FINAL FINDINGS AND DECISION BY THE DESIGN
COMMISSION RENDERED ON August 23, 2018
CASE FILE NUMBER: LU 18-144978 DZM
PC # 18-101718
815 W Burnside

BUREAU OF DEVELOPMENT SERVICES STAFF:
Tanya Paglia 503-823-4989 / Tanya.Paglia@portlandoregon.gov
The Design Commission has approved a proposal in your neighborhood. This document is only
a summary of the decision. The reasons for the decision, including the written response to the
approval criteria and to public comments received on this application, are included in the
version located on the BDS website http://www.portlandonline.com/bds/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:

Bronson Graff and Isaac Johnson | Ankrom Moisan Architects, Inc.
38 NW Davis #300 | Portland, OR 97209
bronsong@ankrommoisan.com

Owner/Owner’s
Representative:

Brad Reisinger | LMC Burnside Holdings LLC
1325 4th Ave. Ste. 1300 | Seattle, WA 98101

Site Address:

815 W BURNSIDE ST

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

BLOCK 56 LOT 1-4, COUCHS ADD
R180204890
1N1E34CB 10600
3029

Neighborhood:
Business District:
District Coalition:

Pearl District, contact planning@pearldistrict.org
Downtown Retail Council, contact Lisa Frisch at
lfrisch@portlandalliance.com
Neighbors West/Northwest, contact Mark Sieber at mark@nwnw.org

Plan District:
Other Designations:

Central City - River District
None

Zoning:

CXd, Central Commercial with Design Overlay

Case Type:
Procedure:

DZM, Design Review with Modification
Type III, with a public hearing before the Design Commission. The
decision of the review body can be appealed to City Council.
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Proposal:
The applicant seeks Type III Design Review approval for a new seven-story mixed-use
residential and commercial development on a half block site located on W Burnside between
NW Park Ave and NW 9th Ave in the River District Subdistrict of the Central City Plan District.
The proposed building will be approximately 147,507 SF and include approximately 138
housing units, 8,960 SF of ground-floor commercial space, 50 below-grade parking spaces, 2
Standard B loading spaces (one on the ground level, and a second in the parking garage), and a
rooftop terrace. The residential lobby entrance will be located on Park Ave with a water feature
immediately adjacent on the east façade. Parking and loading access will be from NW 9th Ave.
Retail uses will occupy the entire W Burnside frontage and also wrap to the NW 9th and Park
Ave frontages. The parcel is currently occupied by a single-story retail tire sales and service
business.
The proposed building will sit on a two-floor base vertically spanned by concealed fastener
equitone piers with cast in place concrete bulkheads. The ground floor is composed of
aluminum storefront systems in a bronze finish, pre-finished metal louvers to match, and
painted steel canopies also matching storefront systems. The second floor has vinyl windows
with a bronze finish, pre-finished metal panels color matched to windows, and pre-finished
metal louvers to match. The primary cladding above the second floor is face-fastened, throughcolor, fiber reinforced concrete panel with smaller öko skin planks on the south façade facing
W Burnside and larger equitone panels on the east and west façades. The upper five stories
project a small amount over the W Burnside Base. The Burnside upper façade also terminates
in oriel window “tubes” at both ends where the öko skin meets a beveled frame element. These
oriels project 4’-0”.
Project Summary:
-

Site Area
Prop. GSF

20,001 square feet
147,507 square feet (approximately)

-

Max FAR allowed
Prop. FAR

9:1 (6:1 base FAR with 3:1 bonus)
6.28:1 (based on 125,641 square feet above grade area)

-

Max Height allowed
Prop. Height

100’-0” (Map 510-3, 1 of 3)
79’-3” (not including elevator overrun)

Mandatory inclusionary housing is required for this proposal and provides a bonus of up to an
additional 3:1 FAR. There are no height bonus options.
Modification requests [PZC 33.825.040]:
1. Reduce the required 10’ clearance of one of the two required Standard B loading spaces to
8’-2” (33.266.310.D).
2. Reduce the required width of the long-term bike parking spaces from 24” to 18”
(33.266.220.C.3.b).
Exception to Oriel Window Standards [Code Guide OSSC/32/#1 “Windows Projections into
Public Right of Way”]:
1. To not require windows at the sides of the oriel window projections on the east and west
elevations as projections greater than 2’-6” must have windows at all sides and required
side windows must be a minimum of 10% of side walls. (Standard E – Window Area)
2. Increase the width allowed for oriel window projections from 12’ wide to 32’-4”’ wide on the
east and west elevations (Standard F - Width).
Design review is required because the proposal is for exterior alterations in the Central City
Plan District.
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Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33,
Portland Zoning Code. The relevant approval criteria are:


River District Design Guidelines



33.825.040 Modification Criteria



Central City Fundamental Design Guidelines

ANALYSIS
Site and Vicinity: The subject site is a half block parcel located on West Burnside between
NW Park Ave and NW 9th Ave. The parcel is generally flat but with an approximate 4-foot slope
along Burnside rising from east to west. The southern-most portion of the North Park Blocks
abuts the site to the east. With 20,001 square feet of land, the site is currently occupied by a
single-story retail tire sales and service business. Historical imagery dating to the mid 1940’s
shows the site has been a continuous home to single story commercial use from at least that
period forward. The site’s longest frontage is along the busy West Burnside corridor, which
divides downtown proper from the River District and Pearl to the north and which marks the
intersection of the two halves of the downtown Portland block structure.
Surrounding buildings range in height and size from a two-story building abutting the site
occupying the northwest quarter of the subject block to the US Bank Tower four blocks to the
east and are of mixed uses, often with retail at the ground floor. Immediately across W
Burnside is an eight story, steel-framed modernist office building, designed in the International
Style by famed Portland architect Pietro Belluschi. Built in 1949, it is clad with a marble panel
curtain wall within which sit flush, steel sash windows and louvers. A large penthouse
comprises the ninth story of the building; it is adjacent to a hulking communications tower
which is covered with antennas and other equipment. Adjacent to the site to the north is a
quarter block development known as the ArtHouse. It is a six-story, L-shaped mixed-use
building with 50 apartments built to house Pacific Northwest College of Art (PNCA) art
students. The primary cladding includes brick and metal panel siding. The upper floors of the
building abutting its two street frontages are angled to the street property line in such a way as
to create shallow V-shapes facing the street. The metal panel material on the upper floors is
also molded into an undulating chevron pattern, with vertically-oriented valleys and ridges on
each panel. Further, individual sections of metal panel surrounding individual upper-story
windows are pivoted at repeating angles next to one another, creating a sense of movement and
a layered ‘fish scale’ pattern.
The site is located in the Central City Pedestrian District. On the east side of the site is NW
Park Avenue which is a one-way northbound street while to the west, NW 9th Ave is a two-way
street. Portland’s Transportation System Plan classifies W Burnside as a Major City Traffic
Street, Major Transit Priority Street, City Walkway, Major Emergency Response Street, and a
Local Service Street for all other modes. NW Park Avenue is classified as City Walkway, and a
Local Service Street for all other modes. NW 9th Avenue is classified as a Local Service Street for
all modes.
Zoning: The Central Commercial (CX) zone is intended to provide for commercial development
within Portland's most urban and intense areas. A broad range of uses is allowed to reflect
Portland's role as a commercial, cultural and governmental center. Development is intended to
be very intense with high building coverage, large buildings, and buildings placed close
together. Development is intended to be pedestrian-oriented with a strong emphasis on a safe
and attractive streetscape.
The “d” overlay promotes the conservation and enhancement of areas of the City with special
historic, architectural or cultural value. New development and exterior modifications to existing
development are subject to design review. This is achieved through the creation of design
districts and applying the Design Overlay Zone as part of community planning projects,
development of design guidelines for each district, and by requiring design review. In addition,

