FINAL FINDINGS AND DECISION BY THE DESIGN
COMMISSION RENDERED ON 2/20/2020
CASE FILE NUMBER: LU 19-244431 DZM
PC # 18-260608

MorningStar at Laurelhurst
BUREAU OF DEVELOPMENT SERVICES STAFF: Tanya Paglia 503-823-4989 /
Tanya.Paglia@portlandoregon.gov
The Design Commission has approved a proposal in your neighborhood. This document is only
a summary of the decision. The reasons for the decision, including the written response to the
approval criteria and to public comments received on this application, are included in the
version located on the BDS website http://www.portlandonline.com/bds/index.cfm?c=46429.
Click on the District Coalition then scroll to the relevant Neighborhood, and case number. If
you disagree with the decision, you can appeal. Information on how to do so is included at the
end of this decision.

GENERAL INFORMATION
Applicant:

David Howard | Ankrom Moisan Architects
38 NW Davis St | Portland, OR 97209
davidh@ankrommoisan.com
Brandon Lesniak | MorningStar Senior Living
7555 East Hampden Ave, Suite 501 | Denver, CO 80231

Owner:

Sandy Lot Portland LLC
6211 Camino De La Costa | La Jolla, CA 92037

Site Address:

3100/3150 NE Sandy Blvd

Legal Description:

BLOCK 4 LOT 1&2 EXC PT IN ST, GOODSELLS ADD; BLOCK 4 LOT 3-4
EXC PT IN ST LOT 5-6, GOODSELLS ADD; TL 4500 0.43 ACRES,
SECTION 36 1N 1E
R333800490, R333800530, R941360260
1N1E36BA 04700, 1N1E36BA 04600, 1N1E36BA 04500
2933
Kerns, contact Jesse Lopez at kernslanduse@gmail.com
None
Southeast Uplift, contact Leah Fisher at 503-232-0010 x313
Sandy Boulevard
CM3d – Commercial/Mixed Use 3 with Design Overlay
DZM – Design Review with Modifications
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:
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Proposal:
The proposal is for a new five-story, senior living facility on Sandy Blvd with 114 group living
units of memory care and assisted living. The 42,757 SF site is located in the Sandy Boulevard
Plan District with street frontages on Sandy Blvd, NE 31st St, and NE Hassalo St. The
proposed building will be approximately 118,685 SF including associated residential units as
well as dining, and amenity spaces, including outdoor amenities. The ground floor will include
a number of active uses for use by the residents such as a lobby, bistro, offices, art room,
dining room, salon, and fitness center. The predominant cladding materials are brick, stucco
with metal panels as a secondary treatment. Other building materials proposed include
aluminum storefront systems, black vinyl windows, and steel canopies. Structured parking
with approximately 65 parking spaces is proposed with access also off NE Hassalo. Loading is
proposed on NE Sandy Blvd at the northeast corner of the building.
Modification requests [PZC 33.825.040]:
1. Increase the maximum building length located within 20 feet of a street lot line from the
allowed 200’ so that the 20’x20’ notch can be located further west, and reduce the
façade articulation on the western volume below the 25% required (33.130.222).
2. Allow the Club room at the 5th level south façade to project into the 45’ height
restriction by less than 4’ (33.575.100.C).
3. Allow the required 10’ of L3 setback landscaping abutting a residential site to be built
over a parking ramp structure rather than meet the definition of “in ground” and reduce
the 10’ setback along a portion of the property line (33.130.215.B.2).
Design review is required because the proposal is for exterior alterations in a design overlay
zone.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33. The
relevant approval criteria are:


Community Design Guidelines



33.825 Design Review



33.825.040, Modifications That Will
Better Meet Design Review
Requirements

ANALYSIS
Site and Vicinity: The site is located on the north edge of the Kerns neighborhood at the
southeast corner of NE Sandy Boulevard and NE 31st Avenue. It is bounded by Sandy Blvd to
the north, NE 31st St to the west, and NE Hassalo St to the south. A Jiffy Lube is immediately
adjacent to the east and the Landmark Anna Lewis Mann, Old People's Home site is adjacent
along the east side of the southern boundary. There is significant topography on the site with
the north half of the site facing Sandy Boulevard at street grade level, and a steep rise on the
south half of the site fronting Hassalo St and adjacent to the Landmark site. The building will
replace an open parking lot, vacant lot and the recently demolished Tonic Lounge
The site is located southwest of the nearby Hollywood Neighborhood Center. The Laurelhurst
Historic District is a block away to the east and the I-84 freeway is a block away to the north.
The surrounding area along Sandy Boulevard is developed with a mix of uses ranging from
large warehouses, surface parking lots, and smaller commercial and retail stores. Residential
uses ranging from 1 story residential to 2.5 story multi-family structures are located along NE
31st Avenue and NE Multnomah Street. These include older buildings in a range of styles, all
within the Kerns neighborhood.
Sandy Blvd is an important transit street and is envisioned as a main street for the district and
has frequent service transit with a TriMet stop in front of the site. At this location, NE Sandy
Blvd is classified as a Civic Main Street, Major Transit Priority Street, City Bikeway, and City
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Walkway in the City’s Transportation System Plan. NE 31st and NE Hassalo Streets are
classified as a Local Service Streets.
In the City’s 2035 Comprehensive Plan, Sandy Blvd is designated as a Civic Corridor. The
Transportation System Plan (TSP) includes several long-term projects in the area including the
Twenties Bikeway, the Sandy Blvd ITS project, Inner Sandy Boulevard Bikeway, and the
Hollywood Streetcar Extension. One of the alignments proposed for the streetcar extension is
along Sandy Blvd and would pass in front of the property to the north.
Zoning: The Commercial/Mixed Use 3 (CM3) zone is a large-scale zone intended for sites in
high-capacity transit station areas, in town centers, along streetcar alignments, along civic
corridors, and in locations close to the Central City. It is intended to be an intensely urban
zone and is not appropriate for sites where adjacent properties have single-dwelling residential
zoning. The zone allows a wide range and mix of commercial and residential uses, as well as
employment uses that have limited off-site impacts. Buildings in this zone will generally be up
to six stories tall unless height and floor area bonuses are used, or plan district provisions
specify other height limits. Development is intended to be pedestrian-oriented, with buildings
that contribute to an urban environment with a strong street edge of buildings. The scale of
development is intended to be larger than what is allowed in lower intensity commercial/mixed
use and residential zones. Design review is typically required in this zone.
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 Sandy Boulevard Plan District implements the Sandy Boulevard elements of the Hollywood
and Sandy Plan through special height transitions and unique setback treatments.
Land Use History: City records indicate that prior land use reviews and early assistance
appointments occurred:
• CU 27-88 – Conditional use approval for a gas station and car wash in a C2 zone.
• CU 22-74 – Conditional use approval for six additional off-street parking spaces.
• CU 57-68 – Conditional use approval for a 17-space parking lot.
• CU 23-69 – Conditional use approval for a tool shed.
Agency Review: A “Notice of proposal in Your Neighborhood” was mailed January 2, 2020.
The following seven Bureaus, Divisions and/or Sections responded with no objections and six
of these included comments found in Exhibits E1-E6:
•

