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NOTICE OF A TYPE II DECISION ON A PROPOSAL IN
YOUR NEIGHBORHOOD

The Bureau of Development Services has approved a proposal in your neighborhood. The
mailed copy of this document is only a summary of the decision.

The reasons for the decision are included in the version located on the BDS website

http: / /www.portlandonline.com/bds/index.cfm?c=46429. Click on the District Coalition then
scroll to the relevant Neighborhood, and case number. If you disagree with the decision, you
can appeal. Information on how to do so is included at the end of this decision.

CASE FILE NUMBER: LU 18-176178 DZM - NEW 4-STORY
MIXED USE BUILDING

GENERAL INFORMATION

Applicant: Ben Hufford | Design Department Architecture LLC
511 SW 10th Avenue, Suite 1004 | Portland OR 97205

Owner: Rupert Enterprises Four LLC
2817 NE Hamblet Road | Portland, OR 97212

Site Address: 4212 N Interstate Avenue

Legal Description: BLOCK 1 LOT 2-5&14&15 TL 5900, OVERLOOK

Tax Account No.: R633900150

State ID No.: 1IN1E22CB 05900

Quarter Section: 2629

Neighborhood: Overlook NA, contact Mike Shea at landuse@overlookneighborhood.org.
Business District: None

District Coalition: North Portland Neighborhood Services, contact Mary Jaron Kelley at

503-823-4099.

Plan District: North Interstate
Other Designations: None

Zoning: EXd - Central Employment with Design Overlay

Case Type: DZ - Design Review w/ Modifications

Procedure: Type II, an administrative decision with appeal to the Design
Commission.

Proposal:

The applicant seeks Design Review approval for a new 4-story mixed-use building at the corner
of N Interstate Avenue and N Maryland Avenue. The proposed building height is 51’-3” to the
top of the parapet and 59’ to the top of the elevator overrun. The proposed building includes
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retail spaces, a residential lobby, bike storage, and building services on the ground floor. A total
of fifteen (15) residential units are proposed with a mix of studios, 1-bedroom, and 2-bedroom
units on levels two through four. Exterior materials include cast stone veneer, aluminum
storefront, and metal louvers on the ground floor, two types of metal panels on upper floors,
with perforated screen at juliet balconies, and recessed black vinyl windows.

One (1) Design Exception is requested:

1. Window Projections into the Right-of-Way (OSSC/32/#1) to provide 27.8% rather
than the required 30% glazing of the projected wall area (Standard ‘E’) and to increase
the maximum width of the oriel window projections (Standard ‘F’) from the maximum
12’ allowed to:

- 12-6” for three (3) bays along N Interstate Avenue (Southwest Elevation); and
- 12-6” for two (2) bays along N Maryland Avenue (East Elevation).

Notes: Since the Notice of Proposal was mailed on November 28, 2018, the drawings were
revised to meet the Ground Floor Window Standards (PZC, 33.130.230), and modifications to
this standard are no longer requested

Also, sine the Notice of Proposal was mailed on November 28, 2018, the drawings were revised
to meet Window Projections into the Right-of-Way, Standard ‘C’ so that less than 40% of the
wall area is proposed to project into the public Right-of-Way (with 35% of the wall area
proposed to project into the ROW on the N Interstate frontage and 34% of the wall area on the
N Maryland frontage). As such, a Major Encroachment Review, administered by the Portland
Bureau of Transportation, is not required at this time.

Design review is necessary because the project proposes new development within a design
overlay zone.

Relevant Approval Criteria:

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

m  Community Design Guidelines

ANALYSIS

Site and Vicinity: The project site is a triangular shaped site bound by N Interstate to the
southwest and N Maryland to the east. The site is located where the northbound travel lanes of
N Interstate realign and continue north toward N Skidmore Street at the northern frontage of
the block. The subject site included a single-story structure that was demolished per 17-
112217 CO.

The vicinity includes a mix of both residential and commercial uses. North Interstate Avenue,
which runs west of the site, is recognized as a significant commercial corridor. The historic
built environment along Interstate Avenue is defined by development that occurred during the
1940s and 1950s. At the time, Interstate Avenue was the major north-south route for travel
between California and Washington, and as a result, businesses developed that catered to the
long-distance automobile traveler. With the construction of I-5 in the 1960s, the travel-oriented
businesses along interstate declined. However, the area is now witnessing a growth in new
commercial and residential development, in large part due to the MAX light rail line that runs
along Interstate connecting northeast Portland with downtown.

