FINAL FINDINGS AND DECISION BY THE LANDMARKS
COMMISSION RENDERED ON June 25, 2018
CASE FILE NUMBER: LU 18-161356 HR
PC # 17-259948

500 NW 23rd Avenue
BUREAU OF DEVELOPMENT SERVICES STAFF: Meriam Rahali | 503-823-5363
Meriam.Rahali@portlandoregon.gov
The Historic Landmarks Commission has approved a proposal in your neighborhood. This
document is only a summary of the decision. The reasons for the decision, including the
written response to the approval criteria and to public comments received on this application,
are included in the version located on the BDS website
http://www.portlandonline.com/bds/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.

GENERAL INFORMATION
Applicant:

Dan Koch | Allied Works Architecture Inc
1532 SW Morrison St #1000 | Portland OR 97205
503-227-1737 | danielk@alliedworks.com

Representatives:

Dave Schrott & Robert Sacks | A&R Development
1532 SW Morrison #1000 | Portland, OR 97205

Owner:

BU LLC
1532 SW Morrison St #100 | Portland, OR 97205

Site Address:

500-510 NW 23rd Avenue / 2275 NW Glisan St

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

BLOCK 17 LOT 17&18 TL 300, KINGS 2ND ADD
R452302950
1N1E33CB 00300
3027

Neighborhood:
Business District:
District Coalition:

Northwest District, contact John Bradley at 503-313-7574.
Nob Hill, contact Nob Hill at nobhillportland@gmail.com.
Neighbors West/Northwest, contact Mark Sieber at 503-823-4212.

Plan District:
Northwest
Other Designations: Non-contributing resources in the Alphabet Historic District, listed in the
National Register of Historic Places on November 16, 2000
Zoning:
Case Type:
Procedure:

CS – Storefront Commercial
HR – Historic Resource Review
Type III, with a public hearing before the Landmarks Commission. The
decision of the Landmarks Commission can be appealed to City Council.
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Proposal:
The applicant seeks Historic Resource Review approval for a new four-story mixed-use building
on a 1,789-square foot site. No parking or basement are proposed. Following are the primary
components:
• Proposed FAR is 3.67:1. Base FAR for CS zone is 3:1. Maximum Allowed FAR for the site is
4:1 with Voluntary Inclusionary Housing Bonus (33.130.205.D.2.b);
A letter from the PHB, documenting the amount that has been contributed, is
required to be submitted prior to the issuance of any building permit.
• Proposed height is 45’. Maximum Allowed Height for the site is 45’;
• Approximately 1,007 square feet of ground floor commercial space;
• Five residential units at levels 2-4;
• Rooftop program includes roof access hatch, 7 mechanical units, and a green roof for most
of the roof along NW 23rd Avenue and NW Glisan;
• 8 long-term bike parking spaces;
• Payment to the bike parking fund in lieu of 4 short-term bike parking spaces;
• Exterior materials include porcelain tiles, powder coated aluminum fins, dark stained
concrete curb, powder coated aluminum white bronze balconies, butt-glazed aluminum
storefront system at the retail, and aluminum-clad wood windows at the residential units;
• No loading is proposed or required;
• No Modifications or Adjustments are proposed.
Historic Resource Review is required because the proposal is for new development in a historic
district.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33. The
relevant approval criteria are:
 Community Design Guidelines
 Historic Alphabet District: Community Design Guidelines Addendum

