FINAL FINDINGS AND DECISION BY THE DESIGN
COMMISSION RENDERED ON September 20, 2018
CASE FILE NUMBER: LU 18-177124 DZM
PC # 17-264680
NE Glisan Apartments
BUREAU OF DEVELOPMENT SERVICES STAFF: Grace Jeffreys 503-823-7840 /
Grace.Jeffreys@portlandoregon.gov

GENERAL INFORMATION
Applicant:

Kristina Hauri, MWA Archtects
70 NW Couch St, Ste 401, Portland, OR 97209
khauri@mwaarchitects.com, 503.416.8005

Representative:

Chris Hagerman, The Bookin Group LLC
1140 SW 11th Ave, Suite 500, Portland, OR 97205
hagerman@bookingroup.com, 503.502.8693

Owner:

Monika Elgert, Northwest Housing Alternatives
13819 SE Mcloughlin Blvd., Milwauke OR 97222
Elgert@NWHousing.org

Owner:

Gateway Affordable LLC
2905 SW 1st Ave., Portland, OR 97201-4705

Site Address:

9747 NE GLISAN ST

Legal Description:

LOT 6, BESS ANDERSON; LOT 7, BESS ANDERSON; TL 4800 0.45
ACRES, SECTION 33 1N 2E
R075300170, R075300200, R942330070
1N2E33AD 05000, 1N2E33AD 04900, 1N2E33AD 04800
2940
Hazelwood, contact Arlene Kimura at 503-252-9429.
Gateway Area Business Association, contact at info@gabanet.com
East Portland Neighborhood Office, contact Victor Salinas at 503-8236694.
Gateway
RXd, Central Residential (RX) with Design (d) overlay
DZM, Design Review with Modification Review
Type III, with a public hearing before the Design Commission. The
decision of the Design Commission can be appealed to City Council.

Tax Account No.:
State ID No.:
Quarter Section:
Neighborhood:
Business District:
District Coalition:
Plan District:
Zoning:
Case Type:
Procedure:

Proposal:
Applicant seeks Design Review approval for a new 4-story, 90,000 SF, 159-unit affordable
workforce housing project in the Gateway Plan District. 7,000 SF will be dedicated to
community rooms, administrative offices, and bike storage. Surface parking for two (2) Type B
loading spaces and nine (9) vehicle spaces will be accessed from NE Irving. The site is required
to provide a continuous pedestrian connection between NE Glisan and Irving. Exterior
materials include 2 colors of brick, fiber cement panel system, commercial grade vinyl
windows, and aluminum storefronts.
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Modifications. One (1) Modification to Development Standards of Title 33 is requested:
1. Long-term Bike Parking Spacing (33.266.220.C.B). The project proposes to reduce the
size and spacing of long-term bike storage, from 2’-0” by 6’-0” horizontal spaces to 1’-5” by
3’-8” vertically mounted spaces with 6” minimum offset to accommodate handlebars, for all
175 long-term bike racks.
Because the proposal is new construction in a design overlay zone, Design Review is required
prior to the issuance of building permits.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33. The
relevant approval criteria are:
▪ The Gateway Regional Center Design Guidelines
▪ 33.420, Design Overlay
▪ 33.825, Design Review
▪ 33.825.040, Modifications That Will Better Meet Design Review Requirements