Site Development Review Section of Bureau of Development Services (Exhibit E.1)

•

Fire Bureau (Exhibit E.2)

•

Bureau of Environmental Services Initial Response and Addendum (Exhibit E.3)

•

Urban Forestry Initial Response and Addendum (Exhibit E.4)

•

Bureau of Transportation Engineering and Development Review Initial Response and
Addendum (Exhibit E.5)

•

Life Safety Division of the Bureau of Development Services (Exhibit E.6)

•

Water Bureau
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Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on January 2,
2020. No written responses have been received from either the Neighborhood Association or
notified property owners in response to the proposal.
Procedural History:
Design Advice Request (DAR) Hearing #1
A Design Advice Request (DAR) – EA 19-134120 DA – was held on May 2, 2019. Feedback from
the Portland Design Commission included:
•

While the loading dock placement on Sandy is not ideal, given PBOT’s testimony, the
loading dock location presented is approvable.

•

Some amount of ground floor residential on NE Hassalo St is acceptable if resolved well
and buffered with excellent landscaping.

•

A prominent entry along Sandy is a must and the ideal location is to place it in the
notch.

•

The chamfered corner should be carried all the way up the building.

•

The Sandy Blvd frontage is a design issue that should be looked at holistically and
landscaping isn’t working there.

•

Because Modifications must better meet design guidelines, the height and landscaping
Modification requests are not yet supportable.

•

Building landscaping over the open vehicle ramp would vastly improve the entire
southern side of the development.

Design Advice Request (DAR) Hearing #2
A Design Advice Request (DAR) – EA 19-134120 DA – was held on July 11, 2019. Feedback
from the Portland Design Commission included:
•

Relocating the building’s primary Sandy entrance to the notch and carrying the notch
all the way to the ground are huge improvements from DAR #1. However, the notch in
its entirety needs to be a strong composition with a prominent and inviting Sandy Blvd
entrance and is not there yet. To achieve this, significant changes to the entry courtyard
at the ground level are needed as well as a rethinking of the notch’s sidewalls on upper
levels.

•

Work needs to be done to simplify the design of the entire building to create a more
coherent composition that better responds to area context. This might include reducing
the number of materials, but also could be a matter of applying the materials in a more
regular way.

•

The design of the loading zone needs additional consideration. The design must mitigate
for the presence of a loading bay on Sandy Blvd and is not yet achieving that. Options
should be shared with the Commission during Design Review that show the area with
and without weather protection.

•

Modifications to step-down height and setback are better meeting design guidelines and
are thus supportable as currently shown. The building length Modification is
supportable with further refinement of the design at the notch.

•

The redesign at the corner of Hassalo and 31st is successful in creating a safer recessed
area that allows in more light.

Design Review Hearing #1
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The Design Review application was submitted on October 23, 2019, was deemed incomplete on
November 12, 2019 and deemed complete on December 3, 2019. The first hearing for this case
with the Design Commission was held within 51 days of completeness on January 23, 2020.
The applicant requested to return on February 20, 2020 to allow time to respond to the Design
Commission’s comments.
Feedback from the Portland Design Commission from the Design Review Hearing – LU 19244431 DZM – held on January 23, 2020 included:
•

The chamfered corner is not prominent enough. The narrower chamfer is taking away
from emphasis at the intersection.

•

The decorative vents are creative but are not coherent with building’s expression. There
are also concerns that they could end up poorly detailed upon installation and that they
would establish a negative precedent for utilizing an undermanaged mechanical
expression on the outside of buildings. The vents dominate the facades and are not a
successful way of articulating the building, thus other avenues should be explored.

•

Breaking down the long Sandy Frontage is essential to the building and the "white
stripes" and decorative vents are not doing enough to break up the eastern volume. In
responding to DAR feedback, the façade became oversimplified and the simplification
emphasizes the extreme length. The DAR design was breaking down the mass better
though the design should not go backwards and lose the positive gains made on
simplicity and coherence.