Portland’s Transportation System Plan classifies North Interstate Avenue as a District Collector,
Regional Transitway/ Major Transit Priority Street, City Walkway and Bikeway, and Regional
Main Street; and North Maryland as a Local Service Bikeway and Walkway.

Zoning: The Central Employment (EX) zone allows mixed-uses and is intended for areas in the
center of the City that have predominantly industrial type development. The intent of the zone
is to allow industrial and commercial uses which need a central location. Residential uses are
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allowed but are not intended to predominate or set development standards for other uses in the
area. The development standards are intended to allow new development which is similar in
character to existing development.

The “d” overlay promotes the conservation and enhancement of areas of the City with special
historic, architectural or cultural value. New development and exterior modifications to existing
development are subject to design review. This is achieved through the creation of design
districts and applying the Design Overlay Zone as part of community planning projects,
development of design guidelines for each district, and by requiring design review. In addition,
design review ensures that certain types of infill development will be compatible with the
neighborhood and enhance the area.

The North Interstate Plan District provides for an urban level of mixed-use development to
support the MAX line and the surrounding neighborhoods by encouraging development that
increases neighborhood economic vitality, amenities, and services and successfully
accommodates additional density. These standards: implement urban design concepts of the
North Interstate Corridor Plan; help ease transitions between new high-density development
and the existing, low-density neighborhoods; and enhance the pedestrian experience.

Land Use History: City records indicate no prior land use reviews for this site.

Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed November 28, 2018.
The following Bureaus have responded with comments; ultimately finding no objection to the

proposal:
1. Bureau of Environmental Services (See Exhibit E-1)
a. Exhibit E-1a: Initial response - not recommending approval, 12/20/2018
b. Exhibit E-1b: Addendum - revised response with no objections and no

recommended conditions of approval, 1/4/2019

The following Bureaus have responded with no issues or concerns:
Bureau of Transportation Engineering (See Exhibit E-2).
Life safety Division of BDS (See Exhibit E-3)

Site Development Section of BDS (See Exhibit E-4)

Water Bureau (See Exhibit E-5)

Fire Bureau (See Exhibit E-6)

ok

Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on November 28,
2018. No written responses were received from either the Neighborhood Association or notified
property owners in response to the proposal.

Summary of Land Use Process:
e Design Review Application submitted — May 23, 2018
Incomplete Letter sent — June 6, 2018
Staff Memo summarizing issues to be addressed sent — June 25, 2018
Response to Incomplete Letter and Revised Drawing Set submitted — November 16, 2018
Storm Water Report provided — November 19, 2018
Staff response to Revised Drawing Set provided indicating additional reviews not yet
requested that would be required based on the revised drawings. Specifically, as
designed the revised drawings would require a Modification to Ground Floor Windows, a
Design Exception to the Window Projections into the Right-of-Way Standards (Oriel
Window Standards), and as designed in the set submitted on November 16th, the
proposed projections into the public right-of-way would require a Major Encroachment
Review to be administered by PBOT — November 20, 2018
e Revised narrative requesting Design Exceptions to Window Projections into the Right-of-
Way Standards (Oriel Window Standards) provided — November 21, 2018
e Notice of Proposal mailed — November 28, 2018
o Staff response summarizing outstanding issues — November 30, 2018
o Revised sheets provided — December 11, 2018
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e Revised sheets provided — December 17, 2018

e Staff response to revised drawings noting continued issues drawings and with the
proposed sign that, as shown, would be prohibited per Title 32 — December 20, 2018

e Bureau responses and summary of outstanding issues provided by staff. BES response
indicating that additional information (originally requested in the Early Assistance
meeting summary notes provided January 11, 2018) would be required for review to
support the proposal — December 20, 2018

e Applicant team requests extension to the 120-day review period provided/ on hold —
December 24, 2018

e Applicant provides requested information to BES (digital only) — January 2, 2019