ANALYSIS
Site and Vicinity: The subject property is located at the northeast corner of NW 23rd Avenue
and NW Glisan Street. The property is located within the Historic Alphabet District. The site is
currently empty. A 2016 gas explosion destroyed the Alfred C.F. Burkhardt House and
damaged neighboring buildings. The house was a contributing structure in the historic district
that has anchored this corner of the neighborhood since 1906. Directly to the east of the
property is a five-story structure built in 2000, containing ground level retail and residential
above. Directly to the north is a two-story structure built in 1955, containing ground level
retail and office above. Directly across to the west is a one-story structure built in 1992,
containing retail. Directly across to the south is a newly built four-story structure containing
retail.
The Historic Alphabet District is located at the base of the West Hills, roughly bounded by W
Burnside Street to the South, NW 17th Avenue to the East, NW Marshall Street to the North
and NW 24th Avenue to the West. The district is predominantly residential in character but also
has two main commercial corridors along NW 21st and NW 23rd Avenues, as well as
institutional properties. Originally platted as a residential district for the upper class, the Lewis
and Clark Exposition of 1905 prompted the construction of several apartment buildings by
notable Portland architects. The neighborhood is still one of the city’s more densely populated
historic neighborhoods.
The City’s Transportation Plan designates NW 23rd Avenue as a Major Transit Priority Street,
Neighborhood Collector, Major Emergency Response, and Neighborhood Main Street; and
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designates NW Glisan as Transit Access Street, and City Bikeway. The site is located within the
Northwest Pedestrian District.
Zoning: The Storefront Commercial (CS) zone is intended to preserve and enhance older
commercial areas that have a storefront character. The zone intends that new development in
these areas will be compatible with this desired character. The zone allows a full range of retail,
service and business uses with a local and regional market area. Industrial uses are allowed
but are limited in size to avoid adverse effects different in kind or amount than commercial
uses and to ensure that they do not dominate the character of the commercial area. The
desired character includes areas which are predominately built-up, with buildings close to and
oriented towards the sidewalk especially at corners. Development is intended to be pedestrianoriented and buildings with a storefront character are encouraged.
The Historic Resource Protection overlay is comprised of Historic and Conservation Districts, as
well as Historic and Conservation Landmarks and protects certain historic resources in the
region and preserves significant parts of the region’s heritage. The regulations implement
Portland’s Comprehensive Plan policies that address historic preservation. These policies
recognize the role historic resources have in promoting the education and enjoyment of those
living in and visiting the region. The regulations foster pride among the region’s citizens in their
city and its heritage. Historic preservation beautifies the city, promotes the city’s economic
health, and helps to preserve and enhance the value of historic properties.
The Northwest Plan District implements the Northwest District Plan, providing for an urban
level of mixed-use development including commercial, office, housing, and employment.
Objectives of the plan district include strengthening the area’s role as a commercial and
residential center. The regulations of this chapter: promote housing and mixed-use
development; address the area’s parking scarcity while discouraging auto-oriented
developments; enhance the pedestrian experience; encourage a mixed-use environment, with
transit supportive levels of development and a concentration of commercial uses, along main
streets and the streetcar alignment; and minimize conflicts between the mixed-uses of the plan
district and the industrial uses of the adjacent Guild’s Lake Industrial Sanctuary.
Land Use History: City records indicate that prior land use reviews include the following:
• EA 17-259948 PC – Pre-Application Conference for the current proposal;
• EA 18-104265 DAR – Design Advice Request for the current proposal.
Agency Review: A “Notice of proposal in Your Neighborhood” was mailed June 4, 2018. The
following Bureaus have responded:
The Life Safety Section of BDS responded with the following comments: Life Safety Plan Review
does not object to the approval of this proposal. The applicant should be aware that several
building code requirements may impact the final design of this building. Please see Exhibit E-1
for additional details.
The Fire Bureau responded with the following comment: A separate building permit is required
for this proposal. All applicable Fire Code requirements shall apply at the time of permit review
and development. Please see Exhibit E-2 for additional details.
The Site Development Section of BDS responded with the following comment: The site is
relatively flat and is not located within the 100-year floodplain. Erosion prevention and
sediment control requirements found in Title 10 apply to both site preparation work and
development. Please see Exhibit E-3 for additional details.
The Water Bureau responded with the following comment: Water is available from the 8” main
in NW Glisan Street and 6” main in NW 23rd Avenue. The site has (2) 5/8” metered domestic
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services. Services not used in the new development must be removed at time new services are
installed. Please see Exhibit E-4 for additional details.
The Bureau of Environmental Services responded with the following comment: BES does not
object to approval of the historic review application. The proposed development will be subject
to BES standards and requirements during the permit review process. Please see Exhibit E-5
for additional details.
The Portland Bureau of Transportation responded with the following comment: PBOT does not
object to the approval of the historic review. NW 23rd Avenue is a 12-foot arterial street within a
pedestrian district requiring a 15-foot sidewalk corridor. Given the relatively small size of the
site, and that this is a replacement building, the applicant received approval of a Public Works
Alternative Review to not have to dedicate 3 feet along NW 23rd Avenue. Parking and Loading
are not required and none are proposed. Please note that the frontages, including ADA corners,
shall be required to be reconstructed under a separate Public Works permit as a condition of
building permit approval. Please see Exhibit E-6 and A-9 for additional details.
The Urban Forestry Services responded with the following comment: Urban Forestry does not
object to approval of the proposed development, however the removal of the existing red maple
is not allowed because the tree is not dead, dying, or dangerous, and is not a nuisance species
list. If the applicant believes the tree must be removed to facilitate development, the applicant
must provide adequate analysis demonstrating why the tree cannot be preserved while
developing the site to City standards. Pruning of damaged portions of the tree and areas that
interfere with the building or scaffolding will be allowed. Please see Exhibit E-7 for additional
details.
Staff Response: Staff forwarded the responses to the applicant. The applicant noted that Urban
Forestry response at the DAR was different. The tree was then allowed to be removed. Urban
Forestry responded that because the tree went through two winters and was in good enough
condition, this warrants the retention of the tree. Staff will add a note on the site plan to retain
the existing red maple.
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on June 4,
2018. One written response has been received from either the Neighborhood Association or
notified property owners in response to the proposal.
1. Sarah Eastman, neighbor; June 22, 2018, responded with concerns regarding the use of
Juliet balconies, lack of parking proposed, and the use of Aluminum fins not fitting in the
Alphabet Historic District. Refer to Exhibit F-1 for more details.
Procedural History: This proposal was heard before one Design Advice Request on March 12,
2018. Following, is a summary of the Historic Landmarks Commission comments and
Applicant response:
1.
Massing, Scale and Height. (CDG Appendix I Guidelines 2,3 and CDG Guidelines P1,
P2, P7)
The body of the building is responsive to the context in terms of massing, scale, and
height. The building feels comfortable. Matching the datum of adjoining building is good.
No need to increase the height of the ground level because this would shift the datum
taken from adjacent buildings.
2.