ANALYSIS
Site and Vicinity:
The 42,985-square foot site runs between NE Halsey Street and NE Irving Street, and lies near
the western edge of the Gateway Plan District. It is comprised of three lots, each of which is
developed with a single-family house which will be demolished. The site contains many existing
trees mid-block. The property immediately to the west off NE Glisan is occupied by a singlefamily residence, and the other 3 properties to the west are owned by ODOT and developed
with parking for the Gateway Transit Center Park and Ride. The property immediately to the
east off NE Glisan is occupied by the one -to-two-story Cape Manor Apartments, and the
property to the west off NE Irving is occupied by a single-family residence.
The site is located within the Gateway Pedestrian District. The City’s Transportation System
Plan (TSP) classifies the abutting rights-of-way (ROWs) as follows:
▪ NE Glisan: Major City Traffic, Transit Access, City Bikeway
▪ NE Irving: Local Service Street for all modes.
The Gateway District remains undeveloped relative to the amount of development potential in
the neighborhood and its proximity to the LRT system. Single-dwelling, residential uses on
large lots and post-war apartment buildings are interspersed among the suburban autooriented commercial strips along the high-volume traffic streets. The 2004 Gateway Regional
Center Design Guidelines provide a striking vision of a neighborhood transformation to a
vibrant, dense, mixed-use community with a wide range of alternative transportation options
that would be second in size and scale only to the Central City.
The Hazelwood Neighborhood is among the largest neighborhoods in Portland, and the third
most populated. It includes most of the Gateway Urban Renewal Area, the Mall 205 Shopping
Center and the Gateway Transit Center. While traditionally auto-oriented, the Mall 205 area is
beginning to experience redevelopment, with recent proposals including housing and office
space.
Zoning:
The Central Residential (RX) zone is a high-density multi-dwelling zone which allows the
highest density of dwelling units of the residential zones. Density is not regulated by a
maximum number of units per acre. Rather, the maximum size of buildings and intensity of
use are regulated by floor area ratio (FAR) limits and other site development standards.
Generally, the density will be 100 or more units per acre. Allowed housing developments are
characterized by a very high percentage of building coverage. The major types of housing
development will be medium and high-rise apartments and condominiums, often with allowed
retail, institutional, or other service-oriented uses. Generally, RX zones will be located near the
center of the city where transit is readily available and where commercial and employment
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opportunities are nearby. RX zones will usually be applied in combination with the Central City
plan district.
The Design Overlay Zone [d] promotes the conservation, enhancement, and continued vitality of
areas of the City with special scenic, architectural, or cultural value. This is achieved through
the creation of design districts and applying the Design Overlay Zone as part of community
planning projects, development of design guidelines for each district, and by requiring design
review. In addition, design review ensures that certain types of infill development will be
compatible with the neighborhood and enhance the area.
The Gateway Plan District regulations encourage the development of an urban level of housing,
employment, open space, public facilities, and pedestrian amenities that will strengthen the
role of Gateway as a regional center. The regulations also ensure that future development will
provide for greater connectivity of streets throughout the plan district. This development will
implement the Gateway Regional Policy of the Outer Southeast Community Plan. Together, the
use and development regulations of the Gateway plan district: promote compatibility between
private and public investments through building design and site layout standards; promote
new development and expansions of existing development that create attractive and convenient
facilities for pedestrians and transit patrons to visit, live, work, and shop; ensure that new
development moves the large sites in the plan district closer to the open space and connectivity
goals of the Gateway Regional Center; create a clear distinction and attractive transitions
between properties within the regional center and the more suburban neighborhood outside;
and provide opportunities for more intense mixed-use development around the light rail
stations.
Land Use History: City records indicate no prior land use reviews.
Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed on July 10, 2018.
The Bureau of Environmental Services responded that they do not recommend approval of
the design review due to insufficient progress on the Public Works Permit on August 7, 2018
(Exhibit E-1). At that time, BES responded that they had received incomplete information
regarding public right-of-way stormwater management. In order to ensure that all BES
requirements are met, the following Condition of Approval is required:
If the Bureau of Environmental Services requirements cannot be met without
meeting Design Review exemptions, a new Land Use Review may be required. That
new Land Use Review, if required, must be approved prior to issuance of any
building permit.
The following Bureaus have responded with no issue or concerns:
▪ Bureau of Transportation Engineering (Exhibit E-2)
▪ Water Bureau (Exhibit E.3)
▪ Fire Bureau (Exhibit E-4)
▪ Bureau of Parks-Forestry Division (Exhibit E-5)
▪ Site Development Review Section of BDS (Exhibit E-6)
▪
Life Safety Review Section of BDS (Exhibit E-7)
Neighborhood Review: A “Notice of Proposal in Your Neighborhood” was mailed on July 10,
2018. One written response has been received from either the Neighborhood Association or
notified property owners in response to the proposal.
▪ Tom Beaman, letter dated August 4, 2018. Comments in opposition to the project citing
lack of on-site parking (Exhibit F.1).
Staff Response: Parking minimums and maximums are not within the scope of Design
Review. Parking requirements (minimums and maximums) in the Zoning Code are
established in a legislative process with review and approval by the Planning and
Sustainability Commission (PSC) and City Council. The Design Commission has no authority
to reduce or change the parking requirements in the Zoning Code. Concerns regarding these,

Staff Report & Recommendation for LU 18-177124 DZM – Glisan Apartments

Page 4

or other development regulations, should therefore be directed to the PSC or Bureau of
Planning and Sustainability Staff (BPS) Staff.
https://www.portlandoregon.gov/bps/index.cfm?
Procedural History: The subject proposal was heard before at two voluntary Design Advice
Requests (DAR) (November 30, 2017 and February 1, 2018, Exhibit G.3).
Following, is a summary of that procedural history:
DAR #1 – November 30, 2017 (Commissioners present: Livingston, Molinar, Rodriguez,
Vallaster)
Executive Summary:
Design Commissioners present expressed concern with integration of building forms and
cohesiveness, scale of overall massing, activation of pedestrian frontages, building
articulation, and amount of material changes.
Specific Discussion:
1. Contextual Response. (GL’s A1, A2, B3, C5, C6, C7)
a. Building forms could be more cohesive, and massing more broken up.
b. Gables have the potential to break up the overall massing but should span the
length of building faces.
c. Entrances – building form should express major building entrances.
d. Provide a contextual response at each elevation:
- Street frontages need strong expression of active street frontages
- Side elevations - use form and detail rather than material changes to break up
the long elevations and respond to transition of neighborhood, as well as 205.
2. Public realm. (GL’s A3, B2, B4, B5, C1, C2, C3, C4)
a. Leverage active program to activate pedestrian frontages.
- If a bike room fronts a ROW, make it an active space with room for a lobby, bike
repair, seating, etc.
- Residential units on ROW should have entries and stoops.
b. Public Walkaway – make it a great path.
- Mark entrances to Public Walkaway stronger.
- Use active uses to strengthen pathway, such as community rooms, etc.
c. Street Frontages – In addition to program, use design, scale and form to express a
generosity to the public realm.
- Glisan – Needs stronger expression of active street frontage. Arcade is too low to
be successful, consider canopies with a comfortable clearance.
- Irving - Active street frontage needed. Wrap parking with active frontages.
3. Quality & Permanence (GL’s B1, B6)
a. Use more building articulation and less material changes.
- Brick at base and west elevation is a good option.
- If used, fiber cement should be the lowest percentage of the façade.
b. Integrate mechanical.
DAR #2 – February 1, 2018 (Commissioners present: Livingston, Savinar, Clarke Molinar,
Rodriguez, Vallaster)
Executive Summary:
Revisions to the overall massing and the rotated gables at street frontages clarify the
concept and strengthen the parti. A more generous treatment is needed at the main
building entrance on Glisan St, the Irving St frontage needs to achieve a safe and secure
environment for residents and support an active public realm, and additional articulation
and/or mitigation is needed at the east and west elevations.
1. Contextual Response. (GDG’s A1, A2, B3, C5, C6, C7).
a. Massing and scale. Massing changes and gables at the street elevations help design
read as intentional. The increase to ground floor height is responsive to the active
use standard, enhanced pedestrian street, and street frontages.
- Develop a higher level of craft/ human scale to denote “home”.
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Additional GF height helps achieve frontage goals; however, there may be other
strategies that achieve frontage goals equally well.
b. West and east elevations
- The west-facing elevation is no less important than other elevations.
- Create a less monolithic expression, add levels of patterning or layering to break
down scale and create a more residential expression.
- Results should be clear and simple, not distracting and busy.
c. Courtyard.
- Consider moving the two mid-block units and add an amenity to buffer residents
from active uses and define the south end of the courtyard.
- Create a place that supports the intended resident population.
- The garden space could acknowledge the pedestrian path, even if there is no
direct physical connection between the two.
2. Public Realm. (GDG’s A3, B2, B4, B5, C1, C2, C3, C4)
a. Glisan frontage: The gable at 90 degrees to the street and fully glazed community
room create a strong corner and marker for the pedestrian path.
- Make main lobby more generous with a stronger street identity.
- Maximize active uses on Glisan St to respond to Enhanced Pedestrian
standards. Consider moving fire riser room so the frontage is all active.
- The recessed ground floor underneath the dark brick mass
- On Glisan St, consider placing the dark brick in the same plane from sidewalk
to cornice, simplifying the ground floor and creating a storefront expression
between piers consistent with storefront under the gable.
b. Irving frontage: The gable expression creates a coherent frontage and direct entries
to the ground floor units adds to this residential street.
- Entries must be defensible, safe, and fully functional if they are to be a
successful response to guidelines. If this isn’t possible, it may be necessary to
shift other active use program on Irving St. (This could be laundry, an indoor
play room, a bike workshop, or other uses geared towards the interests of the
resident population).
- Ideally, these entries would support the adjacent public realm by being large
enough to be useful private outdoor space for residents and by providing a
layering of public-to-private space. At a minimum, canopies are necessary for
adequate weather protection.
c. Pedestrian pathway. The community room, along with the canopy and ground
floor setbacks at the corner provide activation at Glisan St and mark the entrance
to the pedestrian path.
- As noted above, an amenity use in the mid-block wing may be more successful
than residential units in this exposed location.
- The transformer location is very visible; if possible, position it in an area less
visible from Irving St and the pedestrian path.
3. Quality & Permanence (GDG’s B1, B6)
a. Materials. The brick is a quality and permanent material, protecting the painted
fiber cement “inside” of the proposal.
- The same material going to the ground is successful on the courtyard and
parking lot sides, where there is painted fiber cement. Material changes at
ground floor at these more private areas is not needed.
- Choose colors and tones which will create a simple dignity.
- Details of material and mechanical integration will be important to show how
the proposal meets the guidelines.
The application for this land use review was submitted on May 24, 2018 and the applicant
requested the project to be deemed complete on June 26, 2018 (Exhibit A.3). A hearing date of
August 16, 2018 was scheduled. On August 9, 2018, the applicant requested the hearing to be
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rescheduled to September 20, 2018 to allow them further time to address outstanding BES
issues (Exhibit A.6).