¢ BES issues revised addendum with no objection to the Design Review approval of the
proposal — January 4, 2019

e PBOT response provided with no objection to the Design Review approval of the proposal
—January 8, 2019

¢ Revised sheet and additional Manufacturer’s specification provided — January 9, 2019

¢ Revised Drawings provided — January 18, 2019

e Applicant team confirms that the case is no longer on hold, requests stat staff proceed
with the Notice of Decision, and confirms draft Condition of Approval language is
supportable — January 28, 2019

e Applicant team confirms material details and corrects application notes — January 29,
2019

o Staff issues Notice of Decision of staff-level approval with conditions — January 29, 2019

ZONING CODE APPROVAL CRITERIA

(1) Chapter 33.825 Design Review

Section 33.825.010 Purpose of Design Review

Design review ensures that development conserves and enhances the recognized special design
values of a site or area. Design review is used to ensure the conservation, enhancement, and
continued vitality of the identified scenic, architectural, and cultural values of each design
district or area. Design review ensures that certain types of infill development will be
compatible with the neighborhood and enhance the area. Design review is also used in certain
cases to review public and private projects to ensure that they are of a high design quality.

Section 33.825.055 Design Review Approval Criteria
A design review application will be approved if the review body finds the applicant to have
shown that the proposal complies with the design guidelines for the area.

Findings: The site is designated with design overlay zoning (d), therefore the proposal
requires Design Review approval. Because of the site’s location, the applicable design
guidelines are the Community Design Guidelines.

Community Design Guidelines

The Community Design Guidelines consist of a set of guidelines for design and historic design
cases in community planning areas outside of the Central City. These guidelines address the
unique and special characteristics of the community plan area and the historic and
conservation districts. The Community Design Guidelines focus on three general categories: (P)
Portland Personality, which establishes Portland's urban design framework; (E) Pedestrian
Emphasis, which states that Portland is a city for people as well as cars and other movement
systems; and (D) Project Design, which assures that each development is sensitive to both
Portland's urban design framework and the users of the city.

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”.
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P1. Plan Area Character. Enhance the sense of place and identity by incorporating site and
building design features that respond to the area’s desired characteristics and traditions.

D7. Blending into the neighborhood. Reduce the impact of new development on established
neighborhoods by incorporating elements of nearby, quality buildings such as building details,
massing, proportions, and materials.

Findings for P1 and D7: The Community Design Guidelines suggest this guideline, P1
Plan Area Character may be accomplished in the North Interstate Corridor Plan Area with
the following:

A. Strengthening the character of the individual station areas. In general, each station area
is envisioned to have the highest density and most visible development in its local
vicinity, with active ground floor uses facing the platforms. Every station area, except
Overlook, is located at a crossroads with a unique east-west corridor that emphasizes a
commercial, cultural, residential or institutional (or some combination) character that
can be strengthened with new development. At Prescott Station, New development at
this station area builds on the placemaking opportunities presented by the curve in
Interstate Avenue at Skidmore and Mason. Buildings at this station area are among the
largest along the corridor and strengthen Interstate with active edges and strong street
orientation. New development at this station area frames and enhances N Maryland
Avenue as a more locally oriented street by discouraging access through to Going Street
and reclaiming some excess streetscape for signature works of art and/or green street
facilities.

B. Strengthening the character of culturally significant buildings and structures along the
corridor.

C. Enhancing gateway and focal point locations with new development. The focal point at
the southern edge of the Prescott station area offers another opportunity for a signature
work of architecture —perhaps paired with improvements within the right-of-way—that
can focus views at one of the distinctive bends in Interstate Avenue.

D. Integrating existing mature trees. Mature trees provide many benefits: they create
shade, accomplish some stormwater management functions, and offer relief from the
built environment. Many of the larger mature trees also serve as wayfinding markers,
offering visual cues through the landscape. Where practical, new development should
incorporate existing mature trees in site and building designs, both on private property
as well as in planting strips within the public right of way.