Design Character of the Building within its Context
A. The Building. (CDG Appendix I Guidelines 2, 3 and CDG Guidelines P1, P2, D7)
Nice creative solution for an infill site in a historic district. Perfect example of modern
expression of the local architecture that fits well within its context. Small building with
restrained elements. The unit of modularity used helps the building fit-in the context.
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B. The Base and Corner. (CDG Appendix I Guidelines 2, 3 and CDG Guidelines P1, P2, D2,
D7, E1, E3)
The corner canopy works better. The wide interior columns work well for the base. The
void quality of the base is ok.
Applicant response: Proposing the corner canopy.
C. The Cornice. (CDG Appendix I Guidelines 2, 3 and CDG Guidelines P1, P2, D7)
Though minimal for the district, the design of the cornice is appropriate for the style of
the proposed building.
D. Residential Windows and Juliet Balconies. (CDG Appendix I Guidelines 2, 3 and CDG
Guidelines P1, P2, D7)
Some concerns over the proportion of the windows, but mitigated by the Juliet
balconies. The balconies should not protrude. Prefer simpler railings.
Applicant response: The balconies don’t protrude. The railings are simpler.
3.

Materials and Detailing (CDG Guidelines D6, D8)
A. Glazed Porcelain Tiles.
Some concerns over how the building is assembled, how the materials fit together
(specifically tiles and fins), and the machine-made look of the stacked bond porcelain tiles
rather than hand-made.
Applicant response: Provided details. Will provide tiles with variation in the finish.
B. Metal Fins
Concerns over the gauge and detailing of the metal fins.
Applicant response: Provided details of the fins.

4.

Mechanical
A. Rooftop Mechanical
Should be minimally visible.
Applicant response: All residential mechanical equipment, including vents and
condensers, is located in the northeast corner of the roof, and is not visible from the street.
B. Vents and Louvers
Any vents proposed would need to be brought to the Commission for discussion.
Applicant response: All required ground level utilities, including one 3-square foot vent
proposed above the residential exit door along NW 23rd Avenue, are organized in the north
corner of the west façade, and are painted to blend in with the tiles.