ZONING CODE APPROVAL CRITERIA
(1) DESIGN REVIEW (33.825)
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.
It is important to emphasize that design review goes beyond minimal design standards and is
viewed as an opportunity for applicants to propose new and innovative designs. The design
guidelines are not intended to be inflexible requirements. Their mission is to aid project
designers in understanding the principal expectations of the city concerning urban design.
The review body conducting design review may waive individual guidelines for specific projects
should they find that one or more fundamental design guidelines is not applicable to the
circumstances of the particular project being reviewed.
The review body may also address aspects of a project design which are not covered in the
guidelines where the review body finds that such action is necessary to better achieve the goals
and objectives of design review in the Central City.
Findings: The site is designated with design overlay zoning (d), therefore the proposal
requires Design Review approval. Because of the site’s location, the applicable design
guidelines are the Gateway Regional Center Design Guidelines.
Gateway Regional Center Design Guidelines
The Gateway Regional Center is the City of Portland’s only designated regional center. The area
is envisioned to redevelop into a highly urbanized, pedestrian-oriented center, with an overall
built size and scale second only to Portland’s Central City.
The purpose of design review is to carry out the urban design vision for the District by
emphasizing unique district assets in a manner that is respectful, creative, supportive, and
compatible with all its areas. Although the District is a complex urban environment, it can
become a cohesive whole with the use of these design principles.
Gateway Regional Center Design Goals
Ten goals for design review in the Gateway Regional Center have been established to enhance
the area’s design quality, support its livability, and guide its transition to a pedestrian-oriented,
active, urban regional center. They are:
1. Encourage urban design excellence.
2. Ensure that new development is at a human scale and that it relates to the scale and
desired character of its setting and the Gateway Regional Center as a whole.
3. Provide for a pleasant, rich, and diverse experience for pedestrians.
4. Assist in creating a regional center that emphasizes a mix of active uses and
experiences and is safe, lively, and prosperous.
5. Provide for the humanization of the Gateway Regional Center through the promotion of
parks, plazas, open spaces, public art, and trees.
6. Integrate and honor the diversity and history of Gateway.
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7. Integrate sustainable principles into the development process.
8. Encourage the development of a distinctive character for subdistricts within the
regional center and link them.
9. Encourage and incorporate transit orientation and usage.
10. Enhance the physical and visual linkages between the Gateway Regional Center and
adjacent neighborhoods.
Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project. Additionally, findings have been organized under three tenets,
“Context”, “Public Realm”, and “Quality and Permanence”.
CONTEXT
A1. Strengthen Relationships Between Buildings and the Street. Integrate building
setback areas with adjacent streets.
Findings: The long axis of the site is north-south, and the length of the site creates a
long, deep foot print with long side elevations facing west and east and narrow street
frontages on NE Glisan, an Enhanced Pedestrian Street, and NE Irving, a local service
street. In response to these conditions, these guidelines are met in the following ways:
▪

On NE Glisan, the building edge has been located slightly back from the lot line
(about 4”), and the cantilevered steel canopy with cedar soffit proposed at the SE
corner of the building will provide a sense of enclosure for the street, as well as
shelter for the entry and community room below. This canopy extends into the public
ROW approximately 3’-6” along NE Glisan and 5’-0” along the proposed new multimodal pedestrian path. This canopy will provide coverage for the pedestrian
environment and mark the origination of the pedestrian/bike path which will form a
new through-block connection, terminating at NE Irving Street.