H. Strengthening the cultural significance of Interstate Avenue’s iconic neon signs.

The subject site lies at the southern “focal point” of the Prescott Station area identified in

the North Interstate Corridor Plan as a ‘Neighborhood Center’. The proposed development

strengthens the character of the Prescott Station while supporting higher density

development along the transit-oriented N Interstate Corridor. The following aspects of the

proposal successfully address these guidelines:

= The proposal marks the directional shift in N Interstate by providing a signature
building that engages this prominent corner and highlights the unique configuration
of the site.

= The corner retail space - framed in the lower volume of the building by a sculptural
pitched roof with exposed timber framing - engages the corner at this “focal point”
location. This commercial orientation continues up N Interstate with recessed retail
entries set under a continuous soffit that responds to the higher intensity “main
street” character of N Interstate while also serving to create covered, well-lit transition
spaces along both frontages.

» In addition to orienting the commercial spaces primarily to N Interstate, other active
ground floor uses, including lobby and amenity areas, are focused along the N
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Interstate frontage, strengthening the commercial character of N Interstate. These
active uses will help contribute to a vibrant urban streetscape in the immediate area.

= Strong street orientation continues along N Maryland with a second glazed pedestrian
entry to the residential units on upper floors, a recessed entry to the corner retail
space, and operable storefront to the south toward N interstate that is intended to
facilitate spill-out space adjacent to the southern corner along N Maryland.

= At the ground level, the building supports a strong commercial orientation along N
Interstate and N Maryland with textural stone veneer cladding and recessed storefront
systems with clear glazing into active use areas.

= On the upper stories, the building utilizes shifting forms — the sculptural rooflines,
and undulating oriels — to organize and add interested to the upper story fenestration
pattern. In addition to supporting more residential proportion and detailing with
recessed vinyl windows and juliete balconies, these shifts in plane also serve to break
up the mass by adding depth to the facade.

= The depth and texture employed on the articulated facades responds to character of
culturally significant structures along the corridor as the proposed detailing and scale
of materials strengthens the relationship between the proposed building and the rich
existing fabric seen in the Plan Area.

= While no existing mature trees are found on-site, the existing mature street trees
along N Maryland will be retained and protected.

= While the guidelines encourage the integration of new and distinctive neon-type
signage and/or lighting that complements the corridor’s context of existing signs and
lighting in new development, the revised proposal does not include signage. The
applicant has noted that they intend to pursue signage that meets this criteria
through a separate review.

These criteria are therefore met.

Public Realm

El. The Pedestrian Network. Create an efficient, pleasant, and safe network of sidewalks
and paths for pedestrians that link destination points and nearby residential areas while
visually and physically buffering pedestrians from vehicle areas.

E2. Stopping Places. New large-scale projects should provide comfortable places along
pedestrian circulation routes where people may stop, visit, meet, and rest.

E3. The Sidewalk Level of Buildings. Create a sense of enclosure and visual interest to
buildings along sidewalks and pedestrian areas by incorporating small scale building design
features, creating effective gathering places, and differentiating street level facades.

E4. Corners that Build Active Intersections. Create intersections that are active, unified,
and have a clear identity through careful scaling detail and location of buildings, outdoor areas,
and entrances.

E5. Light, Wind, and Rain. Enhance the comfort of pedestrians by locating and designing
buildings and outdoor areas to control the adverse effects of sun, shadow, glare, reflection,
wind, and rain.

D1. Outdoor Areas. When sites are not fully built on, place buildings to create sizable, usable
outdoor areas. Design these areas to be accessible, pleasant, and safe. Connect outdoor areas
to the circulation system used by pedestrians;

D3. Landscape Features. Enhance site and building design through appropriate placement,
scale, and variety of landscape features.

Findings for E1, E2, E3, E4, E5, D1, and D3: The proposal enhances the vicinity’s
pedestrian network as follows:
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Recessed entries along N Interstate and N Maryland and a prominent corner entry at
the south corner provide opportunities to engage pedestrians.

In addition to recess building entries along both frontages which provide protection for
visitors to the building, a continuous soffit with recessed lighting extends weather
protection for the length of the building for pedestrians along N Interstate and N
Maryland.

As noted above, the proposal marks the directional shift in N Interstate by engaging
the acute corner of the site with a sculptural pitched roof with exposed timber framing
— highlighting the primary retail space at this “focal point” location. This primary
commercial space is supported by a small plaza which enhances the pedestrian
experience by providing usable outdoor space and the opportunity to connect active
ground floor uses to the activity of the pedestrian realm.