Final Findings and Decision for 815 W Burnside
Case Number LU 18-144978 DZM

Page 4

design review ensures that certain types of infill development will be compatible with the
neighborhood and enhance the area.
The Central City Plan District implements the Central City Plan and other plans applicable to
the Central City area. These other plans include the Downtown Plan, the River District Plan,
the University District Plan, and the Central City Transportation management Plan. The
Central City plan district implements portions of these plans by adding code provisions which
address special circumstances existing in the Central City area. The site is within the
Downtown Subdistrict of this plan district.
Land Use History: City records indicate that no prior land use reviews occurred, however the
following early assistance appointments include:
•

EA 18_101718 PC – Pre-application conference for the current proposal.

•

EA 18-129788 DA – Design Advice Request (DAR) hearing for the current proposal.

Agency Review: A “Request for Response” was mailed July 18, 2018. The following seven
Bureaus, Divisions and/or Sections responded with no objections and all seven of these
included comments found in Exhibits E1-E7:
•

Bureau of Environmental Services (Exhibit E.1)

•

Fire Bureau (Exhibit E.2)

•

Bureau of Transportation Engineering and Development Review (Exhibit E.3)

•

Life Safety Division of the Bureau of Development Services (Exhibit E.4)

•

Site Development Review Section of Bureau of Development Services (Exhibit E.5)

•

Water Bureau (Exhibit E.6)

•

Urban Forestry (Exhibit E.7)

Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on July 24,
2018. One written response has been received from either the Neighborhood Association or
notified property owners in response to the proposal.
1. David Dysert, Planning & Transportation Co-Chair, Pearl District Neighborhood
Association, August 3, 2018, noting great improvements from the initial design and
stating general support for the project based on:
•

Generous glazing, retail space that will activate the streetscape, continuous
canopies along the sidewalk, and the proposed water feature on the ground
floor,

•

The inclusion of affordable, family-size units,

•

Reduction of loading access to one space,

But also stated certain lingering concerns about the design including:
•

Concerns that Burnside facade is too disjointed in pattern and glazing and
preference for a more rational, legible pattern,

•

Concerns with how the öko skin material meets the metal "frame" component on
the west and east facades,

•

Preference that the Park Ave façade be a grander treatment to respect the future
public space that the Green Loop will become,
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Preference for no parking on site and project budget shifted to quality and
permanence over parking.

Staff Response: The findings below discuss how the project meets applicable Design
Guidelines.
Procedural History:
Design Advice Request (DAR) hearing #1
A Design Advice Request (DAR) - EA 18-129788 DA - was held on April 19, 2018. Feedback
from the Portland Design Commission included:
•

The proposed building is in one of the most prominent corners in downtown. It thus
needs to be extraordinary and not be a “background building”. The primary materials
are good, but the composition needs work. The building should convey a sense of place,
drawing from- as well as contributing to- the area's character.

•

The ground floor needs a grander scale and appears squashed. Ways to create a
stronger base should be explored and the building’s overwhelming verticality should be
softened.

•

The oriels are not working, make the building feel heavier and are not the right
approach for this building. If oriels continue to be used, they should be special accents
rather than scattered around the building. Balconies instead of oriels would help,
especially on the Park Blocks frontage.

•

The Burnside elevation’s ground floor should be more transparent. There are too many
piers and the niches for entrances should be wider.

•

The horizontal patterning of the end walls does not have much to do with the verticality
of the building. The shift in material on this elevation is fairly abrupt and the
composition reads as a 3-sided building.

•

The parking is in the right location, but the current design presents too long of a
parking/loading condition along NW 9th Ave. A ground floor window Modification is
unlikely to be supported. Efforts should be made to move one of the B spaces to the
basement and narrow the loading area.

Design Advice Request (DAR) hearing #2
A Design Advice Request (DAR) - EA 18-129788 DA - was held on May 17, 2018. Feedback
from the Portland Design Commission included:
•

The Applicant shared several options to address the ground floor scale issue raised at
DAR #1. The Commission encouraged an option that featured a five-story lifted volume
(“tube”) sitting on top of a double height base.

•

Material change from brick to öko skin and equitone for this project in this location
could meet guidelines, but it was noted that how the material was detailed would be
key.

•

Water feature should be included to meet guidelines. It doesn’t have to be big and
should be well integrated.

•

The W Burnside façade is a vast improvement over the last design and is to be highly
commended. The window and material patterning is neatly organized and woven into a
beautiful fabric. There’s a rhythm and a sensibility that gives it a carpet like quality.
This cohesion makes the façade feel like a single form.
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•

The design treats the southeast corner as an intersection of two planar elevations rather
than as a special corner. Weaving the two facades together could be one way to better
integrate the corner.

•

Setting back Park Blocks ground level approximately 3’ from property line at entries
addresses the need for more space facing the Park Blocks.

•

There should be balconies or juliets facing the Park Blocks.

Design Advice Request (DAR) hearing #3
A Design Advice Request (DAR) - EA 18-129788 DA - was held on June 15, 2018. Feedback
from the Portland Design Commission included:
•

Based on Commission feedback in DAR #2, applicant worked to refine the design option
featuring a five-story lifted volume sitting on top of double height base. Commission
encouraged this direction of the design’s evolution.

•

While staff recommended adding balconies facing the Park Blocks rather than juliets,
juliets meet the spirit of the guidelines.

•

The canopy design is moving in the right direction.

•

Commissioners noted that exposed fasteners would not be appropriate on lower stories
of the building, especially along these well-travelled streets.

The first Design Review (DZ) hearing
The Type III Design Review application was deemed complete on July 6, 2018 and the first
hearing with the Design Review Commission was held on August 23, 2018. The proposal had
been refined since last presented at the third DAR. Changes since DAR #3 included:
•

The design of the end walls which now included color matched equitone and metal
panel wrapping the equitone pattern from the east and west elevations over to the north
elevation.

•

A shift to larger equitone panels on the east and west facades, and

•

A fully designed water feature facing the Park Blocks that references the river.

The Staff Report recommended approval with two conditions of approval. These were:
•

A condition requiring that exposed fasteners not be used at the two-story base to attach
the cladding to the building, and

•

A condition that required a third column of juliet balconies facing the Park Blocks.