▪

On the long side elevations, the main massing of building has been located along the
west side of the site, creating a strong edge against the Park & Ride lot, LTR, and the
I-205/I-84 freeway interchange. The massing along this side has been broken up
into two offset forms. Placing the main massing of the building along the west side
allows the building mass to be set backs along most of the eastern side to engage
and recede along the new pedestrian/bike path. By setting the primary building
volume back from the pedestrian path, the resident courtyard and vehicle parking
areas provide a more open, landscaped edge adjacent to the path.

▪

On NE Irving, the building occupies approximately 65% of the frontage, and is
comprised of residential living at all four floors.
- The building massing along this frontage helps screen the parking from Irving
and create a sense of street enclosure. The remainder of the frontage on Irving is
the driveway to the small vehicle parking area, as well as the termination of the
new multi-modal pedestrian/bike path. These open areas will provide
opportunities for visual connections to Irving and help with crime prevention at
the east edge along the path. NE Irving is a dead-end street which terminates at a
Tri-Met Park & Ride security fence. It is a low volume street which will benefit
from increased activity.
- To activate this frontage, while the primary access to residential units throughout
the building is by an interior corridor, the ground floor units will have recessed
patios with open railings (Exhibit C.18/Detail 7) and overhead canopies (Exhibit
C.17/Detail 5) at the property line on the street edge. The living areas of the units
are placed towards the street with the bedrooms set back behind the patios.
These patios are intended to activate NE Irving and strengthen the relationship
with the development to the north across the street.

Therefore, this guideline is met.
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A2. Enhance Visual and Physical Connections. Enhance visual and physical connections
between buildings and adjacent sidewalks. Orient semi-public building spaces to the sidewalk
and street.
Findings: This guideline is met in the following ways:
▪

The design orients the most prominent public spaces of the proposal towards NE
Glisan, with the most public spaces - the main entrance, lobby and the community
room - placed closer to the new pedestrian/bike path. These spaces have large
windows facing the street, the pedestrian path, and the courtyard, providing visual
connections between the pedestrian environment and the interior spaces. The
placement of the community room at this corner will provide views from NE Glisan
through the interior space to the courtyard beyond.

▪

On the other facades, residential unit windows will provide visual connections
between NE Irving and the pedestrian/bike path and active residential uses. Open
spaces, in the form of the courtyard and the landscaped parking area, provide a
buffer from the pedestrian/bike path and units, allowing residents to feel more
comfortable keeping their window coverings up.

▪

Taking advantage of the increased ground floor height, the ground floor window
heights will also be taller than those at floors above, providing increased visual
connections at the ground floor.

▪

Physical connections to the street/public accessway frontages are provided with a
primary building entry in Glisan, and onsite pathway connections to the public rightof-way to a secondary mid-block lobby entrance off the parking area. The private
parking area and southeast corner of the site will be relatively permeable to the
pedestrian/bike path accessway. For resident safety and security, an open, 4-foot
tall decorative metal fence e is proposed between the accessway and the
courtyard/playground (Exhibit C.31). The design of this space will delineate the
difference between public/private but is intended to do so in such a way that it
provides a benefit to both of sides of this zone.

Therefore, this guideline is met.
B3. Design for Coherency. Integrate the different parts of a building to achieve a coherent
design.
Findings: The building design intends to address the multitude of dynamics that occurs
at the four distinct edges of the site while maintaining a quietly cohesive building design.
This guideline is met in the following ways:
▪

At the building edge at NE Glisan, the design is intended to strengthen the pedestrian
environment and provide a marker at the end of a primary street in the Gateway
Regional District. The dynamic of NE Glisan at this location is heavy vehicle traffic
throughout most of the day due to the I-205/1-84 interchange one block to the west.
The site is at the west end of the designated Enhanced Pedestrian Street which is
intended to promote greater activity and engagement for street level opportunities.
- To engage the street, active uses with tall ground floor windows have been located
along the length of this facade. A canopy at eastern edge defines the main
entrance, offering pedestrians additional buffering from the car centric
environment that the interchange creates. The canopy wraps the corner,
providing further pedestrian protection and definition at the origination of the
new pathway.
- The materials used at this portion of the building exhibit both durability and
permanence while allowing for subtle changes over time. The primary use of brick
at all four levels provides texture at the human scale while providing permanence
to this primary public facade. The limited use of metal frame elements and
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cementitious panel material create a contrast to the heavier masonry, and the
metal detailing allows for crisp edge profiles to demark the building forms as you
enter and leave the Gateway district.
▪

The west edge of the site is bordered by a small residential property at the SW corner
in addition to the LRT park and ride lot. Just beyond this is the I-205/I-84
interchange, which slopes down approximately 50’ below the grade of the property.
The length of the site, a through block from NE Glisan to NE Irving, creates a long
facade that is partially primarily obscured from view by the various layers of grade,
sound wall, and parking uses associated with the Park & Ride. When viewed from
the west, this property edge will generally be a backdrop to these other layers.
- Building massing has been located along this edge to provide some buffering from
I-205, as well as provide a step back from the eastern edge to respond to the
pedestrian environment of the new multi-modal pedestrian path. Because of the
approximately 400’ length of the western façade, the massing has been broken
into two forms clad in contrasting brick to present the north and south parts of
the building as two separate volumes. To add further differentiation between
these two masses, the interior residential unit composition along this edge has
one-bedroom units occurring in the south half of the building and studio units
occurring in the north half of the building, allowing for different rhythms of
window patterns along this edge.