Additionally, the southern frontage along N Maryland responds to the wide sidewalk
condition by providing operable storefront that is intended to engage the pedestrian
realm by providing the opportunity for spill-out seating.

Along the remaining ground floor frontage, large openings with glazing into active
spaces will allow for direct building-to-street activation.

The residential upper floors of the building are differentiated from the active ground
floor through subtle shifts in upper-story massing, changes in material, and changes
and scale of openings; creating a strong sidewalk level for the building.

Integrated planters at the base of the building on the south facade provide landscape
features to soften this edge while not impeding the flexibility of this active, pedestrian
oriented entry plaza.

This guideline is therefore met.

D2. Main Entrances. Make the main entrances to houses and buildings prominent,
interesting, pedestrian accessible, and transit-oriented.

Findings: Entry prominence is conveyed as follows:

The entry to the primary corner retail space engages the corner and is highlighted by
glazed doors and sidelights centered on the south facade, framed by a sculptural
pitched roof with exposed timber framing.

The entry to the residential lobby is located off of N Interstate and is delineated with a
glazed recessed entry, and continuous soffit with recessed lighting — providing a well-
lit space.

This guideline is therefore met.

D4. Parking Areas and Garages. Integrate parking in a manner that is attractive and
complementary to the site and its surroundings. Locate parking in a manner that minimizes
negative impacts on the community and its pedestrians. Design parking garage exteriors to
visually respect and integrate with adjacent buildings and environment.

Findings: No minimum parking or loading is required for this site and no parking or
loading is proposed.

This guideline is therefore not applicable.
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DS5. Crime Prevention. Use site design and building orientation to reduce the likelihood of
crime through the design and placement of windows, entries, active ground level uses, and
outdoor areas.

Findings: The following building and site design attributes will serve to minimize the
potential for crime:

The proposal will create a well-lit sidewalk for pedestrians, creating a safe and
activated environment at the street edge with recessed building entries and a
continuous soffit with integrated lighting, and the large areas of glass at the base of
the building that will be lit from within, allowing for overspill onto the sidewalks.

The secondary pedestrian entry located near the north corner of the N Maryland
frontage is accessed by a glazed with additional glazed storefront and will be well lit
and allow for surveillance and interaction between residents and the public.

This guideline is therefore met.

Quality and Permanence
D8. Interest, Quality, and Composition. All parts of a building should be interesting to view,
of long lasting quality, and designed to form a cohesive composition.

Findings: The proposal achieves a cohesive composition of quality materials and
interesting features as follows:

The building has been designed to create a focal point at this distinct site along N
Interstate by engaging the acute corner of the site with prominent, sculptural roof
forms that frame the base of the building at the corner and transition to the
undulating bays of the upper stories.

The colors and textures of materials are coordinated to provide a coherent
composition while providing rich texture and detailing that defer to the character of
the Plan Area. On the upper stories, the lighter color metal panel cladding with a
double chevron pattern (MT-2) is applied consistently above and below windows and
at the minor south facing elevation where the two (2) louvers are located. The lighter
color metal panel (MT-2) is also consistently applied to the proposed rooftop overruns
and the rooftop storage room. The darker color metal panel with a single chevron
pattern is typically applied in uninterrupted vertical bands on the upper stories, and
on the end wall condition on the upper stories of the north facade.

The base of the building is clearly articulated with stone veneer cladding and recessed
aluminum storefront systems with clear glazing that support a strong commercial
orientation along N Interstate and N Maryland while expressing texture and durability.

On the upper stories, the residential program is articulated through shifts in form —
with sculptural rooflines, and undulating oriels — to organize and add interested to the
upper story fenestration pattern.

The upper stories are also differentiated through shifts in material to two (2) types of
22-gauge profiled metal panel with concealed fasteners. The thickness and profile of
the panels ensure rigidity, and thus a sense of quality and permanence.

The residential proportion and detailing of upper story windows are expressed with
recessed vinyl windows that are set into the wall plane a minimum of 2 7/8” from the
face of sash to the face of cladding and are further differentiated with juliete
balconies.