ZONING CODE APPROVAL CRITERIA
Chapter 33.846.060 - Historic Resource Review
Purpose of Historic Resource Review
Historic Resource Review ensures the conservation and enhancement of the special
characteristics of historic resources.
Historic Resource Review Approval Criteria
Requests for Historic Resource Review will be approved if the review body finds the applicant
has shown that all of the approval criteria have been met.
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Findings: The site is located within the Alphabet Historic District and the proposal is
for a non-exempt treatment. Therefore, Historic Resource Review approval is required.
The approval criteria are the Community Design Guidelines and the Historic Alphabet
District Community Design Guidelines Addendum.
Staff has considered all guidelines and addressed only those applicable to this proposal.
Historic Alphabet District - Community Design Guidelines Addendum
2.
Differentiate New from Old. New additions, exterior alterations, or related new
construction will retain historic materials that characterize a property to the extent practicable.
Replacement materials should be reasonable facsimiles of the historic materials they replace.
The design of new construction will be compatible with the historic qualities of the district as
identified in the Historic Context Statement.
3.
Hierarchy of Compatibility. Exterior alterations and additions will be designed to be
compatible primarily with the original resource, secondarily with adjacent properties, and
finally, if located within a historic or conservation district, with the rest of the District. Where
practical, compatibility will be pursued on all three levels. New development will seek to
incorporate design themes characteristic of similar buildings in the Historic Alphabet District.
Findings for 2 and 3: The diverse architecture of the Historic Alphabet District
preserves the memory of the diverse populations that have lived there, from the
mansions of the West End to the streetscape-era building boom of the Lewis & Clark
Centennial. Density increases along NW 21st and NW 23rd Avenues, the main
commercial thoroughfares of the neighborhood, and toward Burnside Street. The mixeduse and multi-family structures that dominate the area today reflect this diversity in
their wide range of sizes, density, architectural styles, and materials. These consistent
architectural elements unite the district. This proposal is in keeping with this diversity.
The site of this proposal is small and so is the building. It is in keeping with the historic
pattern of the district. The building is designed to be compatible with its close
surrounding as well as the historic district in general.
Massing and height, often the result of construction methods and small lot sizes within
the neighborhood, are in this proposal a direct response to the surrounding context.
The proposal takes cues from its neighbors both on NW 23rd Avenue and NW Glisan.
Common floor-to-floor heights and horizontal datum lines taken from the nearby
Campbell Hotel, achieve a visually consistent elevation along NW 23rd Ave. And along
NW Glisan, the parapet line aligns with the rooftop railing of the adjacent building to
help better relate to it. The proposed tile work adds to the character and quality of the
building in a manner reminiscent of the district’s period of historic significance but with
using contemporary construction. These guidelines are met.
Community Design Guidelines
P1. Plan Area Character. Enhance the sense of place and identity by incorporating site and
building design features that respond to the area’s desired characteristics and traditions.
P2. Historic and Conservation Districts. Enhance the identity of historic and conservation
districts by incorporating site and building design features that reinforce the area’s historic
significance. Near historic and conservation districts, use such features to reinforce and
complement the historic areas.
Findings for P1 and P2: The Northwest District is unique in its eclectic inventory of
buildings, and its unique active, human-scale environments. The wide range in
architecture styles served as inspiration for the detailing of the proposed façade. The
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proposed building responds to the area’s desired characteristics and traditions by using
the full site, integrating retail at the ground floor with residence above, and featuring
large storefront windows, canopies, and Juliet balconies above. In addition, the retail
entry is along NW 23rd Avenue, a main commercial thorough; and the residential entry
is along NW Glisan, a street that has a more residential character. This new addition
would add vitality to this important corner of the district along an important
commercial spine of the neighborhood. As mentioned above, the proposed site and
building design features reinforce and complement the Alphabet Historic District. These
guidelines are met.
E1. The Pedestrian Network. Create an efficient, pleasant, and safe network of sidewalks
and paths for pedestrians that link destination points and nearby residential areas while
visually and physically buffering pedestrians from vehicle areas.
Findings: The sidewalks will be improved, as required by the Portland Bureau of
Transportation. Both the commercial and residential entrances are protected with a
canopy that wraps around the corner of the building. The planted zone with new trees
creates a buffer between pedestrians and vehicles. This guideline is met.
E3. The Sidewalk Level of Buildings. Create a sense of enclosure and visual interest to
buildings along sidewalks and pedestrian areas by incorporating small scale building features,
creating effective gathering places, and differentiating street level facades.
E4. Corners that Build Active Intersections. Create intersections that are active, unified,
and have a clear identity through careful scaling detail and location of buildings, outdoor areas
and entrances.
Findings for E3 and E4: The sidewalk level of the building is differentiated from the
upper floors through the use of a storefront system distinguishing the commercial areas
from the private upper floors. The vast amount of glazing at the ground level will allow
views to the active interior spaces, encouraging engagement between the interior and
exterior. The pedestrian realm will be framed by the building and the proposed street
trees. A corner canopy is proposed to wrap around at ground level in order to cover both