Based on a revised set of drawings presented at the hearing, the first condition of approval was
no longer required as the new drawings now indicated that only concealed fasteners would be
used on the first two levels of the building. In response to the second condition, the applicant
shared studies on how to best add a third column of juliet balconies to the east elevation.
These indicated that the only way to make it work would be to include two balconies in a single
unit on each floor in addition to a single balcony on another unit on each floor. The
Commissioners did not find that adding a second balcony to a given unit per floor better met
the design guidelines and asked for the condition to be struck. The Commission accepted the
Staff Report but struck the two extra conditions of approval.
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ZONING CODE APPROVAL CRITERIA
Chapter 33.825 Design Review
Section 33.825.010 Purpose of Design Review
Design review ensures that development conserves and enhances the recognized special design
values of a site or area. Design review is used to ensure the conservation, enhancement, and
continued vitality of the identified scenic, architectural, and cultural values of each design
district or area. Design review ensures that certain types of infill development will be
compatible with the neighborhood and enhance the area. Design review is also used in certain
cases to review public and private projects to ensure that they are of a high design quality.
Section 33.825.055 Design Review Approval Criteria
A design review application will be approved if the review body finds the applicant to have
shown that the proposal complies with the design guidelines for the area.
Findings: The site is designated with design overlay zoning (d), therefore the proposal
requires Design Review approval. Because of the site’s location, the applicable design
guidelines are the Central City Fundamental Design Guidelines and River District
Guidelines.
River District Design Guidelines and Central City Fundamental Design Guidelines
The River District is a remarkable place within the region. The area is rich with special and
diverse qualities that are characteristic of Portland. Further, the River District accommodates
a significant portion of the region’s population growth. This area emphasizes the joy of the
river, connections to it, and creates a strong sense of community. The goals frame the urban
design direction for Central City and River District development.
The Central City Fundamental Design Guidelines and the River District Design Guidelines
focus on four general categories. (A) Portland Personality, addresses design issues and
elements that reinforce and enhance Portland’s character. (B) Pedestrian Emphasis,
addresses design issues and elements that contribute to a successful pedestrian environment.
(C) Project Design, addresses specific building characteristics and their relationships to the
public environment. (D) Special Areas, provides design guidelines for the four special areas of
the Central City.
River District Design Goals
1. Extend the river into the community to develop a functional and symbolic relationship with
the Willamette River.
2. Create a community of distinct neighborhoods that accommodates a significant part of the
region’s residential growth.
3. Enhance the District’s character and livability by fostering attractive design and activities
that give comfort, convenience, safety and pleasure to all its residents and visitors.
4. Strengthen connections within River District, and to adjacent areas.
Central City Plan Design Goals
1. Encourage urban design excellence in the Central City;
2. Integrate urban design and preservation of our heritage into the development process;
3. Enhance the character of the Central City’s districts;
4. Promote the development of diversity and areas of special character within the Central City;
5. Establish an urban design relationship between the Central City’s districts and the Central
City as a whole;
6. Provide for a pleasant, rich and diverse pedestrian experience for pedestrians;
7. Provide for the humanization of the Central City through promotion of the arts;
8. Assist in creating a 24-hour Central City which is safe, humane and prosperous;
9. Ensure that new development is at a human scale and that it relates to the scale and
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desired character of its setting and the Central City as a whole.
Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project.
A1. Integrate the River. Orient architectural and landscape elements including, but not
limited to lobbies, entries, balconies, terraces, and outdoor areas to the Willamette River and
greenway. Develop access ways for pedestrians that provide connections to the Willamette River
and Greenway.
A1-1. Link the River to the Community. Link the Willamette River to the community
reinforcing the river’s significance. This guideline may be accomplished by:
1) Organizing land areas and groupings of buildings to visually define the river’s linkage to the
community.
2) Focusing and articulating roadways and pedestrianways to emphasize the river.
3) Developing projects that celebrate the river and contribute to creating centers of interest
and activity that focuses on the Willamette.
4) Connecting the internal areas of the District to the Willamette Greenway Trail.
A2. Emphasize Portland Themes. When provided, integrate Portland-related themes with the
development’s overall design concept.
A5. Enhance, Embellish and Identify Areas. Enhance an area by reflecting the local
character within the right-of-way. Embellish an area by integrating elements in new
development that build on the area’s character. Identify an area’s special features or qualities
by integrating them into new development.
A5-1. Reinforce Special Areas. Enhance the qualities that make each area distinctive within
the River District, using the following “Special Area Design Guidelines” (A5-1-1 – A5-1-5).
A5-1-1. Reinforce the Identity of the Pearl District Neighborhood. This guideline may be
accomplished by:
1) Recognizing the urban warehouse character of the Pearl District when altering existing
buildings and when designing new ones.
2) Recognizing the urban warehouse character of the Pearl District within the design of the
site and open spaces.
3) Designing buildings which provide a unified, monolithic tripartite composition
(base/middle/top), with distinct cornice lines to acknowledge the historic building fabric.
4) Adding buildings which diversify the architectural language and palette of materials.
5) Celebrating and encouraging the concentration of art and art galleries and studios with
design features that contribute to the Pearl District’s “arts” ambiance. Consider features
that provide connectivity and continuity such as awnings, street banners, special graphics,
and streetscape color coordination, which link shops, galleries, entrances, display windows
and buildings. Active ground level retail that opens onto and/or uses the sidewalk can
contribute to the attraction of the “arts” concentration.
A5-3. Incorporate Water Features. Incorporate water features or water design themes that
enhance the quality, character, and image of the River District. This guideline may be
accomplished by:
1) Using water features as a focal point for integrated open spaces.
2) Taking cues from the river, bridges, and historic industrial character in the design of
structures and/or open space.
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3) Integrating stormwater management into the development.
A5-4. Integrate Works of Art. Integrate works of art or other special design features that
increase the public enjoyment of the District. This guideline may be accomplished by:
1) Integrating art into open spaces or along pathways.
2) Incorporating art within the structure of the building.
3) Using “found objects” that are remnants from the area’s history.
A9. Strengthen Gateways. Develop and/or strengthen gateway locations.
A9-1. Provide a Distinct Sense of Entry and Exit. When developing at gateway locations,
provide a distinct sense of entry and exit that relates to the special qualities of an area. This
guideline may be accomplished by:
1) Orienting building massing and form towards the intersection of a major district entrance.
2) Creating structures or art or using special historic structures to frame a key district or
special area entry.
C1-1. Increase River View Opportunities. Increase river view opportunities to emphasize the
River District ambiance. This guideline may be accomplished by:
1) Designing and locating development projects to visually link their views to the river.
2) Providing public stopping and viewing places which take advantage of views of River
District activities and features.
3) Designing and orienting open space and landscape areas to emphasize views of the river.
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 for A1, A1-1, A2, A5, A5-1, A5-1-1, A5-3, A5-4, A9, A9-1, C1-1 and C10:
The site is located at a unique contextual convergence point sitting at a meeting point