▪

The north edge of the site has frontage on NE Irving Street which is a dead-end rightof- way that is fenced off from the LTR Park & Ride lot, with an adjacent smaller
single family residential property, and a larger three-story condominium development
across the street that is designed in a newer “craftsman” style motif.
- The building mass occupies approximately 65% of the Irving frontage. Occupying
the northwest corner of the site, the massing marks the termination of Irving,
and allows the site to open towards the eastern edge of the site and the new
pedestrian path, as well as to the neighborhood.
- The articulation of this facade is primarily achieved through the texture of the
brick cladding with a contrast in the material colors.
- The ground floor provides access from the residential units directly to exterior
patio/stoops to provide engagement with the public street.
- The gabled roof form along this edge reflects a traditional element within the
community and connects the two building ends at NE Glisan and NE Irving
Streets.

▪

The east edge of the site is where the applicant chose to place the required
pedestrian/bike path, which will serve as a accessway connecting NE Glisan and NE
Irving.
- This edge of the site is designed to be the most porous, with the building mass
modulating along the edge, engaging and receding from the new multi-modal
path, as well as to the neighboring one- and two-story residential properties. This
setback design respects those adjacent uses, but also allows for possible future
development that may occur there as the Gateway region continues to develop
and density increases.
- The massing setbacks and landscaped open areas along this edge will support
the comfort, security, and safety of those that choose to utilize the new path.
Ground floor active use spaces, in the form of amenity rooms, have been placed
along this edge at the most constrictive points to provide an engagement in and
outside of the building with the residential courtyard/playground sheltered
between the gable mass forms. The intent is to secure this courtyard using built
site furniture and vision-permeable fencing while developing it as an amenity to
residents and the public regardless of which side of the barrier a person may be
on.
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The building mass at this location serves as a backdrop to the courtyard and a
change in building materials. Brick continues at the primary building massing
that engages the pedestrian/bike path, with a transition to a thicker fiber cement
plank at the building massing that pulls to the west. The intent is for the fiber
cement plank siding to extend all the way to the ground plane. This material will
be provided with a channel profile, providing a distinct shadow line at the joint
transitions as well as allowing for more opportunity in color choice.

This guideline is met.
C5. Transition to Adjacent Neighborhoods. Orient the building mass of new development
toward the higher-density areas and/or active streets of the regional center.
Findings: This guideline is met in the following ways:
▪

The mass of the building will be broken up into different elements by the transitions
between flat and pitched roof design. Particularly, from the southeast where the
north-south length of the site building is the most visible close-up, the building will
appear as multiple, articulate elements as opposed to a long facade. This will better
integrate with existing and future development within the neighborhood.

This guideline is met.
C6. Build on View Opportunities. Incorporate semi-public building spaces to facilitate views
to and from public amenities. Develop new buildings to emphasize pedestrian views down
streets or corridors at focal points or wayfinding markers.
Findings: This guideline is met in the following ways:
▪

The design has been articulated to incorporate views of the active areas within the
ground floor and the open space of the courtyard from the new pedestrian/bike path
on the eastern edge of the site. The articulated massing and differing materials and
colors of the building volumes strengthens this connection by providing a variety of
visual interest.

This guideline is met.
C7. Strengthens the Regional Center’s Western Edge. Contribute to the creation of a
variable edge facing the I-205 freeway, by varying the footprint and façade plane of new
development.
Findings: This guideline is met in the following ways:
▪

The western edge of the site does not define the edge of the I-205 corridor as there
are intervening properties. These are also zoned RX, Central Residential, but are not
currently developed to this intended capacity. These include three lots off NE Irving
which are currently developed with surface parking for the TriMet Park and Ride,
and one lot off NE Glisan which is currently developed as a single-family residence.
The western façade, in response, has been developed to provide a back drop as seen
from I-205, and building setbacks provide two different building planes with color
changes and differing roof lines. As seen from the west, this elevation is intended to
provide a gateway to signal the entrance to the neighborhood for vehicles moving east
across the freeway corridor.

This guideline is met.
PUBLIC REALM
A3. Integrate Building Mechanical Equipment and Service Areas. Incorporate building
mechanical equipment and/or service areas in a manner that does not detract from the
pedestrian environment.
Findings: This guideline is met in the following ways:
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▪

Building mechanical equipment will be located on the flat roof portions of the
building, set in a minimum of 10 feet from the edge and located towards the middle
of the building. The HVAC needs of the common areas will be served with common
equipment and provide for heating/cooling in the corridors and common areas of the
building. The apartments will be heated only with ceiling fans in the living rooms.
Along NE Glisan, the primary public frontage, no through-façade venting is
proposed. On the other facades, however, apartments will have compartmentalized
direct duct through-wall exhaust and air vents, which will terminate at the building
facades with an aluminum flat plate grill (Exhibit C.17, details 1,2 and 3). The
vertical stacking of apartments has allowed for alignment of the exterior grills in a
uniform way on the building faces.

▪

The electrical transformer will be in the SE corner of the parking lot and will be
screened with landscaping. It will be shielded from the pedestrian/bike path
accessway with taller plantings (Exhibit C.19).

This guideline is met.
B2. Integrate Ground-Level Building Elements. Integrate the different ground-level building
elements with the building’s architecture.
Findings: This guideline is met in the following ways:
▪

The use of the building is fully residential; however, active ground level elements
have been positioned at primary locations where the public will engage with the
building, focusing primarily on NE Glisan and at points along the pedestrian path
where the building abuts the path.

▪

At the ground floor along NE Glisan, the canopy allows for the integration of exterior
short-term bike parking. Interior spaces engage the street with the primary lobby
space and management offices.

▪

The ground-level building elements along the pedestrian/bike path are reinforced at
the SE corner of the site through the placement of the primary building entry and
resident community room/courtyard. The courtyard will contain both active play and
passive recreation space for residents with a fence between the public and private.