Design Review Hearing #2
A second hearing with the Design Commission for the project - LU 19-244431 DZM - was held
on February 20, 2020. The proposal had been refined since last presented at the first hearing.
Changes included:
•

The chamfered corner was strengthened with a wider chamfer that is more highly
glazed.

•

The decorative louvers and other vents were integrated with the window systems rather
than being expressed as their own elements.

•

The larger eastern volume of the Sandy frontage was broken down into better defined
elements with wider white brick notches and clearer building massing with the dark
volumes carried to the ground.

The Staff Report recommended approval with the following conditions of approval:
•

The loading dock entrance shall have a canopy above as shown in Exhibit C.19.

•

VTAC locations shall be detailed so that the face of all materials (louver and any
accent/trim) shall be in the same plane as the window frame, which shall be recessed
from the exterior cladding by at least 4”. The louver shall be painted black to match the
black window frame.

•

Per the letters assigned to bays on exhibit C-41, the glazed storefront system shall
expand to the full width of the bay, extending from pier to pier in bays “A”, “D”, “G”, and
“H”; the glazed storefront system shall extend to the pier to the east in bays “B”, and
“E”; the glazed storefront system shall extend to the pier to the west in bays “C” and “F”.

•

All canopies along Sandy Blvd shall extend a minimum of 4’ outwards from the outer
face of their adjacent projecting piers.

In response to the conditions, the applicant shared several studies and material samples at the
hearing.
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˗

Regarding the loading dock entrance, the canopy was already included in Exhibit C.19
and thus the Commissioners voted to strike the condition due to it being superfluous.

˗

Regarding the VTAC/window frame condition requiring these to sit at least 4” from the
exterior cladding to ensure they do not create a large, busy, flat façade, the applicant
shared studies on recessing the VTACs and window frames versus not recessing them,
and the Commissioners noted a preference for the 4” recess thus that condition was
upheld.

˗

Regarding the extension of glazing in the bays on the eastern volume of the building,
the applicant brought renderings showing the outcome of the Condition of Approval as
written with the extended glazing areas within the ground level bays of the dark
volumes. They also provided renderings of two alternate options for these bays.
1. The first alternate turns the brick surrounding the windows in the bays to a color
gradient of orange to yellow tile to brighten up the longer frontage at the base.
2. The second alternate turns the brick surrounding the windows in the bays to a
wood-effect tile
And they brought samples of these tile options to the hearing. The Commissioners did
not find they had adequate time to fully vet these new options but were comfortable
with the condition to extend the glazing and thus upheld that condition.

˗

Regarding the canopies along Sandy, the Commissioners supported the condition as did
the applicant who agreed to reflect the condition in their Permit set.

The Commission thus accepted the Staff Report but struck the condition of approval regarding
the canopy over the loading dock.