between the W Burnside corridor, the Pearl District Neighborhood, and the North Park
Blocks. The proposed building sits along the southern boundary of the River District
subdistrict of the Central City, adjacent to the North Park Blocks, which heads
northwards towards the river before a terminus at the main Post Office site, slated to be
redeveloped into a key destination in the area. The subject site is situated on the north
side of W Burnside, an east-west corridor which leads to the waterfront nine blocks to the
east and into the Pearl District neighborhood to the west. The proposal will thus serve as
a key gateway building as part of the entry sequence into the River District and a focal
point along routes to the river.
The proximity of the Willamette River is acknowledged in the design of the water feature
proposed near the building’s main residential entry facing the Park Blocks which echoes
the river’s undulating shape. The slow flowing water feature recalling the Willamette River
is intended to be visible from the Park. The acknowledgement of the east/west axial
relationship to the river is captured in the views of and from, the rooftop amenity deck
The block structure along W Burnside takes a very distinctive jog just as NW Park Ave
intersects with W Burnside St resulting in the subject block shifting out into Burnside.
This makes the site’s SE corner unusually prominent and thus special, sitting proud of
the Park Blocks and the blocks to the east. The proposed building presents a strong
response to this shift in block frontages with a lifted five story volume along W Burnside
that resolves in highly-glazed, oversized oriel projections on the east and west facades
that are framed with a beveled metal edges and wrapped with a continuation of the öko
skin patterning that stretches across the southern façade.
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The oriels project 4’-0” over the right-of-way but are not obtrusive as they sit high up over
a two-level base and are a highly transparent element of the building. The large framed
oriel and strong base create a SE corner that is distinctive and grand in scale which is
appropriate to its context in a gateway location on Burnside and the Park Blocks. The
design will contribute to the place-making called for at this dramatic intersection and
help provide a distinct sense of entry and exit into the River District.
In addition to the scale and framed oriel elements of the building, the design of the “skin”
of the elevated bar volume is an active tapestry of white and grey panels contrasting
against dark windows, woven together to form a distinctive effect along W Burnside.
Given its highly visible location and eye-catching design, the building will serve as a
wayfinding landmark for pedestrians, playing an important role in the City’s urban fabric,
and will not be a background building. The proposal will contribute to the unique sense
of place in the River District and build on the area’s character. The incorporation of a
water/art feature facing the Park Blocks and marking the building’s residential entry
enhances the place-making quality of the proposed building. The water feature proposed
reflects the character of the neighborhood by referencing the river in its design.
These guidelines are met.
A4. Use Unifying Elements. Integrate unifying elements and/or develop new features that
help unify and connect individual buildings and different areas.
Findings for A4: The building’s simple block massing, grid facades, steel canopies, and
ground floor storefront, are consistent with the character of the area. The strong two-floor
base will add prominence to the ground level and contribute to tying the building into the
district where strong bases are prevalent. The base expression of the building mimics
nearby buildings on Burnside with an alternating rhythm of pilaster and glass, shaded at
the ground level by canopies that span the space between each pilaster.
The concrete panel cladding and patterning echo elements of the Belluschi designed
AT&T building across the street, visually connecting the proposal to a building designed
by one of Portland most historically lauded architects. Although the proposed building’s
exterior materials are notable in a neighborhood with a preponderance of brick cladding
on existing buildings, the active retail space and lobby at the first floor, with apartments
on the upper floors, establishes an urban residential presence on this southern leg of the
North Park Blocks. In concert with the ArtHouse, the proposal will bring a desirable 24hour presence to this stretch of the Park Blocks, helping to unify and connect this site
with the mixed-use, 24-hour character of the Pearl and Downtown Districts.
While the fiber reinforced concrete panel transitions between larger equitone planks on
the east, west, and north facades and smaller öko skin plank patterning on the south
façade, the sensibility of the patterning wraps smoothly from the more intricate southern
expression to the simpler expression found on the other three facades. While the north
façade is largely an end wall condition, the equitone “frame” wraps seamlessly to this side
of the building with the color of the metal panels matching the color of the equitone to
create a cohesive façade.
This guideline is 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.
C1. Enhance View Opportunities. Orient windows, entrances, balconies and other building
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elements to surrounding points of interest and activity. Size and place new buildings to protect
existing views and view corridors. Develop building façades that create visual connections to
adjacent public spaces.
C6. Develop Transitions between Buildings and Public Spaces. Develop transitions between
private development and public open space. Use site design features such as movement zones,
landscape elements, gathering places, and seating opportunities to develop transition areas
where private development directly abuts a dedicated public open space.
D1. Park Blocks. Orient building entrances, lobbies, balconies, terraces, windows, and active
use areas to the Park Blocks. In the South Park Blocks, strengthen the area’s emphasis on
history, education, and the arts by integrating special building elements, such as water
features or public art. In the Midtown Park Blocks, strengthen the connection between the
North and South Park Blocks by using a related system of right-of-way elements, materials,
and patterns. In the North Park Blocks, strengthen the area’s role as a binding element
between New China/Japantown and the Pearl District.
Findings for B5, C1, C6 and D1: With seven new stories rising from the street lot line,
except at the first floor where portions of the building are pulled back, the building will
create and enhance a sense of urban enclosure along both the North Park Blocks and W
Burnside Street frontages. The main residential lobby entrance of the proposed building
and two of its retail spaces directly face the North Park Blocks across the street, with
large windows that provide clear visual connections to the park. Per the River District
Guidelines, “sidewalks on blocks facing the adjacent Park Blocks are envisioned as patios
surrounding the park, a place for sidewalk cafes and other activities which enhance the
pedestrian atmosphere.”
The proposed building will add semi-private outdoor space to the building’s Park Blocks
frontage which will help realize the patio motif. The ground floor perimeter of the
proposed building is set back 3’-0” at the residential entry, and along significant portions
of the Park Ave retail frontage, to create a buffer from the ‘Pedestrian Through-Zone’ for
spill-out seating and tables in a retail food service scenario. These recesses generally
create semi-public /semi-private transition areas, shelter from the weather, and
opportunities for seating. Large storefront windows and glazed door entries visually
connect and activate the surrounding sidewalks to the building’s interiors. On the upper
floors as well, the highly glazed residential units facing the Park Blocks will provide
further visual connections between the building and the park. The juliet balconies on
these upper floors will add to a lively and active response to the Park Blocks, increasing
the opportunities for “eyes on the street” for the public space.
The proposed building will enhance the urban character and vitality of the North Park
Blocks by bringing a significant housing project to the area, and by creating opportunities
for new active, street level commercial activity. The mixed-use nature of the building will
diversify activity on the Park Blocks and give this intersection a new 24-hour presence,
helping to enliven this location between Old Town, Downtown and the Pearl. The
commercial space located on the ground floor at the prominent W Burnside and NW Park
corner faces south & east, providing a desirable location for a potential café.
These guidelines are met.
A3. Respect the Portland Block Structures. Maintain and extend the traditional 200-foot