These shifts in plane expressed at the upper stories of the building in the three (3)
proposed oriels on N interstate and the two (2) proposed oriels on N Maryland, serve to
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break up the mass, and organize the fenestration, adding visual interest and depth to
the facade.

» The two (2) louvers proposed to serve to the retail spaces are proposed at the second
floor on the south (southwest) elevation as seen on Exhibits C-6, C-11 and C-12. The
louvers are proposed to be integrated into the profiled metal panel cladding with a
finish to match the adjacent metal panel (MT-2). To ensure that the proposed louvers
are successfully integrated into the adjacent profiled metal cladding, ensuring quality
and permeance, staff has added Condition of Approval ‘D’, that the proposed louvers
indicated on Exhibits C-6, C-11 and C-12 be finished to match the adjacent metal
panel and that the face of the louver not extend beyond the face of the adjacent metal
panel as noted on Exhibit C-32.

With Condition of Approval ‘D’ listed above, this guideline is met.

(2) DESIGN EXCEPTION REQUEST (OSSC/32/#1)

Window Projections into the Right-of-Way (OSSC/32/#1) to provide 28% rather than the
required 30% glazing of the projected wall area (Standard ‘E’) and to increase the maximum
width of the oriel window projections (Standard ‘F’) from the maximum 12’ allowed to:

- 12-6” for three (3) bays along N Interstate Avenue (Southwest Elevation); and

- 12-6” for two (2) bays along N Maryland Avenue (East Elevation).

A. Projection. Maximum projection of 4 feet into the right-of-way including trim, eaves and
ornament.

Findings: The maximum projection is 4’-0”. This criterion is met.

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.)

Findings: The clearances of the three (3) oriel windows on N Interstate and the two (2)
oriel windows on N Maryland appear well above the required clearances above the
adjacent sidewalk grades for the projections shown (See Exhibits C-14, C-15).

This criterion is met.

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.

Findings: Projecting wall areas are under 40% (Exhibits C-14, C-15 - West Elevation is
34.7%, and East Elevation is 34.7%). This criterion is met.

D. Wall Length. Maximum width of any single window which projects into public right-of-way
is 50% of its building wall length.

Findings: The projecting wall lengths for any single window which projects into public
right-of-way are under 50% of its building wall length (Exhibits C-14, C-15) This
criterion is met.

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.
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Findings: For the three (3) oriel windows on N Interstate and the two (2) oriel windows
on N Maryland (per Exhibits C-14, C-15) the minimum window areas of the faces of the
projecting window elements are not met as follows: On N Interstate and on N Maryland
27.8% of the projecting window elements are window area. As the standard is not met,
approval through design review is required to not meet this requirement. Given the
shallow depth of the oriels and the height above the right-of-way, the perceived massing
of these oriels over the right-of-way will have little impact on the pedestrian realm.
Additionally, the proposed oriels are an integral part the sculptural form of the building,
which contribute to the project better meeting Guideline D8 Interest, Quality and
Composition. This criterion is met.

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.

Findings: This project is requesting approval through design review to allow the
maximum width of the oriel window to exceed 12’-0”.

The proposed oriel projections are as follows:

- 12’-6” for three (3) bays along N Interstate Avenue (Southwest Elevation); and

- 12’-6” for two (2) bays along N Maryland Avenue (East Elevation).

As the proposed width of the oriels at 12’-6” exceeds the 12’-0” maximum width,
approval through design review is required. The widths of the projecting oriels exceed
the 12’ foot standard as these elements of the facade are integrated into the undulating
treatment of the facades, which is intending to break down the overall massing of the
and serves to organize fenestration. The three (3) oriel windows on N Interstate and the
two (2) oriel windows on N Maryland (per Exhibits C-14, C-15) extend a maximum of 1’
into the right-of-way, are located a minimum of 12’ above the right-of-way, and do not
extend past the lower continuous soffit. As such, they will have less impact on the
pedestrian realm and contribute to the project better meeting Guideline D8 Interest,
Quality and Composition. This criterion is met.

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 distances between all projecting oriel windows exceeds 12’-0”. This
criterion is met.

These Exceptions meet the approval criteria and therefore merit 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
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.
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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 therefore warrants approval.