ZONING CODE APPROVAL CRITERIA
Chapter 33.825 Design Review
Section 33.825.010 Purpose of Design Review
Design review ensures that development conserves and enhances the recognized special design
values of a site or area. Design review is used to ensure the conservation, enhancement, and
continued vitality of the identified scenic, architectural, and cultural values of each design
district or area. Design review ensures that certain types of infill development will be
compatible with the neighborhood and enhance the area. Design review is also used in certain
cases to review public and private projects to ensure that they are of a high design quality.
Section 33.825.055 Design Review Approval Criteria
A design review application will be approved if the review body finds the applicant to have
shown that the proposal complies with the design guidelines for the area.
Findings: The site is designated with design overlay zoning (d), therefore the proposal
requires Design Review approval. Because of the site’s location, the applicable design
guidelines are the 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
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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.
P1. Plan Area Character. Enhance the sense of place and identity by incorporating site and
building design features that respond to the area’s desired characteristics and traditions.
P2. Historic and Conservation Districts. Enhance the identity of historic and conservation
districts by incorporating site and building design features that reinforce the area’s historic
significance. Near historic and conservation districts, use such features to reinforce and
complement the historic areas.
P3. Gateways. Develop or strengthen the transitional role of gateways identified in adopted
community and neighborhood plans
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.
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.
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.
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 for P1, P2, P3, E4, D1, D3, D7, and D8: The proposed five-story, senior living
facility is located at a key intersection in the Sandy Boulevard Plan District at Sandy and
NE 31st St. The subject site sits in close proximity to the Laurelhurst Historic Disrict, the
Hollywood Neighborhood, and the redeveloping Pepsi site. The proposed building will
build on the existing neighborhood character and add to the urban fabric of the area
while providing housing and continuing care for seniors in a highly transit-served, urban
location. Simple block massing, brick and stucco facades, a highly glazed base and steel
canopies are consistant with the character of the area. The subject site’s southern and
eastern property lines abut the 1910 landmark site of the Anna Lewis Mann, Old People’s
Home. The proposed design complements the historic site with massing that does not
overwhelm its neighbor and materials that are congruous with the landmark building’s
red brick cladding.
Sandy Boulevard has long served as a center of activity in Portland's inner and central
northeast district. Sandy Boulevard occupies an important place in Portland's urban
fabric with great historic value and many community amenities. It is valued by the
community, and has the potential to become a more vibrant, pedestrian oriented place in
the coming years. The Sandy Area Plan, within which the site is located, envisions Sandy
Boulevard as a vibrant, pedestrian oriented main street, with a mix of commercial and
multi-family residential uses and areas for people to gather. “Newer developments with
innovative designs and architectural appeal blend with existing older buildings”. The
neighboring area includes an eclectic mix of architectural styles ranging from the street
car era commercial building to art deco and Mediterranean styles. Sandy Boulevard was
historically shaped by its industry, particularly automotive and manufacturing and is
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developed with a mix of uses ranging from large warehouses, surface parking lots, and
smaller commercial and retail stores. The proposed development has responded to these
area characteristics in multiple ways.
The chamfered corner is a strong response to the character of the area and prominence
of the Sandy and 31st Ave intersection. The unique corner angles of sites along Sandy
Blvd, created by the road’s diagonal alignment, often result in buildings with chamfered
corners. These chamfers, which can be seen in many variations along Sandy, help
establish the corners, and create a sense of place along the corridor. The applicant
provided a contextual investigation of other chamfered corner conditions along Sandy
Boulevard (see sheet C.2) to study how the new building’s chamfer will relate to prior
examples.
Because the chamfer at the corner of Sandy and NE 31st had been significatly reduced in
width between the second DAR and first DR hearing, at DR #1 the Commission noted
that the narrower chamfer weakened the corner’s impact and detracted from it’s
prominance. Generally a successful chamfer has a width that strongly relates to the
acuteness of a corner’s angle as well as the height of the building. A more acute angle
tends to have a narrower chamfer and a less acute angle has a wider one. The wider
chamfer at DAR #2 was too wide for the angle of this particular corner while the width at
DR #1 was too narrow. It had been reduced to a width that would have worked better for
a shorter building sitting at a more acute angle. Since DR #1, the chamfer has been
widened from the 9’-4 ½“ seen at the last hearing to 14’-8”. The storefront system within
the chamfer was widened to 9’-4” and features 2’-8” brick returns on either side. The
wider storefront combined with a wider brick surround anchors the corner and ties it in
strongly to the two adjoining facades. The larger field of glazing creates increased visual
interest and highlights the corner. This evolution has created the strong, prominent
corner called for in the guidelines.
The existing building across Sandy Blvd to the north of the subject site (in the northeast
quadrant of the intersection) has a chamfered corner, and this cut out corner will be
echoed by a new building going in diagonally from the subject site (a new Lexus dealer),
at the northwest quadrant of the intersection. With two of the four corners of the
intersection sharing this feature, a similar response on the new building is an
appropriate urban design response and will help create a unique sense of place at this
intersection and make it a distinctive and legible place in the city. The column of
windows sitting on the plane of the chamfer features a window design that varies from
all the other windows on the building to highlight the corner and contributes to breaking
up the Sandy facade. The combination of the chamfer and the change in window design
emphasizes and creates interest and activity at this corner.
The proposed building has an approximate 400’ expanse across its north elevation along
Sandy Blvd, an uncharacteristically long street frontage for a single site. To break it up
and avoid a sense of it presenting as too monolithic, the building is broken into two
volumes. Each volume, one east of the notch, and one west of it, are ariculated differntly
enough to give a sense of two distinct buildings. The massing in two volumes respects the
neighborhood’s historic patterns. At the same time, because they come together at the
notch and have a consistant ground floor material, storefront system, and canopy design,
the two volumes are able to maintain cohesiveness across the extended Sandy frontage.
The building's ground floor articulation is in the style of typical commercial spaces along
Sandy with large continuous glazed storefront systems and canopies. The building’s
predominant cladding materials are brick and stucco with metal panels as a secondary
treatment. These materials are highly compatible with both the historical and
contemporary fabric of the neighborhood. The predominant use of brick and stucco
visually connects to- and complements- surrounding buildings in the Kerns
Neighborhood.
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While the building addresses the above guidelines, there are a few issues yet to resolve
that can fully meet guidelines with conditions of approval:
˗

Vents and Louvers. At DR #1, the building featured large, prominent VTAC louvers that
were detailed so as to be a decorative feature of the building. It also had several other
types of vents of varying sizes that were meant to blend into the background but that
instead created a distracting patterning on the surface of the building. The Commission
did not find the use of decorative louvers to be an effective element in breaking down
the building’s long mass along Sandy, and did not find them to be a successful
decorative feature. Overall, the over-abundance of vents and vent types took away from
the cohesion and pedestrian experience of the building.
In response to feedback from the Commission, the vents and louvers have been ganged
with windows to better integrate them. They now sit inside the punched window
openings rather than on the outside face of the building’s cladding. To ensure they
create a coherent composition with the building façade and the window systems, VTAC
locations should be detailed as noted in the Condition of Approval outlined below.

˗

Breaking down the Sandy Frontage. The Staff report for DR #1 noted that the smaller,
white brick western volume of the building along Sandy was working better at both the
ground floor as well as the upper level with the much longer ground floor of the eastern
volume lacking the level of detail found on the western portion. By the time of the
hearing the ground floor of the longer volume had improved with the addition of some
push-pulls within the bays. With this improvement the Commission focused discussion
on the long eastern volume as a whole, expressing concerns with the monotony of the
frontage. The upper portion of the smaller, western volume worked better in its scale
and simplicity while the longer, eastern volume featured long, unchanging stretches
with only two small vertical white notches (“thin white stripes”) to interupt the extended
dark stucco façade areas. Commissioners agreed that the scale of this long façade
needed to be better broken down.
In the current proposal, the applicant has added wider white brick vertical elements to
interup the dark volumes. In addition, the color of the three upper dark stucco volumes
is now carried all the way to the ground via dark brick bases to more successfully break
down the eastern portion of the building into difinitive segments with legible building
masses that extend from the top of the building to the ground. Rather than carrying the
white brick base all the way across the almost 400’ frontage, the color change creates a
pattern of dark, light, dark, light across the Sandy elevation with the three dark stucco
volumes successfully interupted by the white brick vertical notches.
While the building articulation along Sandy is working better, the ground level bays in
the dark building segments will be strengthened by utilizing the fully glazed approach
found on the white brick western volume. Extending this element of the brick storefront
language at the base of the western volume to the eastern volume will retain cohesion
by using an element that is already in the building’s vocabulary.
With the following Conditions of Approval, these guidelines are met:
˗

VTAC locations shall be detailed so that the face of all materials (louver and any
accent/trim) shall be in the same plane as the window frame, which shall be recessed
from the exterior cladding by at least 4”. The louver shall be painted black to match
the black window frame.