the retail and residential entrances, and to reinforce the pedestrian scale of the building
at the ground level. Storefront, canopy, sign, and wall detailing that extend to the upper
floors are proposed at the ground level of the building to add visual interest and enrich
the pedestrian experience. Per the Commission’s direction, staff has added a Condition
of Approval C relating to the design of the canopy corner.
With Condition of Approval C, that if during building permit review the canopy is required
to be reduced in size, the canopy may be revised to be reduced to a minimum 5’-0” in
width, and/or revised to have a rounded or chamfered corner, these guidelines are met.
E5. Light, Wind, and Rain. Enhance the comfort of pedestrians by locating and designing
buildings and outdoor areas to control the adverse effects of sun, shadow, glare, reflection,
wind, and rain.
Findings: The corner canopy covering both retail and residential entrances, is large
enough to help protect passerby, pedestrians, and visitors to the building from the rain.
As is noted above, new street trees are proposed to provide additional protection along
the frontages. This guideline is met.
D2. Main Entrances. Make the main entrances to houses and buildings prominent,
interesting, pedestrian-accessible, and transit-oriented.
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Findings: Following the historic urban pattern of the neighborhood, the main retail
entrance to the building faces NW 23rd Avenue which is one of two main commercial
thoroughfares in the neighborhood. The glass retail entrance is integrated within the
storefront, emphasizing visual connections between interior and exterior spaces. The
residential entrance is located on NW Glisan Street, which is the quieter more
residential street. This residential entrance is closed-off by a see-through metal gate
that echoes the detailing of the Juliet balconies above. Both entrances are highlighted
with an overhead canopy. The choice of these materials underlines the two uses of the
building, maximum transparency at the retail, and ornamental metal at the
residential. Bus stops are located at the northwest and southeast corners of this
intersection. This guideline is met.
D3. Landscape Features. Enhance site and building design through appropriate placement,
scale, and variety of landscape features.
Findings: Proposed street trees along with flower boxes at the residential
Juliet balconies add human scale to the outdoor environment. This guideline
is met.
D5. Crime Prevention. Use site design and building orientation to reduce the likelihood of
crime through the design and placement of windows, entries, active ground level uses, and
outdoor areas.
Findings: The proposed building features an abundance of lighting coming from the
interior of the retail space and visibility between the interior and exterior which will help
prevent instances of crime. Nearly the entire ground floor commercial space is glazed
with storefront windows which will be transparent, and help promote eyes on the street
during the day. Nearly all units feature Juliet balconies in addition to full length
windows to also establish eyes on the street on both street sides and at all time of the
day and night. In addition, a see-through metal gate is proposed at the residential
entrance that will ensure privacy and security. This guideline is met.
D7. Blending into the Neighborhood. Reduce the impact of new development on established
neighborhoods by incorporating elements of nearby, quality buildings such as building details,
massing, proportions, and materials.
Findings: The proposed building complements the neighborhood in its program, siting,
height, materiality, and simple detailing. The mixed-use character of the building
respects and continues the historic character and traditions of the neighborhood. The
façades of the building respond to immediately adjacent characteristics of the
neighborhood – the commercial street edge at the west frontage, and the residential
nature along the south frontage. The building’s height and massing respects that of its
neighbors. While slightly shorter than the Campbell Hotel located to the north, the
proposed height is the result of a simple cornice design with a generous ground level
retail height, which adds emphasis to the pedestrian level. The simple parapet enhances
the contemporary architectural character of the proposed building. The proposed
materials are porcelain tiles and aluminum fins which are a reminder of the simple
masonry and delicate metal frames of classic streetcar era construction. The residential
windows are proposed to be aluminum-clad wood, which will offer the desired character
of traditional wood but the added protection of the cladding. The simply ordered
placement of the residential windows within the facades are also a reminiscence of the
simply ordered facades of the classic streetcar era. The retail storefront system has a
simple look that emphasizes transparency. These simple elements help the building
blend in with its neighbors. This guideline is met.
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D8. Interest, Quality, and Composition. All parts of a building should be interesting to
view, of long lasting quality, and designed to form a cohesive composition.
Findings: As noted elsewhere, there is a deliberate simplicity in the design of the
proposed building, with both sides of the building facing the streets treated similarly in
terms of scale, fenestrations, and materials. The building is composed of one volume
that is clad in high quality porcelain tiles set in stacked bond layers between powdercoated metal fins. The inherent variability in the tile offsets the machine-look of the
stacked bond tiles. The metal fins provide necessary vertical joints in the tile skin, as
well as some visual rhythm. The residential windows are proposed to be aluminum-clad
wood. The modern proportion of these windows is balanced by the Juliet balconies
which are proposed within the thickness of the wall and aligned with the outer
thickness of the fins, rather than being attached to the face of the building. The design
of the building is primarily inspired by the simple masonry and delicate metal frames of
classic streetcar era construction, simply ordered facades, and the use of ornamental
metal. The building aims to continue the architectural legacy of the Alphabet district
without merely mimicking the old. The proposed signs for the retail space are of high
quality materials and of similar detailing as the building. This guideline is met.