block pattern to preserve the Central City’s ratio of open space to built space. Where
superblocks exist, locate public and/or private rights-of-way in a manner that reflects the 200foot block pattern, and include landscaping and seating to enhance the pedestrian
environment.
A3-1. Provide Convenient Pedestrian Linkages. Provide convenient linkages throughout the
River District that facilitate movement for pedestrians to and from the river, and to and from
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adjacent neighborhoods. This guideline may be accomplished by:
1) Using visual and physical cues within the design of the building and building entries to
express connections to the river and to adjacent neighborhoods.
2) Orienting integrated open spaces and trails that physically and visually link the river
and/or surrounding neighborhoods.
3) Reusing or retaining cobblestone within the design of new development.
4) Encouraging flexibility and creativity along streets enhancing their historic or cultural role.
5) Creating visual and physical links across major corridors such as I-405, Burnside, and
Front/Naito to strengthen connections to the river and other neighborhoods.
A5-1-2. Reinforce the Identity of the North Park Blocks Area. This guideline may be
accomplished by:
1) Creating a sense of enclosure for the North Park Blocks with buildings which are at least
two or preferably more stories in height.
2) Locating garage entrances and driveways away from Park Block facades.
3) Using neon, or indirectly-lit signs, rather than internally-lit signs.
A7. Establish and Maintain a Sense of Urban Enclosure. Define public rights-of-way by
creating and maintaining a sense of urban enclosure.
Findings for A3, A3-1, A5-1-2 and A7: The subject half-block site is located on a
traditional 200-foot block. Replacing a one-story building and its large surface parking
area with a building that occupies the entire site with building walls at the street lot line
reinforces the block structure. Highlighting the SE corner of the site with a large, framed,
glassy oriel projection emphasizes the change in right of way size along Burnside at this
block. This highlights a unique condition of the Portland block structure. The building
includes clear, direct, accessible pedestrian entries to the building along the three streetfacing frontages. Along the NW Park Blocks frontage, the base of the building has been
pulled back from the lot line at the first floor, creating a wider, more generous pedestrian
environment and a generous zone for future outdoor seating.
The proposal, at seven stories tall, will create a desirable sense of enclosure on the North
Park Blocks and will work together with the adjacent six story ArtHouse to create a
continuous street wall along the block. Parking and loading use a combined entry located
away from the Park Blocks and West Burnside facades situated midblock along the NW
9th Ave frontage. The Oriel Windows facing east and west create view opportunities both
‘in-from’ and ‘out-to’ the Burnside street axis.
These guidelines are met.
A8. Contribute to a Vibrant Streetscape. Integrate building setbacks with adjacent
sidewalks to increase the space for potential public use. Develop visual and physical
connections into buildings’ active interior spaces from adjacent sidewalks. Use architectural
elements such as atriums, grand entries and large ground-level windows to reveal important
interior spaces and activities.
B1. Reinforce and Enhance the Pedestrian System. Maintain a convenient access route for
pedestrian travel where a public right-of-way exists or has existed. Develop and define the
different zones of a sidewalk: building frontage zone, street furniture zone, movement zone, and
the curb. Develop pedestrian access routes to supplement the public right-of-way system
through superblocks or other large blocks.
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B1-1. Provide Human Scale to Buildings along Walkways. Provide human scale and interest
to buildings along sidewalks and walkways. This guideline may be accomplished by:
1) Providing street furniture outside of ground floor retail, such as tables and chairs, signage
and lighting, as well as large windows and balconies to encourage social interaction.
2) Providing stoops, windows, and balconies within the ground floors of residential buildings.
B2. Protect the Pedestrian. Protect the pedestrian environment from vehicular movement.
Develop integrated identification, sign, and sidewalk-oriented night-lighting systems that offer
safety, interest, and diversity to the pedestrian. Incorporate building equipment, mechanical
exhaust routing systems, and/or service areas in a manner that does not detract from the
pedestrian environment.
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.
B6. Develop Weather Protection. Develop integrated weather protection systems at the
sidewalk-level of buildings to mitigate the effects of rain, wind, glare, shadow, reflection, and
sunlight on the pedestrian environment.
B7. Integrate Barrier-Free Design. Integrate access systems for all people with the building’s
overall design concept.
C7. Design Corners that Build Active Intersections. Use design elements including, but not
limited to, varying building heights, changes in façade plane, large windows, awnings,
canopies, marquees, signs and pedestrian entrances to highlight building corners. Locate
flexible sidewalk-level retail opportunities at building corners. Locate stairs, elevators, and
other upper floor building access points toward the middle of the block.
Findings for A8, B1, B1-1, B2, B4, B6, B7 and C7: The proposed building engages with
the Park Blocks and W Burnside as well as its other street frontage along NW 9th Ave
with a highly glazed ground floor with multiple entrances creating a safe and vibrant
sidewalk edge. The building establishes a strong visual connection to all three adjacent
streets and will contribute to a vibrant streetscape by providing visually interesting
frontages with active ground level uses along all three of its abutting right-of-ways. This
in turn will help attract pedestrian activity to the area.
Extensive glazing is provided at the ground floor and at the upper floors, including
generous windows into all retail spaces, the apartment lobby, and the residential units.
The ground floor is punctuated with many destination points with grade level spaces –
extensive commercial retail space, lobbies, amenities, leasing office, garage entry, and
pedestrian exits - that will eventually include a diverse rich range of activities and uses.
The design thus incorporates generous visual and physical connections into the
building’s active interior spaces from adjacent sidewalks. The highly glazed area of the
oriel windows facing the Park Blocks and W Burnside take advantage of views to parks
and towards the river in addition to activating the corner.
The double height base of the building is a contextual response, lending a monumental
scale appropriate to the site’s prominent location and echoing the design of older
buildings in the district. The grand scale is balanced by the inclusion of large storefront
windows, clear glass entry doors, weather protection, lighting, and recesses at entrances
that provide human scale adjacent to the sidewalks to support pedestrian comfort and
enjoyment. The addition of a water/art feature along the ground floor will add a human
dimension as well as visual and aural interest to enhance the quality of the pedestrian
realm. The water wall feature incorporates a Willamette River motif which will bring
greater identity and a sense of place to the site, also adding to a vibrant streetscape.
Given its key location overlooking one of the City’s key civic spaces, the North Park
Blocks, juliet balconies on the building’s east façade is an appropriate response which
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provides added articulation and activation to this façade. The inclusion of juliet balconies
facing the Park Blocks provides human scale at the upper floors as well as creating
activation and providing “eyes on the street” for the public space. After the final DAR held
in June, the east and west façades were significantly simplified in moving from a finer
cladding pattern with smaller öko planks, to the larger equitone pattern found in the final
proposal. The juliet balconies bring valuable human scale and visual interest to the
simplified eastern façade overlooking the park and allow for interaction between residents
and passers-by.
Articulated varied setbacks at grade level (especially along Park Avenue) are integrated
with adjacent sidewalks to increase the space for potential public use. Because this site
fronts the North Park Blocks, the residential design is oriented visually and operationally
to the Park. The main entry and largest frontage setbacks are both focused on the Park,
with the intention that any café retail tenants will utilize this for spill-out seating and
food service. These setbacks also create opportunities for other forms of outdoor seating