˗

Per the letters assigned to bays on exhibit C-41, glazed storefront system should
expand to the full width of the bay, extending from pier to pier in bays “A”, “D”, “G”,
and “H”; glazed storefront system should extend to the pier to the east in bays “B”,
and “E”; glazed storefront system should extend to the pier to the west in bays “C”
and “F”.
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All canopies along Sandy Blvd will extend a minimum of 4’ outwards from the outer
face of their adjacent projecting piers.

E1. The Pedestrian Network. Create an efficient, pleasant, and safe network of sidewalks
and paths for pedestrians that link destination points and nearby residential areas while
visually and physically buffering pedestrians from vehicle areas.
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.
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.
D2. Main Entrances. Make the main entrances to houses and buildings prominent,
interesting, pedestrian accessible, and transit-oriented.
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.
D5. Crime Prevention. Use site design and building orientation to reduce the likelihood of
crime through the design and placement of windows, entries, active ground level uses, and
outdoor areas.
Findings for E1, E2, E3, E5, D2, D4, and D5: The proposed building’s street level Sandy
and corner frontages have been wrapped with active uses and feature tall, highly
transparent storefront systems that help activate and contribute to a pedestrian oriented
street environment. While the ground floor is occupied by amenities for the exclusive use
of residents of the building, their visitors, and building employees, those spaces will
feature fully glazed storefronts that are congruous with traditional commercial frontages
of buildings along Sandy. The transparency of the base will differentiate it from the upper
levels as well as enable views into the interior from the sidewalk resulting in a more
visually permeable and interesting pedestrian experience. This will also provide eyes on
the street out from the building and reduce the likelihood of crime. The glazed amenity
spaces run along Sandy Boulevard and wrap up 31st St. Along Sandy there is a front door
near the Trimet bus stop with the vehicle drop-off entrance located along Hassalo Street.
The parking garage entry is also on Hassalo. Ground floor uses adjacent to the building’s
Sandy frontage and at the important corner of Sandy and 31st will include various active
uses such as a lobby, bistro, offices, art room, dining room, salon, and fitness center.
The pedestrian realm on and around the site is also enriched by the building’s
employment of steel canopies with wood soffits along its Sandy frontage and wrapping the
corner onto NE 31st. A more prominent entrance canopy at the notch that extends beyond
the building wall will create a hierarchy with the other canopies that calls attention to the
building's main entrance. Lighting provided at the building’s base will make the
pedestrian zone along the edges of the site feel safe at night. The continutiy of the brick
groundfloor material and consistnt canopy design provde a unified base that ties the
entire frontage together.
The notch creates an entry sequence consisting of a plaza setting with seating, planters,
lighting and a lightweight canopy that is welcoming for visitors. The notch is glazed on all
three sides flanked by a bistro, lobby and dining room which create eyes on the street
from all sides including eyes on the bus stop. With benches on both sides, the entry
courtyard space provides stopping and resting places and a sense of respite and visual
relief from the urban streetscape. Generally the design of the notch at the ground level
creates a unique and welcoming entry plaza that adds to the prominence of the building’s
main entry. The notch has been located fairly close to the intersection of Sandy and NE
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31st Ave where the building’s design emphasizes and creates interest at the corner. The
corner is highlighted through the chamfer as well as by a shift in window treatment that
distinguises it from the adjoining facades and creates an attention-grabbing glazed
vertical element.
Parking has been located midblock on Hassalo and the entry ramp covered with
landscaping to minimize negative impacts on the community. By covering the garage
ramp, more trees and landscaping will be added to the site than would otherwise be
required by zoning code. It also allows a Memory Care terrace that contributes to the
activation of the building's south side. While loading had to be located on Sandy due to
limitations put on the other frontages by City transporation policy, the loading bay has
been designed to call minimal attention to itself and is located mid-block near the
adjacent Jiffy Lube. At the project’s second DAR, Commissioners asked the applicant to
provide a design option where the loading door had a canopy. Two options have been
presented in the drawing set and the one with the canopy better meets approval criteria
including E1 - The Pedestrian Network and E5 - Light, Wind, and Rain. The option with
the canopy also helps to add a bit more human scale to a very long, monotonous façade
segment without entries for people.
These guidelines are met.
33.825.040 Modifications That Will Better Meet Design Review Requirements:
The review body may consider modification of site-related development standards, including
the sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the design review
process. These modifications are done as part of design review and are not required to go
through the adjustment process. Adjustments to use-related development standards (such as
floor area ratios, intensity of use, size of the use, number of units, or concentration of uses) are
required to go through the adjustment process. Modifications that are denied through design
review may be requested as an adjustment through the adjustment process. The review body
will approve requested modifications if it finds that the applicant has shown that the following
approval criteria are met:
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.
A.