DEVELOPMENT STANDARDS
Unless specifically required in the approval criteria listed above, this proposal does not have to
meet the development standards in order to be approved during this review process. The plans
submitted for a building or zoning permit must demonstrate that all requirements of Title 11
can be met, and 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 four-story mixed-use building is properly scaled with regard to the historic
district and will provide a nice example of how to design a small corner contemporary building
that is compatible with the historic district. The purpose of the Historic Resource Review
process is to ensure that additions, new construction, and exterior alterations to historic
resources do not compromise their ability to convey historic significance. As described in the
findings above, this proposal meets the applicable Historic Resource Review guidelines, and
therefore warrants approval.

LANDMARKS COMMISSION DECISION
It is the decision of the Landmarks Commission to approve Historic Design Review for the
construction of a new four-story mixed-use building that includes approximately 1,007 sf of
retail space, five residential units, 8 long-term parking spaces, seven rooftop mechanical units,
and a green roof. Exterior materials include porcelain tile, powder-coated aluminum fins, dark
stained concrete curb, powder coated aluminum white bronze Juliet balconies, butt-glazed
aluminum storefront system at the retail, and aluminum-clad wood windows at the residential
units.
Approvals per Exhibits C.1-C-38, signed, stamped, and dated July 9, 2018, subject to the
following conditions:
A. As part of the building permit application submittal, the following development-related
conditions (B – C) 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 18-161356 HR. All requirements must
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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. If during building permit review the canopy is required to be reduced in size, the canopy
may be revised to be reduced to a minimum 5’-0” in width, and/or revised to have a
rounded or chamfered corner.
D. No field changes allowed.
==============================================

By: _____________________________________________
Kirk Ranzetta, Landmarks Commission Chair
Application Filed: April 27, 2018
Decision Filed: June 26, 2018