to activate the park edges and contribute to eyes on the street. Allowing spaces where a
blending of indoor and outdoor activity can arise helps to provide a private to public
transition zone along the sidewalk. These gestures by the project, along with large ground
floor windows and active spaces along the street, will create a safe, comfortable space for
pedestrian passersby to stop, rest, chat, and have a look into the apartment lobby as well
as all the retail spaces.
The building will be accessible to people of various mobility types. While there is a
sidewalk level change on Burnside, entries into the building will ease accessibility by
having suitably wide storefront doorway setbacks set under canopy and soffit cover. All
other approaches to the building are generally flat and do not present barriers to entry
and use.
The first-floor individual retail space doors, and the corner retail space walls are all pulled
back approximately 3’-0” from the street lot line, with a projecting metal canopy overhead
providing protection from rain, sun, glare and wind. Near continuous canopy protection
will be offered to passing pedestrians on all sides of the building with street frontages.
The steel canopies proposed will add visual interest and human scale to the building’s
base enhancing the pedestrian experience of the site.
The residential entry for the proposed building is located relatively near that of the
neighboring Art House residential building. This helps add ‘eyes on the street’ and assists
in developing a critical mass of residential foot traffic on this block. Parking and loading
access are well placed being located away from the Park Blocks and West Burnside
facades. They will use a combined entry located along the NW 9th Ave frontage. The
garage and loading areas are tightly consolidated so that one exterior entry provides
access to both minimizing space along the west façade dedicated to vehicle use. One
Standard B loading space will be accommodated on the ground floor while the other is
located in the subsurface parking garage to minimize impacts to the street frontage.
These guidelines are met.
C8. Differentiate the Sidewalk-Level of Buildings. Differentiate the sidewalk-level of the
building from the middle and top by using elements including, but not limited to, different
exterior materials, awnings, signs, and large windows.
C9. Develop Flexible Sidewalk-Level Spaces. Develop flexible spaces at the sidewalk-level of
buildings to accommodate a variety of active uses.
Findings for C8 and C9: The sidewalk level of the building is differentiated with wider
and taller window openings, a change in rhythm from the building above in scale and
composition and has alternating recessed setbacks. A datum set above level two creates a
tall expression of ground floor. Canopies also separate the upper and lower facades. The
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ground-level retail spaces can accommodate a variety of active commercial uses that rely
on visual connections to the sidewalk and an active street life and will continue to do so
going forward.
These guidelines are met.
C11. Integrate Roofs and Use Rooftops. Integrate roof function, shape, surface materials,
and colors with the building’s overall design concept. Size and place rooftop mechanical
equipment, penthouses, other components, and related screening elements to enhance views of
the Central City’s skyline, as well as views from other buildings or vantage points. Develop
rooftop terraces, gardens, and associated landscaped areas to be effective stormwater
management tools.
Findings for C11: The roof above level seven of the proposed building integrates a rich
rooftop garden. It will be an active amenity space and offer panoramic views of Portland
and the West hills for residents. It will help activate the skyline and creates visual interest
from surrounding buildings and streets. The roof will also include a typical staircase and
elevator overrun penthouse, mechanical penthouse and screened mechanical equipment.
These are all located away from street facing roof edges, integrated into the building’s
architecture, and are clad in the same cementitious panel material found elsewhere on
the building’s upper floor.
This guideline is met.
C2. Promote Quality and Permanence in Development. Use design principles and building
materials that promote quality and permanence.
Findings for C2: The materials and building detailing proposed are complementary to
existing structures in the district, relating to the variety present there. The proposed
design uses a variety of exterior materials including through-color fiber reinforced
concrete panel, metal, concrete and glass which provide the building’s façades with a
range of visual expression and promote a sense of permanence. Composed predominately
of concrete panel, the design will promote high-quality, tactile, and unique character.
The through-color fiber reinforced concrete panel material is appropriate to the design
direction of the building and the site’s context. exposed fasteners would not be suitable at
the base of the building, especially for these high travelled streets. All panels on the first
two levels will thus be attached to the building via concealed fasteners while face-fastened
panels will be used on levels three through seven. The two-floor base expression provides
a strong architectural datum to demarcate concealed vs. face-fastened cementitious
panels.
This guideline is met.
C4. Complement the Context of Existing Buildings. Complement the context of existing
buildings by using and adding to the local design vocabulary.
C5. Design for Coherency. Integrate the different building and design elements including,
but not limited to, construction materials, roofs, entrances, as well as window, door, sign, and
lighting systems, to achieve a coherent composition.
C12. Integrate Exterior Lighting. Integrate exterior lighting and its staging or structural
components with the building’s overall design concept. Use exterior lighting to highlight the
building’s architecture, being sensitive to its impacts on the skyline at night.
Findings for C4, C5 and C12: The proposed building incorporates several features of
successful buildings nearby, including massing, ground floor rhythm, and the inclusion
of a tall base with retail and lobby spaces that have large windows onto the street. While
reflecting elements of older streetcar era buildings in the area, the proposed building uses
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a contemporary design approach and materials. It compliments and builds on the
architectural vocabulary of neighboring buildings including the grey and white façade of
the neighboring AT&T building, and the repetitive grid of the adjacent Art House.
At the ground floor the design creates a rhythm and scale that features alternating glazed
facades and pilasters. These expressions carry up through the height of the 1st and 2nd
floor with a clear continuity. Concrete panel, the primary cladding, is carried around the
entirety of the façade, including the zero-lot line. Windows and metal elements are
integrated to create a coherent unified composition with matching color and correlated
sizing. The building materials proposed are durable and visually tied together into a
muted color palette.
On the south façade, the window and material patterning of the lifted volume is neatly
organized and woven into a visually harmonious fabric. Its rhythm and patterning take on
a carpet like quality. This cohesion makes the façade read as a single form. On the east
and west façades, the simple equitone grid weaves into the two-level base to form a
unified expression. This ties the upper five levels into the base, which wraps around to
the south, unifying the building’s three street-facing façades. On the north façade, the
end walls proposed form a cohesive composition with the rest of the building. The
equitone patterning from the east and west facades wraps around to tie the end wall into
the rest of the building.
Exterior lighting proposed on the project is fairly minimal. It will focus on the sidewalk
level and be executed with a simple palate of fixtures, including hooded down lights at
most ground level pilasters, and recessed down lights at the garage entry.
These guidelines are met.
33.825.040 Modifications That Will Better Meet Design Review Requirements:
The review body may consider modification of site-related development standards, including
the sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the design review
process. These modifications are done as part of design review and are not required to go
through the adjustment process. Adjustments to use-related development standards (such as
floor area ratios, intensity of use, size of the use, number of units, or concentration of uses) are
required to go through the adjustment process. Modifications that are denied through design
review may be requested as an adjustment through the adjustment process. The review body
will approve requested modifications if it finds that the applicant has shown that the following
approval criteria are met:
A.
B.