▪

It is also recognized that each end of the pedestrian/bike path will benefit from an
identifier and transition from the street ROW to the pedestrian ROW. Applicant
advises that they are intending to provide site furniture as well as a demarcation of
materials to help distinguish these transitions.

This guideline is met.
B4. Integrate Encroachments. Size and place encroachments to enhance the pedestrian
environment. Where permitted, integrate skybridges that are visually level and transparent
toward the middle of the block, where they will be most unobtrusive.
Findings: This guideline is met in the following ways:
▪

On NE Glisan, a cantilevered steel canopy at the southeast corner of the building will
encroach above the Glisan right-of-way. This canopy is integrated into the building
design and is intended to strengthen the pedestrian environment as it connects to
the building entry and engages with the community room. With a ground floor to
structure height of 12’-0” the underside of the canopy structure will be
approximately 11’-0” from exterior sidewalk level.

This guideline is met.
B5. Integrate Roofs, Rooftop Lighting, and Signs. Integrate rooftop components, functions
and related screening elements with the building’s architecture. Integrate exterior lighting,
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signs and any related structural equipment at or near the roof with the building’s architecture.
Orient lighting to highlight the building’s architecture.
Findings: This guideline is met in the following ways:
▪

The pitched roofs placed at the north and south edges of the building provide
definition to the NE Glisan and NE Irving frontages, as well as demark building
access and entry. The longer flat roof portions of the building serve as a simple
delineation between building and sky, and continuous metal banding at the top of
the parapet serves to unify the variation of massing. The parapet at the flat roofs also
provide a screen for mechanical equipment and utilities at the roof that are removed
from the ground plane. There is no anticipation of rooftop lighting in the project.

This guideline is met.
C1. Provide Opportunities for Active Uses at Major Street intersections. Integrate flexible,
active-use space opportunities at building corners facing major street intersections. Locate
access to the upper floors of buildings at these intersections toward the middle of the block.
Findings: This guideline is met in the following ways:
▪

The most prominent corner of the site will be where NE Glisan intersects with the
new pedestrian/bike path on the eastern edge of the site. This corner is programmed
with the main lobby and the community room, which will look on to NE Glisan, the
courtyard and the path. These are the most active and community oriented of the
spaces within the residential building and are appropriate for this corner.

This guideline is met.
C2. Enhance Gateway Locations. Enhance transitions at gateway locations.
Findings: This guideline is met in the following ways:
▪

The site is close to the point where NE Glisan crosses Interstate 205 and is the first
property on the block to develop within the standards of the Gateway Design
Guidelines. As such it will serve as a gateway building signaling increased scale and
intensity of development along NE Glisan as one moves into the district from the
West. The mass of the building has been stepped to transition from the lower-scale
areas at the freeway crossing. The southern portion of the Glisan facade is capped by
a prominent pitched roof at the east edge, where adjacent development reduces in
scale.

This guideline is met.
C3. Support Open Spaces with New Development. Develop buildings that are oriented to
adjacent open spaces.
C4. Develop Complementary Parking Areas. Develop, orient and screen parking area to
complement adjacent buildings and the pedestrian environment.
Findings for C3 and C4: This guideline is met in the following ways:
▪

The largest open spaces associated with the development are the courtyard and the
surface parking area. The courtyard has been integrated into the southern half of the
building and placed adjacent to the active uses at the corner with NE Glisan and the
new pedestrian/bike path.

▪

The limited parking and required loading zones will be accessed from a single
driveway located on NE Irving, a local service street. This landscaped parking area
has been partially screened by the northern half of the building and placed adjacent
to the new pedestrian/bike path, providing more open views towards the path.

▪

Special places at either end of the accessway will be placed on private property but
will be supportive of the adjacent uses.
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These guidelines are met.
QUALITY AND PERMANENCE
B1. Convey Design Quality and Building Permanence. Use design principles and building
materials that convey quality and permanence.
Findings: This guideline is met in the following ways:
▪

The building design addresses the multitude of dynamics that occur at the four
distinct edges of the site while maintaining a cohesive building design which does not
present itself in a chaotic way. The palette of materials and variation of their use over
the facades provides variation while still achieving cohesiveness in the overall design.
The use of brick masonry, metal trims, and fiber cement siding are all present within
the Gateway region and are materials that are common to standard construction.

▪

At the south edge of the site facing NE Glisan, the use of brick at all four levels
provides a texture at the human scale while providing permanence to the primary
public facade. The limited use of metal and cementitious panels provides a contrast
to the heavier masonry and demarks building forms as you enter and leave the
Gateway district.

▪

At the west edge of the site facing I-205, two colors of contrasting brick clad the
north and south parts of the building, breaking down the length of the site. In
addition to providing a quality and durable cladding, the use of masonry on this
facade with will provide added sound insulation for residents from the adjacent I-205
freeway.

▪

At the south edge of the site facing NE Irving, as on Glisan, the use of brick at all
four levels provides a texture at the human scale while providing permanence to the
primary public facade. For accent, the inside of patio setbacks are clad with a
contrasting color of a thicker fiber cement panel.

▪

At the east edge of the site facing the new pedestrian path, brick is used at the
primary building massing’s that engages the pedestrian/bike path, with a transition
to a thicker fiber cement plank at the building massing setbacks form the path. The
fiber cement plank siding extends to the ground plane to provide a consistent facade.
This material will be provided with a channel profile, providing a more distinct
shadow line at the joint transitions as well as allowing for more opportunity in color
choice.

This guideline is met.
B6. Integrate Ecological / Sustainable Concepts. Integrate ecological/sustainable features
or concepts with site and development designs.
Findings: This guideline is met in the following ways:
▪

In step with the Gateway region goals of increased density and activity, the building
footprint occupies most the site area with space provided to support resident outdoor
space and a small amount of vehicle parking. The integration of
ecological/sustainable concepts are subtle in providing for small, independent
opportunities to express storm water management at the NE Glisan edge and
pedestrian/bike accessway edge while still maintaining the urban environment that
the Enhanced Pedestrian Standards promote. Other considerations that have been
made are to better integrate bicycle parking within the project through the promotion
of smaller bike rooms dispersed at each level and at the two ground resident entries
to the building.