Decision Rendered: June 25, 2018
Decision Mailed: July 12, 2018

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 April 27,
2018, and was determined to be complete on May 17, 2018.
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 April 27, 2018.
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 waived the 120day review period, as stated with Exhibit A-8. The 245 days expire on: May 17, 2019.
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. This report is the final decision of the
Landmarks Commission with input from other City and public agencies.
Conditions of Approval. This approval may be subject to a number of specific conditions,
listed above. Compliance with the applicable conditions of approval must be documented in
all related permit applications. Plans and drawings submitted during the permitting process
must illustrate how applicable conditions of approval are met. Any project 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,
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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.
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 July 26, 2018 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. Information and assistance in filing an appeal is
available from the Bureau of Development Services in the Development Services Center or the
staff planner on this case. You may review the file on this case by appointment at, 1900 SW
Fourth Avenue, Suite 5000, Portland, Oregon 97201. Please call the file review line at 503823-7617 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).
Upon submission of their application, the applicant for this land use review chose to waive the
120-day time frame in which the City must render a decision. This additional time allows for
any appeal of this proposal to be held as an evidentiary hearing, one in which new evidence
can be submitted to City Council.
Who can appeal: You may appeal 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 the 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. Last date to appeal: July 26, 2018.
Neighborhood associations may qualify for a waiver of the appeal fee. Additional information
on how to file and the deadline for filing an appeal will be included with the decision.
Assistance in filing the appeal and information on fee waivers are available from the Bureau of
Development Services in the Development Services Center, 1900 SW Fourth Ave., First Floor.
Fee waivers for neighborhood associations require a vote of the authorized body of your
association. Please see appeal form for additional information.
Recording the final decision. If this decision is not appealed, it will be final on July 27,
2018. It cannot be recorded before that date, but it must be recorded by the Multnomah
County Recorder before the approved use is permitted, any building or zoning permits are
issued.
•
By Mail: Send the two recording sheets (sent in separate mailing) and the final Land
Use Review decision with a check made payable to the Multnomah County Recorder
to: Multnomah County Recorder, P.O. Box 5007, Portland OR 97208. The recording
fee is identified on the recording sheet. Please include a self-addressed, stamped
envelope.
•

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

For further information on recording, please call the County Recorder at 503-988-3034.
Expiration of this approval. This decision expires 3 years from the date it is rendered unless:
•
A building permit has been issued, or
•
The approved activity has begun, or
•
In situations involving only the creation of lots, the land division has been recorded.
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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:
•
All conditions imposed here.
•
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 the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.
Meriam Rahali
July 9, 2018
EXHIBITS – NOT ATTACHED UNLESS INICATED
A. Applicant’s Statement:
1. Project Team Information
2. Project Information and Zoning
3. Project Description and Response to Guidelines
4. Response to DAR Comments
5. Original C Exhibits
6. Original Appendix
7. Stormwater Narrative
8. 120-Day Waiver
9. PBOT-Public Works Alternative Review Approval
10. Final Revised Appendix Drawings APP.1-APP.22 dated 6/5/2018
B. Zoning Map (attached)
C. Plan & Drawings
1. Site Plan (attached)
2. Vicinity Plan, Existing
3. Plan, Level 01 (attached)
4. Plan, Level 02
5. Plan, Level 03
6. Plan, Level 04
7. Plan, Roof
8. Elevation, West (attached)
9. Elevation, South (attached)
10. Elevation, East
11. Elevation, North (attached)
12. Section A
13. Section B
14. Section C
15. Details, Tile Module
16. Details, Vertical Fins at Tile
17. Details, Vertical Fins at Storefront
18. Details, Retail Signage
19. Details, Horizontal Datums
20. Details, Sidewalk Base
21. Product Info, Storefront System
22. Details, Residential Windows
23. Product Info, Residential Windows
24. Details, Balcony Railing
25. Details, Balcony Planter
26. Product Info, Balcony
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27. Facade Materials
28. Facade Materials, West Elevation
29. Facade Materials, South Elevation
30. Landscape Plan
31. Details, Ecoroof
32. Details, Street Trees
33. Product Info, Mechanical Equipment
34. Civil Site Plan
35. Civil Utility Plan
36. Diagram, Storefront Area
37. Diagram, Bike Parking
38. Diagram, FAR Calculations
Notification information:
1. Request for response
2. Posting letter sent to applicant
3. Notice to be posted
4. Applicant’s statement certifying posting
5. Mailed notice
6. Mailing list
Agency Responses:
1. Life Safety
2. Fire Bureau
3. Site Development Section of BDS
4. Water Bureau
5. Bureau of Environmental Services
6. Portland Bureau of Transportation
7. Urban Forestry
Letters:
1. Sarah Eastman, neighbor; on June 22, 2018, responded with concerns regarding the
use of Juliet balconies, lack of parking proposed, and the use of Aluminum fins not
fitting in the Alphabet Historic District.
Other:
1. Original LUR Application
2. Pre-Application Conference Documents: EA 17-259948
3. Design Advice Request Summary Memo and Commission Summary, EA 18-104265 DA,
held on March 12, 2018
4. Site Research
Historic Landmarks Commission Hearing:
1. Staff Report, Staff Memo, and Response to Guidelines submitted by Applicant, June 15,
2018
2. Staff Presentation, held on June 25, 2018

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).