************************************************************************************************
Modification #1: Building Length and Façade Articulation, PZC 33.130.222 – Increase the
maximum building length located within 20 feet of a street lot line from the 200’ max
allowed so that the 20’ x 20’ notch can be located further west, and reduce the façade
articulation on the western volume below the 25% required;
Purpose Statement: The Building Length and Façade Articulation standards, along with the
height and setback standards, limit the bulk of buildings close to the street. These
standards help ensure that large buildings will be divided into smaller components that
relate to the scale and patterns of Portland’s commercial/mixed-use areas and add visual
interest and variety to the street environment.
Standard: 33.130.222, In CM3 zones the maximum building length for the portion of the
building located within 20' of the street lot line is 200' and the portion of the building
subject to this standard must be separated by a minimum of 20'. In the CM3 zone, at least
25 percent of the facade within 20 feet of a street lot line must be divided into facade planes
that are off-set by at least 2 feet in depth from the rest of the façade (see Figure 130-10).
Note that portions of building facades that are vertically separated by a gap of 10 feet in
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width or more extending at least 20 feet in depth from the street property line are
considered to be separate facades areas for the purposes of the facade area measurements
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.
Findings: In the CM3 zone, the maximum building length for the portion of a building
located within 20’ of a street lot line is 200’. Each 200’ building length must be separated
by a notch that is a minimum of 20’ wide and extends for the full depth from the street lot
line to 20’ back. If a building is located right at the lot line, the notch would then need to be
20’ wide by 20’ deep, which is the case for this building. The Sandy frontage of this site is
397’. The applicant has provided a notch 20’ wide and 20’ deep, however it is shifted along
the façade so as to leave a segment longer than 200’ of building length on the eastern
portion of the frontage, with a significantly shorter segment of frontage west of the notch.
This Modification will allow the notch to be placed in a portion of the building where it
could be utilized as the building’s main entrance on Sandy and provide a sufficiently
prominent entrance to the building. Were the notch located where it is required by code, it
would be further from the intersection of Sandy and 31st which is a key area for activation
on the site. Were it located in the required area, it would not be suitable as an entrance
location as it would be too far from the corner of Sandy and 31st. The notch calls attention
to itself and is an ideal façade articulation to highlight the building’s primary entrance on
Sandy, thus Modifying the standard to push the notch further west creates a welcoming
entry plaza for the building that is closer to the corner. Placing the notch in this location
allows it to serve a dual purpose in both breaking down the building’s mass along Sandy
and creating an entry plaza. The entry notch is glazed on all three sides with active uses
surrounding it. The area created provides seating and visual and physical relief from the
bustle of Sandy Blvd. the notch and the entry courtyard it creates achieves a high standard
of design that better meets the design guidelines.
Moving the notch out of the zoning required area also will better establish a façade
language by providing the opportunity to break the mass into two different sizes, rather
than two 200’ long portions. This gives the masses an option of sharing materials while
maintaining their own language, almost as if they were two separate buildings, connected
at the entry notch. With the two separate, and differently proportioned “buildings”
established, the language of each could become apparent. The larger, eastern portion (280’)
follows an A-B-A breakdown, with a more random/whimsy window/louver alignment. The
smaller, western portion (100’) of the building, all brick, is a contemporary nod to Sandy’s
historic past. The window/louver alignment follow a very rigid, classic proportion.
While the Modification allows the notch to be well placed on the building to serve multiple
purposes, it does leave a substantial eastern segment, approximately 280’ in length. As
discussed earlier, the articulation of this particularly long eastern volume at the ground
level provides slightly less glazing than than found on the western portion. Because the
Modified notch placement creates such a long, unbroken frontage, there is a higher burden
on the eastern, longer segment to be even richer and life-giving to the street than would
otherwise suffice. An even larger injection of human scale than shown would improve the
character of the building as experienced by people passing by along the sidewalk.
Due to the shifting of the notch, the smaller, 100’ western portion of the building does not
meet the 25% façade articulation. Were the notch at the 200’ mark, each volume would
meet it. With the proposed notch placement, the building portion east of the notch, roughly
280’ long, achieves 28% building articulation, while the portion west of the notch, roughly
100’ long, achieves 16% building articulation. Taking the overall Sandy façade, not
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including the 20’ notch, articulation is right at the 25% mark. While the 100’ portion of the
building does not meet the 25%, the overall design articulation of that portion as a whole,
ties well together and provides a thoughtful response to the area and defines a very
prominent corner and pedestrian base for the 31st and Sandy intersection. Strictly adhering
to the 25% articulation for this portion of the building facade would detract from the Sandy
boulevard vernacular being articulated and ultimately be detrimental to the design. While
the proposal is slightly short on the articulation percentage for the smaller portion of the
building, the overall language and attention to the pedestrian level is visually, and
experientially better than what would be required by the zoning code.
Generally, with the condition noted below to add more glazing than currently found on the
eastern side of the ground floor, the outcome better meets P1 – Plan Area Character; P3 –
Gateways; E1 – The Pedestrian Network; E2 – Stopping Places; E4 – Corners that Build
Active Intersections; E5 – Light, Wind, and Rain; D2 – Main Entrances; and D8 – Interest,
Quality, and Composition. The purpose of the standard, to limit the bulk of buildings close
to the street and ensure that large buildings will be divided into smaller components that
relate to the scale and patterns of the area and add visual interest and variety to the street
environment is met.
With the following Condition of Approval This Modification merits approval:
˗ Per the letters assigned to bays on exhibit C-41, glazed storefront system should