This guideline is met.
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(2) MODIFICATION REQUESTS (33.825)
33.825.040 Modifications That Will Better Meet Design Review Requirements:
The review body may consider modification of site-related development standards, including
the sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the design 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. Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and
B. Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.
The following one (1) modification is requested:
Modification #1: Size of Long-term Bike Parking (33.266.220.C.B) - to reduce the size and
spacing of long-term bike storage, from 2’-0” by 6’-0” horizontal spaces to 1’-5” by 3’-8”
vertically mounted spaces with 6” minimum offset to accommodate handlebars, for all 175
long-term bike racks.
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.
Requirement: Bicycle racks. The Office of Transportation maintains a handbook of racks
and siting guidelines that meet the standards of this paragraph. Required bicycle parking
may be provided in floor, wall, or ceiling racks. Where required bicycle parking is provided
in racks, the racks must meet the following standards:
a) The bicycle frame and one wheel can be locked to the rack with a high security, Ushaped shackle lock if both wheels are left on the bicycle;
b) 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. See Figure 266-11;
c) The rack must be securely anchored.
A.

Better meets design guidelines. The resulting development will better meet the
applicable design guidelines.
Findings: This modification request is to reduce the size and spacing of long-term bike
storage, from 2’-0” by 6’-0” horizontal spaces to 1’-5” by 3’-8” vertically mounted spaces
with 6” minimum offset to accommodate handlebars, for all 175 long-term bike racks.
While the standard is consistent with a floor-mounted rack system that allows bikes to be
locked to the rack with both wheels on the ground, the proposed wall-mounted system
instead hangs racks by the frame, elevating the front wheel and allowing both wheels to
have contact with the wall. This functionally reduces the depth of the necessary parking
space. Additionally, by offsetting the racks, bikes can be accommodated closer to each
other without their handlebars or pedals interfering with each other.
The project has sought to provide interior and exterior community spaces, while also
providing ample bicycle storage spaces for a building located adjacent to active
transportation infrastructure. The project is also better served by providing multiple bike
rooms as opposed to individual racks within individual units. The use of offset hanging
racks makes for a more efficient use of space. These allow a six-foot bicycle to be stored in
a space that is 17-inches wide and 44-inches deep (Exhibits App.10 and 11)
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The applicable Community Design Guidelines that apply here are:
Guideline A1: Strengthen the relationship between buildings and streets.
Guideline A2: Enhance visual and visual connections.
Guideline B2: Integrate ground-level building elements.
Guideline C3: Support open spaces with new development.
The bike rooms are adjacent to the pedestrian/bike path that runs north-south on the
east side of the site. Allowing for the efficient use of space in these rooms, keeps these
spaces to a smaller footprint, maximizing the adjacent open space and areas for pedestrian
and bicycle circulation, particularly in the open spaces that mediate between the building
and the new pedestrian/bike path. This also allows greater visual permeability between
the other spaces of the building and the surrounding public spaces.
As a ground-level amenity located at the midpoint of the building, the bike rooms as
configured allows residents to efficiently park their bicycles as they enter the building and
avoid needing to roll them through the hallways. The mid-point location also limits the
profusion of bicycle-parking adjacent to the primary entrance and community room on NE
Glisan.
With respect to the unique design challenges presented by the long-narrow site and the
dedication required for new pedestrian path as well as the design response required to
address this public space, this rack solution allows the project to better meet guidelines
A1, A2, B2, and C3 on this site. This criterion is met.
B.

Purpose of the standard. On balance, the proposal will be consistent with the
purpose of the standard for which a modification is requested.
Findings: The purpose of the bike parking standards is to 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.
While the standard states, “The Office of Transportation maintains a handbook of racks
and siting guidelines that meet the standards of this paragraph,” the dimensional
requirements of 33.266.220(C)(3)(b) are for bicycle parking for floor racks “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.” The wallmounted racks that are included in the handbooks and specifically allowed in the
subsection do not require same dimensional standards as the floor-mounted racks. The
reduction of the rack spacing to a width of 17-inches and a depth of 44-inches will allow
for bikes to be hung by the frame without them colliding with each other. Therefore, the
modification meets the intention of the standard, which is to allow racks to be stored
securely with sufficient spacing to keep them from being damaged. This criterion is met.
However, to accommodate heavier and/or larger bicycles that are less easy to store
vertically, a condition of approval has been added:
Five (5) long-term bicycle spaces in the ground floor bike room shall be located
and sized to provide horizontal bike storage of 2 feet by 6 feet.
With this condition of approval, the proposal will be consistent with the purpose statement
of the bicycle parking standards.

With the condition of approval noted above, this Modification merits approval.

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
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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 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 modification criteria and therefore warrants
approval.
The proposal responds appropriately to the challenging long, narrow site and the diverse
conditions at each property edge, while providing a quietly coherent and articulated building.
NW Glisan, the most prominent frontage, is fully activated by program and design. A canopy at
the eastern side provides pedestrian protection, emphasizes the main entrance to the building
and marks the origination of the new multi-modal pedestrian path, which will offer a new
through-block link. The building massing responds to the new path by forming eddies of open
space which contain a courtyard for residents and a landscaped parking area. The design,
materials, and details indicate quality and durability, ensuring a quality development for the
long term.

DESIGN COMMISSION DECISION
It is the decision of the Design Commission to approve a Design Review for a new 4-story,
90,000 SF, 159-unit affordable workforce housing project with surface parking for two (2) Type
B loading spaces and nine (9) vehicle spaces, accessed from NE Irving. Proposal also includes a
continuous pedestrian connection between NE Glisan and Irving.
Approval of one (1) Modification Request:
▪

Long-term Bike Parking Spacing (33.266.220.C.B). The project proposes to reduce the size
and spacing of long-term bike storage, from 2’-0” by 6’-0” horizontal spaces to 1’-5” by 3’-8”
vertically mounted spaces with 6” minimum offset to accommodate handlebars, for all 175
long-term bike racks.