ADMINISTRATIVE DECISION

Approval of a new four-story mixed-use building with approximately 15 residential units on
levels 2 through 4, and ground level retail and lobby spaces, amenities, services, and bike
room.

Approval of the following Design Exception request:

»  Window Projections into the Right-of-Way (OSSC/32/#1). To provide 27.8% rather than the
required 30% glazing of the projected wall area (Standard ‘E’) and to increase the maximum
width of the oriel window projections (Standard ‘F’) from the maximum 12’ allowed to:

o 12’-6” for three (3) bays along N Interstate Avenue (Southwest Elevation); and
o 12’-6” for two (2) bays along N Maryland Avenue (East Elevation).

Approval per the approved site plans, Exhibits C-1 through C-32, signed and dated January 29,
2019, subject to the following conditions:

A. As part of the building permit application submittal, the following development-related
conditions (B through D) must be noted on each of the 4 required site plans or included as
a sheet in the numbered set of plans. The sheet on which this information appears must be
labeled "ZONING COMPLIANCE PAGE - Case File LU 18-176178 DZ." 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. The proposed louvers indicated on Exhibits C-6, C-11 and C-12 shall be finished to match
the adjacent metal panel and the face of the louver shall not extend beyond the face of the

adjacent metal panel as noted on Exhibit C-32.

Staff Planner: Megan Sita Walker

Decision rendered by: M" , V\ \! “‘”"_ on January 29, 2019

By authority of the Director of the Bureau of Development Services

Decision mailed: January 31, 2019

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 23,
2018 and was determined to be complete on November 19, 2018. At the request of the
applicant, staff did not proceed with the Notice of Decision once the comment period ended.


https://www.portlandoregon.gov/bds/article/623658
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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 May 23, 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 requested that
the 120-day review period be extended by 30 days (See Exhibit A-10). Unless further extended
by the applicant, the 120 days will expire on: April 18, 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. The Bureau of Development Services has
independently reviewed the information submitted by the applicant and has included this
information only where the Bureau of Development Services has determined the information
satisfactorily demonstrates compliance with the applicable approval criteria. This report is the
decision of the Bureau of Development Services with input from other City and public agencies.

Conditions of Approval. If approved, this project may be subject to a number of specific
conditions, listed above. Compliance with the applicable conditions of approval must be
documented in all related permit applications. Plans and drawings submitted during the
permitting process must illustrate how applicable conditions of approval are met. Any project
elements that are specifically required by conditions of approval must be shown on the plans,
and labeled as such.

These conditions of approval run with the land, unless modified by future land use reviews.
As used in the conditions, the term “applicant” includes the applicant for this land use review,
any person undertaking development pursuant to this land use review, the proprietor of the
use or development approved by this land use review, and the current owner and future
owners of the property subject to this land use review.

Appealing this decision. This decision may be appealed to the Design Commission, which will
hold a public hearing. Appeals must be filed by 4:30 PM on February 14, 2019 at 1900 SW
Fourth Ave. Appeals can be filed at the St floor reception desk of 1900 SW 4th Avenue Monday
through Friday between 8:00 am and 4:30 pm. An appeal fee of $250 will be charged. The
appeal fee will be refunded if the appellant prevails. There is no fee for ONI recognized
organizations appealing a land use decision for property within the organization’s boundaries.
The vote to appeal must be in accordance with the organization’s bylaws. Assistance in filing
the appeal and information on fee waivers is available from BDS in the Development Services
Center. Please see the appeal form for additional information.

The file and all evidence on this case are available for your review by appointment only. Please
call the Request Line at our office, 1900 SW Fourth Avenue, Suite 5000, phone 503-823-7617,
to schedule an appointment. I can provide some information over the phone. Copies of all
information in the file can be obtained for a fee equal to the cost of services. Additional
information about the City of Portland, city bureaus, and a digital copy of the Portland Zoning
Code is available on the internet at www.portlandonline.com.