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

Modification #1: Loading Space Clearance, PZC 33.266.310.D – reduced the required 10’
clearance of one of the two required Standard B loading spaces to 8’-2”.
Purpose Statement: A minimum number of loading spaces are required to ensure adequate
areas for loading for larger uses and developments. These regulations ensure that the
appearance of loading areas will be consistent with that of parking areas. The regulations
ensure that access to and from loading facilities will not have a negative effect on the traffic
safety or other transportation functions of the abutting right-of-way.
Standard: 33.266.310.D, Size of loading spaces. The Standard B loading space must be at
least 18 feet long, 9 feet wide, and have a clearance of 10 feet.
A. Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and
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Findings: The proposed Modification to reduce the required clearance of one of the two
loading spaces better meets Design Review guidelines related to neighborhood character
and pedestrian realm. As the vehicle entry ramp could not provide adequate clearance to
the below-grade parking area if the standard 10’ clearance were mandated, the second
required Standard B loading space would not be able to be located in the underground
parking level. This loading space would otherwise be located somewhere on the ground
floor. This would necessitate a large area of the ground floor thus allowing less opportunity
for active ground floor uses. It would also mean a second, or a wider, curb cut, and an
additional bay of the building frontage occupied by loading doors which present an
undesirable pedestrian condition along the streetscape and a greater potential for vehiclepedestrian conflicts. Allowing the clearance to be Modified and keeping the second loading
spot in the lower level will minimize the amount of building frontage occupied by vehicle
area, creating a safer and more engaging public realm.
B. Purpose of the standard. On balance, the proposal will be consistent with the purpose
of the standard for which a modification is requested.
Findings: The purpose of the standard is to ensure that access to and from loading
facilities will not have a negative effect on the traffic safety or other transportation functions
of the abutting right-of-way. The abutting right-of-way in this case is NW 9th Ave which is
classified as “local Service Street” for all modes. The reduction in clearance will not interfere
with access to and from the loading space. In addition, PBOT has stated they have no
objection to this requested modification.
Therefore, this Modification merits approval.
.
Modification #2: Standards for all bicycle parking, PZC 33.266.220.C.3.b - reduce the
required width of the long-term bike parking spaces from 24” to 18”.
Purpose Statement: These standards ensure that required bicycle parking is designed so
that bicycles may be securely locked without undue inconvenience and will be reasonably
safeguarded from intentional or accidental damage.
Standard: 33.266.220.C.3.b, Bicycle racks. A space 2 feet by 6 feet must be provided for
each required bicycle parking space, so that a bicycle six feet long can be securely held with
its frame supported so that the bicycle cannot be pushed or fall in a manner that will
damage the wheels or components.
A. Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and
Findings: The proposed Modification to reduce the required width of the bicycle parking
spaces better meets Design Review guidelines related to neighborhood character and
pedestrian realm. By consolidating the bicycle parking into an interior space, the proposed
reduction helps avoid the need to introduce additional bicycle parking in ground floor
street-facing spaces of the building which are currently designated for more active and
visually interesting uses. Preserving active spaces at the ground level contributes to a more
vibrant streetscape. In addition, enabling more bicycles to be stored should then mean
greater bicycle activity in the area. The encouragement of active transportation allows
bicycle and pedestrian modes of transportation to be dominant rather than vehicular
modes. Encouraging increased cycling is conducive to making walking a primary means of
transportation which is critical for making a safer and more vibrant pedestrian
environment.
B. Purpose of the standard. On balance, the proposal will be consistent with the purpose
of the standard for which a modification is requested.
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Findings: The purpose of this standard is to provide safe and convenient places to park
bicycles and to avoid undue damage to stored bicycles. The proposed reduction in width of
required spaces from 24” to 18”, allows more bicycles to be stored within a certain area
without affecting the safety and convenience of the spaces. Staff, as well as the Bureau of
Transportation, considers the proposed reduction as sufficient for ensuring protection of
stored bicycles.
Therefore, this Modification merits approval.
Exception for Window Projection into Public Right-of-Way
Exception to Oriel Window Standards [Code Guide OSSC/32/#1 “Windows Projections into
Public Right of Way”]:
1. To not require windows at the sides of the oriel window projections on the east and west
elevations as projections greater than 2’-6” must have windows at all sides and required side
windows must be a minimum of 10% of side walls. (Standard E – Window Area)
2. Increase the width allowed for oriel window projections from 12’ wide to 32’-4”’ wide on the
east and west elevations (Standard F - Width).
A. Projection. Maximum projection of 4 feet into the right-of-way including trim, eaves and
ornament.
B. Clearance. Clearance above grade as defined in Chapter 32, Section 3202.3.2 of the current
Oregon Structural Specialty Code. (The 2004 edition of the Oregon Structural Specialty Code
states that no projection is allowed for clearances less than 8 feet above grade. For clearances
above grade greater than 8 feet, 1 inch of projection is allowed for each additional inch of
clearance, provided that no such projection shall exceed a distance of 4 feet.)
C. Area. Maximum wall area of all windows which project into public right-of-way on a wall is
40% of the wall’s area.
D. Wall Length. Maximum width of any single window which projects into public right-of-way
is 50% of its building wall length.
E. Window Area. Minimum of 30% window area at the face of the projecting window element.
Projections greater than 2 feet 6 inches must have windows at all sides. Required side windows
must be a minimum of 10% of side walls.
F. Width. Maximum width of 12 feet for each projecting window element. When approved
through Design Review, the width may vary provided the area of all windows on a wall which
project into public right of way does not exceed 40% of the wall’s area and the width of any
single projecting window element does not exceed 50% of its building wall’s length.
G. Separation. Minimum separation of 12 feet measured from other projecting window
elements on the same elevation or plane of wall. When approved through Design Review,
required separation may vary provided the area of all projecting window elements on a wall
does not exceed 40% of the wall’s area and the width of any single projecting window element
over the right-of-way does not exceed 50% of its building wall’s length.
Findings: The window projections comply with Criteria A, B, C, D, and G above,
however an exception is needed for Criteria A, E, and F because the proposed
projections are 32’-4” wide, projects 4’ into the right-of-way, and do not have windows
on all sides.
These two projecting elements extend into the right-of-way and as such are subject to
final approval by Portland Transportation (PBOT). However, the Design Commission
has an advisory role to PBOT under the Code Guide titled Window Projections into
Public Right of Way, Code Guide OSSC/32/#1. Portland Transportation staff has
reviewed the proposed encroachments in detail, and notes that they are supportive of

Final Findings and Decision for 815 W Burnside
Case Number LU 18-144978 DZM

Page 19

the projecting elements of the building’s design, allowing Design Commission to approve
them if they choose.
With regard to Design Review consideration, the wide oriels are the termini of the
building’s lifted volume and which creates a monumental aspect to the building that is
appropriate for its context on Burnside and the Park Blocks. The SE corner in
particular is unusually prominent and thus special because the subject block bumps
out into Burnside, sitting proud of the Park Blocks and the blocks to the east. The wide
oriel projections are part of a massing strategy that provides a strong response to this
shift in block frontages and add to the identity of the southeast corner. Side windows
are typical of bays and traditional oriel windows; however, the east and west oriel
projections being proposed are not bays in the traditional sense. Instead, they are more
integral part the sculptural form of the building, which contribute to the project better
meeting Guidelines related to plan district character and architectural cohesiveness.
Therefore, staff recommends approval of exceptions E and F concurrently with the Design
Review.

CONCLUSIONS
The proposed project will serve as a gateway building to the River District and the North Park
Blocks. While it’s massing, ground floor rhythm and pedestrian-friendly, human scale design
elements make it very much in keeping with surrounding buildings, the proposal succeeds in
being a distinctive composition that will mark its unique place in the street grid and along two
important corridors. The double height expression created by ganging the first and second
floors creates a grand scale at the ground level is warranted along the major thoroughfare that
is W Burnside and provides the formality appropriate to the Park Blocks.
The elevated volume provides a unified tapestry expression along W Burnside that terminates
in large, expressive oriel projections facing east and west. The unique shift in block structure at
W Burnside and the Park Blocks called for a SE corner that would be highlighted. The glassy
projecting oriel on the east side achieves this, adding drama at the gateway to the North Park
Blocks. At the ground level the building provides large windows for retail spaces and its
apartment lobby on Park Ave, with good visual connections between the building and the
street.
The building is pulled back from the street lot line at entry doors to allow exterior door swing,
and to provide seating opportunities between the building and sidewalk creating a transitional
area for building entries. Stepping back creates an area along the frontage zone that could be
treated as semi-public space and utilized for outdoor dining or seating associated with the
active ground floor uses. Per the River District Guidelines, “sidewalks on blocks facing the
adjacent Park Blocks are envisioned as patios surrounding the park, a place for sidewalk cafes
and other activities which enhance the pedestrian atmosphere.” Setting back along the east
frontage to create semi-private outdoor space facing the Park Blocks helps the building engage
in the patio motif.
The parking and loading area is in the best location possible for this site, away from W
Burnside and the Park Blocks. The size of the vehicle access area has been minimized as much
as feasible, and the west façade is not overwhelmed with space dedicated to these uses. The
single loading bay coiling door and service hallway door are modest in scale, and oriented to
the mid-block on the western side of the site. On the north wall, wrapping the equitone frame
and incorporating metal panels to match keeps the end wall composition from being too busy,
but also allows it to maintain continuity with the adjacent elevations
The design review process exists to promote the conservation, enhancement, and continued
vitality of areas of the city with special scenic, architectural, or cultural value. The proposal
meets the applicable design guidelines and therefore warrants approval.
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DESIGN COMMISSION DECISION
It is the decision of the Design Commission to approve Design Review for a new seven-story
mixed-use residential and commercial development on a half block site with 138 housing units,
approximately 8,960 SF of ground-floor commercial space, 50 below-grade parking spaces, and
a rooftop deck in the River District Subdistrict of the Central City Plan District.
Approval for the following Modification requests:
1. Reduce the clearance for one of the two required Standard B loading spaces from the
required 10’ to 8’-2” (33.266.310.D).
2. Reduce the width of the long-term bike parking spaces from the required 24” to 18”
(33.266.220.C.3.b).
Approval for the following Exception requests:
1. To not require windows at the sides of the oriel window projections on the east and west
elevations as projections greater than 2’-6” must have windows at all sides and required
side windows must be a minimum of 10% of side walls. (Standard E – Window Area)
2. Increase the width allowed for oriel window projections from 12’ wide to 32’-4”’ wide on the
east and west elevations (Standard F - Width).
Approvals per Exhibits C.1-C.37, signed, stamped, and dated August 23, 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 18-144978 DZM. All requirements
must be graphically represented on the site plan, landscape, or other required plan and
must be labeled “REQUIRED.”
B. At the time of building permit submittal, a signed Certificate of Compliance form
(https://www.portlandoregon.gov/bds/article/623658) must be submitted to ensure the
permit plans comply with the Design/Historic Resource Review decision and approved
exhibits.
C. No field changes allowed.
==============================================
By: _____________________________________________
Julie Livingston, Design Commission Chair
Application Filed: April 3, 2018
Decision Filed: August 24, 2018