expand to the full width of the bay, extending from pier to pier in bays “A”, “D”, “G”,
and “H”; glazed storefront system should extend to the pier to the east in bays “B”,
and “E”; glazed storefront system should extend to the pier to the west in bays “C”
and “F”.
************************************************************************************************
Modification #2: Sandy Boulevard Plan District height limits in transition zones, PZC
33.575.100.C – Allow the Club room at the 5th level south façade to project into the 45’
height restriction by less than 4’;
Purpose Statement: The standard is intended to prevent large blank walls above the ground
floor from facing residential sites from across a street and ensure that building heights
reduce to relate to adjoining single dwelling zones.
Standard: 33.575.100.C, Transition Between Residential and Commercial Zones. Sites
abutting RF-R1 zones have height limits that decrease in two steps near the residential
zone. These limits are: on the portion of a site within 25’ of a site zoned RF through R1, the
maximum building height is the same as the abutting residential zone; and on the portion
of a site that is more than 25' but within 50' of a site zoned RF through R1, the maximum
building height is 45'.
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.
Findings: In the Sandy Boulevard Plan District, sites abutting or across the street from
residential zones have special height limits that create a transition to the residential zones.
The subject site abuts an R5 site (which is the Landmark Anna Lewis Mann Old People’s
Home) along its southern interior property line, and the proposed building’s fifth floor club
room sits in the step down zone where the height limit is 45’ (the portion of a site that sits
between 25’ and 50’ of the property line). The proposed Modification would allow the
building’s club room at the 5th level south façade to project into the 45’ height restriction by
less than 4’.
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Allowing the fifth floor Club Room to slightly protrude into the height step down zone would
result in an active rooftop space that will provide bring more activity and vitality to this side
of the building (which also faces NE Hassalo St) rather than a lifeless façade. The club room
serves the buildings outdoor terrace and will be an active, vibrant area of the building. It
thus better meets pedestrian guidelines while providing human scale and relating to the
few residential buildings within eyeshot of it. The Modification also allows for a more
cohesive building design by enabling the terrace which ties the required step-down in
massing into the building. The outcome better meets P1 – Plan Area Character; E1 – The
Pedestrian Network; D7 – Blending into the Neighborhood; and D8 – Interest, Quality, and
Composition.
The Modification is a modest increase above the allowed height occupying a relatively small
area and meets the purpose of the standard. The club room and terrace serve to prevent
large blank walls above the ground floor from facing residential sites and the small
additional height allowance will not detract from the buildings ability to relate to the
adjoining single dwelling zone. The terrace area greatly improves the rear frontage and
activates the façade in a way that is suitable for its relationship with its neighbor.
Additionally, the intent of the height step-down standard makes less sense on a site with
these unique conditions (location vis-à-vis residential sites, odd narrow shape, steep slope,
etc). In this particular site the step-down standard if applied to the small portion of the
building where the club room fails to meet it is not improving the conditions for neighbors.
Therefore, this Modification merits approval.
************************************************************************************************
Modification #3: Setbacks, PZC 33.130.215.B.2 – allow the required 10’ of L3 setback
landscaping abutting a residential site to be built over a parking ramp structure rather
than meet the definition of “in ground” and reduce the 10’ setback along a portion of the
property line. (33.130.215.B.2).
Purpose Statement: The setback requirements for areas that abut residential zones promote
commercial/mixed use development that will maintain light, air, and the potential for
privacy for adjacent residential zones.
Standard: 33.130.215.B.2, The required minimum setback from a lot line that abut an RF
through RH zone is 10' of L3. Dirt with landscaping above a structure does not meet the L3
landscape standard because it will not be counted as “in ground” per the L3 standard
defined in 33.248.
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.
Findings: Along the southern interior property line, the site abuts an R5 site (the
Landmark Anna Lewis Mann Old People’s Home). The required minimum setback from a lot
line that abuts an R5 zone is 10’. The required setback area must be landscaped to the L3
standard. Given the challenges of the site topography, the applicant is proposing to provide
a higher net area of setback landscaping than is required by code. However, the
landscaping will not be provided at the consistent 10’ band required. It is also not “in
ground” and thus does not technically meet the L3 definition.
The project proposes covering the open garage ramp along the south side of the building
and using that area to create a more cohesive Memory Care terrace as well as provide
additional landscaping. The proposal will mitigate a dark hole along the property line and
create space for the building to have a lower terrace that creates a more active frontage. The
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landscaped ramp structure allows the 10' requirement of landscape, dropping below 10’
only in a small area. In addition, the buffer is greater than 10' in areas and the overall
landscape provided exceeds what would have been created by a consistent 10' buffer. The
proposal will provide 456 SF of landscaping over and above what would have been achieved
with a consistent 10’ band along the entire border. The width drops below 10’ in areas but
increases to areas of 23’-9” in width and 17’-3” in width in other areas. The soil will be a
minimum of 30" deep in all areas and more in some areas.
Covering the garage ramp will be a boon to the south side of the building and the design
will better meet E1 – The Pedestrian Network; D1 – Outdoor Areas; D3 – Landscape
Features; D4 – Parking Areas and Garages; and D7 – Blending into the Neighborhood than
would standard landscaping. The setback landscaping proposed (a higher net area of
landscaping than required by code, but not provided at the consistent 10’ band mandated,
achieving 456 SF of landscaping over and above what would have been achieved with a
consistent 10’ band along the entire border) is more attractive and successful than a
consistent 10’ strip. The purpose of the standard is to maintain light, air, and the potential
for privacy for adjacent residential zones. The proposed buffer meets the purpose of the
standard.
Therefore, this Modification merits approval.