Attending the hearing. If this decision is appealed, a hearing will be scheduled, and you will
be notified of the date and time of the hearing. The decision of the Design Commission is final;
any further appeal must be made to the Oregon Land Use Board of Appeals (LUBA) within 21
days of the date of mailing the decision, pursuant to ORS 197.620 and 197.830. Contact LUBA
at 775 Summer St NE, Suite 330, Salem, Oregon 97301-1283, or phone 1-503-373-1265 for
further information.

Failure to raise an issue by the close of the record at or following the final hearing on this case,
in person or by letter, may preclude an appeal to the Land Use Board of Appeals (LUBA) on that


http://www.ci.portland.or.us/
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issue. Also, if you do not raise an issue with enough specificity to give the Design Commission
an opportunity to respond to it, that also may preclude an appeal to LUBA on that issue.

Recording the final decision.

If this Land Use Review is approved the final decision will be recorded with the Multnomah

County Recorder.

o Unless appealed, the final decision will be recorded after February 15, 2019 by the Bureau
of Development Services.

The applicant, builder, or a representative does not need to record the final decision with the
Multnomah County Recorder.

For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503-823-0625.

Expiration of this approval. An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.

Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.

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

e All conditions imposed herein,;

e All applicable development standards, unless specifically exempted as part of this land use
review;

e All requirements of the building code; and

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

EXHIBITS
NOT ATTACHED UNLESS INDICATED

A. Applicant’s Statement:
1. Original Project Description & Response to Approval Criteria
2. Original Drawing Set
3. Response to Incomplete Letter and Revised Project Description/ Narrative, Rec’d
November 16, 2018
Revised Oriel Narrative, Rec’d November 21, 2018
Neighborhood Contact Information
Stormwater Report, Rec’d November 19, 2018
Revised Drawing Set, Rec’d November 16, 2018 — Not Approved/ For Reference Only
Revised sheets, Rec’d December 11, 2018 — For Reference Only
Revised sheets, Rec’d December 17, 2018 — For Reference Only
10 Digital Revised sheets, Rec’d January 9, 2019 — For Reference Only
11. Revised Drawing Set, Rec’d January 18, 2019
12. Extension to the 120-Day Review Period, Rec’d December 24, 2018
B. Zoning Map (attached)
C. Plans/Drawings:
Existing Site Plan
Proposed Site Plan (attached)
Existing Tree Plan
Existing Utility Plan
Ground Floor Plan (attached)

O XNoo A

nRALN-
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Second Floor Plan
Third Floor Plan
Fourth Floor Plan
. Roof Plan
10. Bike Storage Plan and Detail
11. Elevations — West & East (attached)
12. Elevations — South & North and GFW Diagram for South Elevation (attached)
13. Ground Floor Window Diagrams — West and East Elevations
14. Oriel Window Diagrams — West
15. Oriel Window Diagrams — East
16. Building Sections — North-South & East-West
17. Building Wall Sections
18. Section Details — Storefront and Stone Veneer
19. Section Details — Storefront and Stone Veneer at threshold
20. Section Details — Juliete Balcony & Window Sill
21. Section Details — Window Head & Jambs, Parapet, & Metal Panels
22. Section Details — at Retail Entry
23. Ground Floor - Exterior Lighting Plan
24. Upper Floors - Exterior Lighting Plan
25. Manufacturer’s Cut Sheets — Cladding — Metal Panel (MT-1 and MT-2)
26. Manufacturer’s Cut Sheets — Cladding — Stone Veneer
27. Manufacturer’s Cut Sheets — Roofing
28. Manufacturer’s Cut Sheets — Windows
29. Manufacturer’s Cut Sheets — Storefront
30. Manufacturer’s Cut Sheets — Light Fixtures
31. Manufacturer’s Cut Sheets — Mechanical
32. Manufacturer’s Cut Sheets — Louver
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Bureau of Environmental Services:
a. Initial response - not recommending approval, 12/20/2018
b. Exhibit E-1b: Addendum - revised response with no objections and no recommended
conditions of approval, 1/4/2019
Bureau of Transportation Engineering
Life safety Division of BDS
Site Development Section of BDS
Water Bureau
. Fire Bureau
Correspondence: none
Other:
Original LU Application
Site Photos
Incomplete Letter, June 6, 2018
Staff Memo, June 25, 2018
Email Correspondence between staff and the applicant

LN

oAb

Q™

nRELN-

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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