Decision Rendered: August 23, 2018
Decision Mailed: September 7, 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 3,
2018, and was determined to be complete on July 6, 2018.
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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 3, 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-5.
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
Design Commission with input from other City and public agencies.
Conditions of Approval. This approval may be subject to a number of specific conditions,
listed above. Compliance with the applicable conditions of approval must be documented in
all related permit applications. Plans and drawings submitted during the permitting process
must illustrate how applicable conditions of approval are met. Any project elements that are
specifically required by conditions of approval must be shown on the plans, and labeled as
such.
These conditions of approval run with the land, unless modified by future land use reviews.
As used in the conditions, the term “applicant” includes the applicant for this land use review,
any person undertaking development pursuant to this land use review, the proprietor of the
use or development approved by this land use review, and the current owner and future
owners of the property subject to this land use review.
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 September 21, 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: September 21, 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.
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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.
• Unless appealed, the final decision will be recorded on or after September 24, 2018 by the
Bureau of Development Services.
The applicant, builder, or a representative does not need to record the final decision with the
Multnomah County Recorder.
For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503-823-0625.
Expiration of this approval. An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.
Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.
Applying for your permits. A building permit, occupancy permit, or development permit 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.
Tanya Paglia
September 4, 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).
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EXHIBITS – NOT ATTACHED UNLESS INICATED
A. Applicant’s Submittal
1. Applicant’s Project Narrative, Zoning Summary, and Response to Approval Criteria,
8/3/2018
2. Original plan set – NOT APPROVED/reference only 4/2/2018
3. Second plan set – NOT APPROVED/reference only 7/6/2018
4. Third plan set – NOT APPROVED/reference only 7/26/2018
5. Request for Evidentiary Hearing and Waiver of Right to Decision within 120 Days,
4/6/2018
6. Renderings
• W Burnside - looking westbound
• Proposed design SE corner
• Park Ave - building entry and leasing
• Corner of W Burnside and Park Ave
• W Burnside - looking eastbound
• 9th and couch - looking south
• Corner of W Burnside and Park Ave – night
• Landscape – roof terrace
7. Vehicle Queuing Analysis, 7/3/2018
8. Appendix
• Plan set cover sheet
• Table of contents
• Zoning diagram and summary
• DAR I
• DAR II
• DAR III
• Site studies
o North Burnside
o South Burnside
o 9th Ave
o Park Ave
• Existing conditions: Street Views
• Floor plan diagrams and area summary
• Civil grading plan
• Civil site utility plan
• Ground floor window area
• Oriel window exception request
• Loading standards modification request
• Bike parking modification request
B. Zoning Map (attached):
C. Plans & Drawings:
1. Vicinity Plan
2. Site Plan (attached)
3. Lower level 1 plan
4. Level 1 plan (attached)
5. Level 2 plan
6. Level 3-7 plan
7. Roof plan
8. Proposed South Elevation (attached)
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9. Proposed West Elevation
10. Proposed East Elevation (attached)
11. Proposed North Elevation
12. Proposed roof deck and interior courtyard elevations
13. Building section - north/south through stair core
14. Building section - north/south through patio
15. Building section - east/west section through ramp and lobby
16. Wall sections and detail vignettes: Resident entry - east side
17. Wall sections and detail vignettes: Water feature
18. Wall sections and detail vignettes: SE corner
19. Wall sections and detail vignettes: SE corner - east side storefront
20. Wall sections and detail vignettes: SE corner - east side storefront
21. Wall sections and detail vignettes: SE corner - south side storefront
22. Wall sections and detail vignettes: SW corner - west side
23. Wall sections and detail vignettes: West side loading
24. Wall sections and detail vignettes: Typ. windows level 3-7 - south
25. Wall sections and detail vignettes: Typ. windows level 3-7 - south
26. Wall sections and detail vignettes: Typ. windows and juliets level 3-7 - east/west
27. Wall sections and detail vignettes: Typ. windows and juliets level 3-7 - east/west
28. Wall sections and detail vignettes: Typ. parapet
29. Wall sections and detail vignettes: RTU and RTU screen
30. Potential retail entries - south
31. Site lighting plan
32. Landscape plan – ground floor
33. Landscape plan – courtyard plan
34. Landscape plan – level 2 plan
35. Landscape plan – roof plan
36. Water feature diagram
37. Cut sheets
• Cementitious composite panel - öko
• Metal panel - Morin Matrix 6.0
• Prefinished formed metal panel
• Cementitious composite panel – equitone
• Site fixtures
D. Notification information:
1. Request for response
2. Posting letter sent to applicant
3. Notice to be posted
4. Applicant’s statement certifying posting
5 Mailing list
6. Mailed notice
E. Agency Responses:
1. Bureau of Environmental Services
2. Fire Bureau
3. Bureau of Transportation Engineering and Development Review
4. Life Safety Division of the Bureau of Development Services
5. Site Development Review Section of Bureau of Development Services
6. Water Bureau
7. Urban Forestry
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Letters:
1. David Dysert, 8/3/2018, Planning & Transportation Co-Chair, Pearl District
Neighborhood Association, stating general support for the project but also noting
certain lingering concerns about the design.
G. Other:
1. Original LUR Application
2. Pre-Application Conference notes, EA 18-101718 PC, 1/30/2018
3. DAR Summary Memo, EA 18-129788 DA, 4/19/2018
4. DAR Summary Memo, EA 18-129788 DA, 5/17/2018
5. Request for Completeness with BES and PBOT responses, 4/11/2018
6. Incomplete letter, 4/24/2018
H. Received at or after hearing on August 23, 2018
1. Staff Report for first hearing on 8/12/2018
2. Staff Presentation, 8/23/2018
3. Applicant Presentation, 8/23/2018
4. Testifier List, 8/23/2018