Approvals per Exhibits C.1-C-31, signed, stamped, and dated October 2, 2018, subject to the
following conditions:
A. As part of the building permit application submittal, the following development-related
conditions (B – D) must be noted on each of the 4 required site plans or included as a sheet
in the numbered set of plans. The sheet on which this information appears must be
labeled “ZONING COMPLIANCE PAGE- Case File LU 18-177124 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.
D. Five (5) long-term bicycle spaces in the ground floor bike room shall be located and sized to
provide horizontal bike storage of 2 feet by 6 feet.
==============================================
By: _____________________________________________
Julie Livingston, Design Commission Chair
Application Filed: May 24, 2018
Decision Filed: September 21, 2018

Decision Rendered: September 20, 2018
Decision Mailed: October 5, 2018
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About this Decision. This land use decision is not a permit for development. Permits may
be required prior to any work. Contact the Development Services Center at 503-823-7310 for
information about permits.
Procedural Information. The application for this land use review was submitted on May 24,
2018. The applicant requested the project to be deemed complete on June 26, 2018 (Exhibit
A.3). A hearing date of August 16, 2018 was scheduled. On August 9, 2018, the applicant
requested the hearing to be rescheduled to September 20, 2018 to allow them further time to
address outstanding BES issues (Exhibit A.6). A hearing before the Design Commission was
held on September 20, 2018, and it was unanimously approved with a 6 to 0 vote.
Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under
the regulations in effect at the time the application was submitted, provided that the
application is complete at the time of submittal, or complete within 180 days. Therefore, this
application was reviewed against the Zoning Code in effect on May 24, 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.2. Unless further extended by the applicant, the
120 days will expire on: June 26, 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
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 October 19, 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.
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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 (one-half of the application fee for this case).
Neighborhood associations may qualify for a waiver of the appeal fee. Additional information
on how to file and the deadline for filing an appeal will be included with the decision.
Assistance in filing the appeal and information on fee waivers are available from the Bureau of
Development Services in the Development Services Center, 1900 SW Fourth Ave., First Floor.
Fee waivers for neighborhood associations require a vote of the authorized body of your
association. Please see appeal form for additional information.
Recording the final decision.
If this Land Use Review is approved the final decision will be recorded with the Multnomah
County Recorder.
• Unless appealed, the final decision will be recorded after October 22, 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.
Zone Change and Comprehensive Plan Map Amendment approvals do not expire.
Applying for your permits. A building permit, occupancy permit, or development permit must
be obtained before carrying out this project. At the time they apply for a permit, permittees
must demonstrate compliance with:
•
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.
Grace Jeffreys
October 2, 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 503823-6868).
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EXHIBITS – NOT ATTACHED UNLESS INICATED
A. Applicant’s Statement
1. Original Submittal, 5/24/18
2. Request for an Evidentiary Hearing and Waiver of Right to a Decision within 120 Days,
6/8/18
3. Response to Incomplete Letter, 6/26/18
4. Narrative, 7/3/18
5. Response to staff email – FAR diagrams, bike Mod, Loading screening, 8/8/18
6. Request to reschedule hearing date, 8/9/18
7. Response to staff queries regarding bikes, screening and fencing, 9/9/18
8. Information on Light Fixture A2, 9/10/18
9. Letter, Chris Hagerman, Bookin Group, response to Tom Beaman’s letter, 9/12/18
10. Revised drawing and appendix set, 9/12/18
B. Zoning Map (attached)
C. Plan & Drawings
1. Site Plan (attached)
2. First Floor Plan
3. Second – Fourth Floor Plans, Roof plan
4. Exterior Elevations (attached)
5. Exterior Elevations
6. Exterior Elevations
7. Exterior Elevations (attached)
8. Enlarged Elevation/ Section
9. Enlarged Elevation/ Section
10. Enlarged Elevation/ Section
11. Building Sections
12. Building Sections
13. Details
14. Details
15. Details
16. Details
17. Details
18. Details
19. Landscape - Planting Plan
20. Landscape - North Elevation Landscape Section
21. Landscape - Plant List
22. Landscape - Landscape Details
23. Lighting - Illumination Plan
24. Lighting - Photometric Plan
25. Civil - Site Plan
26. Civil - Existing Conditions, Tree Plan
27. Civil – Utility Plan
28. App. 8 – Materials List
29. App. 10 – Bike Parking
30. App. 11 – Bike Parking
31. Courtyard fencing
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
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E. Agency Responses:
1. Bureau of Environmental Services
2. Bureau of Transportation Engineering and Development Review
3. Water Bureau
4. Fire Bureau
5. Bureau of Parks, Forestry Division
6. Site Development Review Section of BDS
7. Life Safety Review Section of BDS
F. Letters
1. Tom Beaman, 8/4/18, concerns about lack of on-site parking proposed.
G. Other
1. Original LUR Application
2. Pre-Application Conference Summary Memo and EA Follow-up Memo, 12/19/17
3. Design Advice Request Summary Memos, 2/13/17
4. Request for Completeness with Bureau responses, 5/30/18
5. Incomplete Letter with BES RFC, 6/13/18
6. Staff confirmation that documentation was not submitted for 100-day review, 6/26/18
7. Staff email requesting further information, 8/6/18
8. Staff email requesting further information, 9/6/18
H. Commission exhibits
1. Staff Report for the hearing, 9/12/18
2. Staff Memo for the hearing, 9/12/18
3. Bureau of Environmental Services, addendum, 9/19/18
4. Staff presentation, 9/20/18
5. Applicant presentation, 9/20/18
6. Public testimony Sign-in sheet, 9/20/18

