/12/16
Vehicle Queuing Analysis (Kittleson) dated 6/5/17

Envelope Compliance Certificate (COMcheck) dated 6/7/17

Stormwater Report (Kpff) date  d April 2017

Revised Stormwater Report (Kpff) dated June 2017

Below -Grade Parking Feasibility Analysis dated 8/4/17

Drawing Set dated 5/2/17

. Drawing Set dated 7/27/17

. Drawing Set dated 9/18/17

. Appendix Drawing Set dated 11/2/17

. Prevised Project Summary, Re sponses to Approval Criteria & Zoning Summary dated

7127117

B. Zoning Map (attached)
C. Plan & Drawings

SITE PLAN

GROUND FLOOR PLAN (attached)
LEVEL 02 PLAN

FLOOR PLAN

LEVELS 04/05 - FLOOR PLANS

LEVEL 06 FLOOR PLAN

LEVELS 07-14 TYPICAL FLOOR PLANS
LEVEL 15 FLOOR PLAN

LEVELS 16-19 - TYPICAL FLOOR PLANS

. LEVEL 20 FLOOR PLAN

. ROOF PLAN (attached)

. NORTH ELEVATION (attached)

. WEST ELEVATION (attached)

. SOUTH ELEVATION (attached)

. EAST ELEVATION (attached)

. NORTH ELEVATION - BLACK AND WHITE
. WEST ELEVATION - BLACK AND WHITE

. SOUTH ELEVATION - BLACK AND WHITE
. EAST ELEVATION - BLACK AND WHITE

. BUILDING SECTION - LOOKING WEST

. BUILDING SECTION - LOOKING NORTH

. GROUND FLOOR COMPOSITE

. GROUND F LOOR COMPOSITE

. GROUND FLOOR COMPOSITE

. GROUND FLOOR COMPOSITE

. GROUND FLOOR COMPOSITE

. GROUND FLOOR COMPOSITE

. GROUND FLOOR COMPOSITE

. GROUND FLOOR COMPOSITE

. GROUND FLOOR COMPOSITE

. GROUND FLOOR COMPOSITE

. ROOFTOP COMPOSITE

. ROOFTOP COMPOSITE

. ROOFTOP COMPOSITE

. ROOFTOP COMPOSITE

. ROOFTOP COMPOSITE

. INTENTIONALLY LEFT BLANK

. ROOFTOP COMPOSITE

. MATERIAL STUDY LOOKING NORTH FROM SW 1ST + CLAY
. EXTERIOR MATERIAL INFORMATION

. LANDSCAPE - GROUND FLOOR MATER IALS
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42.
43.
44.
45.
46.
47.
48.
49.
50.
51.
52.
53.
54.
55.
56.
57.

LANDSCAPE - SIXTH FLOOR MATERIALS
LANDSCAPE - SIXTEENTH FLOOR MATERIALS
LANDSCAPE - TWENTIETH FLOOR MATERIALS
PLANT IMAGES + STORM WATER MANAGEMENT
GROUND FLOOR LIGHTING PLAN

SIXTH FLOOR LIGHTING PLAN

SIXTEENTH FLOOR LIGHTI NG PLAN
TWENTIETH FLOOR LIGHTING PLAN

EXISTING CONDITIONS

EXISTING CONDITIONS (TREE PLAN)

GRADING PLAN

UTILITY PLAN

STORMWATER PLANTERS + MANAGEMENT
PRODUCT CUTSHEETS

BIKE PARKING ENLARGED PLANS

ROOF OVERRUN ELEVATIONS

D. Notification information:

oA wWNE

ge

agrwnpE

F. Lett

Request for response

Posting letter sent to applicant

Notice to be posted

Applicantds statement certifying
Mailed notice

Mailing list

ncy Responses:

Bureau of Environmental Services

Bureau of Transportation Enginee  ring and Development Review
Water Bureau

Fire Bureau

Bureau of Parks, Forestry Division

ers - none

G. Other

CONOARARWNPEP RN AWNE

Original LUR Application

DAR Summary dated 11/30/16

Pre-Application Conference BDS Planner Response dated 9/21/16
Incomplete Letter dated 2/16/17

PBOT Driveway Exception Approval dated 6/8/17

Sign 120 -day Extension form dated 5/3/17

Sign 120 -day Extension form dated 7/14/17

st Hearing & After

Staff Report & Recommendation to Design Commission dated 8/10/17
Staff Memo to Design Commission dated 8/10/ 17

Copy of Staff Presentation at 8/10/17 hearing

Sign 120 -day Extension form dated 8/22/17

Sign 120 -day Extension form dated 8/30/17

Staff Memo to Design Commission dated 9/21/17

Sign 120 -day Extension form dated 10/5/17

Page 19

posting

Revised Staff Report & Recommendati  on to Design Commission dated 10/25/17

Staff Memo to Design Commission dated 10/26/17
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