CONCLUSIONS
The redevelopment of the site will contribute to the regeneration and improvement of the Sandy
Blvd corridor which is envisioned as a Main Street in the City's long-term plans. The proposed
senior living facility will bring a large number of new residents to the area. The clustering of
active uses along the Sandy Blvd frontage will bring maximum vibrancy to an important city
corridor and to a site located in a transitional zone in close proximity to the Laurelhurst and
Hollywood districts. The project will contribute to an active, pedestrian oriented environment
with a tall, transparent ground-floor, strong corner articulation, and a prominent entry plaza.
The proposed building will feature solid, traditional massing that echoes the historical pattern
of the area. The proposal will be a quality building that will contribute to and enhance the
character of Sandy Boulevard and the pedestrian environment. 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.

DESIGN COMMISSION DECISION
It is the decision of the Design Commission to approve Design Review for a new five-story,
senior living facility on Sandy Blvd located in the Sandy Boulevard Plan District.
Approval of the following Modification requests:
1. Increase the maximum building length located within 20 feet of a street lot line from the
allowed 200’ so that the 20’x20’ notch can be located further west, and reduce the
façade articulation on the western volume below the 25% required (33.130.222).
2. Allow the Club room at the 5th level south façade to project into the 45’ height
restriction by less than 4’ (33.575.100.C).
3. Allow the required 10’ of L3 setback landscaping abutting a residential site to be built
over a parking ramp structure rather than meet the definition of “in ground” and reduce
the 10’ setback along a portion of the property line (33.130.215.B.2).
Approvals per Exhibits C.1-C-41, signed, stamped, and dated February 20, 2020, subject to
the following conditions:
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A. As part of the building permit application submittal, the following development-related
conditions (B – F) 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 19-244431 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. VTAC locations shall be detailed so that the face of all materials (louver and any
accent/trim) shall be in the same plane as the window frame, which shall be recessed from
the exterior cladding by at least 4”. The louver shall be painted black to match the black
window frame.
E. Per the letters assigned to bays on exhibit C-43, the glazed storefront system shall expand
to the full width of the bay, extending from pier to pier in bays “A”, “D”, “G”, and “H”; the
glazed storefront system shall extend to the pier to the east in bays “B”, and “E”; the glazed
storefront system shall extend to the pier to the west in bays “C” and “F”.
F. All canopies along Sandy Blvd shall extend a minimum of 4’ outwards from the outer face
of their adjacent projecting piers.
By: _____________________________________________
Julie Livingston, Design Commission Chair
Application Filed: 11/23/2020
Decision Filed: 2/21/2020

Decision Rendered: 2/20/2020
Decision Mailed: 3/6/2020

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 October
23, 2019, and was determined to be complete on December 3, 2019.
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 October 23, 2019.
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 28 days. The 120 days expire on: 4/29/2020.
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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 3/20/2020 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).
Failure to raise an issue by the close of the record at or following the final hearing on this case,
in person or by letter, may preclude an appeal to City Council on that issue. Also, if you do not
raise an issue with enough specificity to give City Council an opportunity to respond to it, that
also may preclude an appeal to LUBA on that issue.
Who can appeal: You may appeal the decision only if you have written a letter which was
received before the close of the record at the hearing or if you testified at 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.
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 3/20/2020 by the Bureau of
Development Services.
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The applicant, builder, or a representative does not need to record the final decision with the
Multnomah County Recorder.
For further information on your recording documents please call the Bureau of Development
Services Land Use Services Division at 503-823-0625.
Expiration of this approval. An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.
Where a site has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the remaining
development, subject to the Zoning Code in effect at that time.
Applying for your permits. A building permit, occupancy permit, or development permit must
be obtained before carrying out this project. At the time they apply for a permit, permittees
must demonstrate compliance with:
•
All conditions imposed here.
•
All applicable development standards, unless specifically exempted as part of this land use
review.
•
All requirements of the building code.
•
All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.

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).
EXHIBITS – NOT ATTACHED UNLESS INICATED
A. Applicant’s Submittal
1. Applicant’s project narrative, zoning summary, and response to approval criteria,
10/18/2019
2. Original plan set – NOT APPROVED/reference only 10/18/2019
3. Applicant’s Letter in response to Completeness, 12/2/2019
4. Updated plan set – NOT APPROVED/reference only 12/11/2019
5. Updated plan set – NOT APPROVED/reference only 1/7/2019
6. Final plan set for first hearing – NOT APPROVED/reference only, 1/24/2020
7. Chamfer Options – NOT APPROVED/reference only, 2/3/2020
8. Updated plan set – NOT APPROVED/reference only 2/11/2019
9. Alternate Design Options Renderings – NOT APPROVED/reference only 2/11/2019
10. Storefront Color Options – NOT APPROVED/reference only, 2/20/2020
11. Appendix
• Plan set cover sheet
• Table of contents
• RENDERINGS: NORTH ELEVATION - DAY C.11
• RENDERINGS: SERVICE ENTRY BAY - DAY C.19
• RENDERINGS: SERVICE ENTRY BAY - NIGHT C.20
• RENDERINGS: SANDY BLDV ENTRY - NIGHT C.23
• RENDERINGS: SIDEWALK @ “EAST BUILDING” C.26
• RENDERINGS: SIDEWALK @ “WEST BUILDING” C.27
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RENDERINGS: MAIN CORNER SIGNAGE - DAY C.29
RENDERINGS: MAIN CORNER SIGNAGE - NIGHT C.30
RENDERINGS: DROP-OFF ENTRY PLAZA - DAY C.32
RENDERINGS: DROP-OFF ENTRY PLAZA - NIGHT C.33
LANDSCAPE : EXTERIOR ACCESSORIES - BASIS OF DESIGN C.44
EXTERIOR LIGHT FIXTURES - BASIS OF DESIGN C.48
APPENDIX Cover Sheet APP.1
CUT SHEETS: SERVICE BAY OVERHEAD DOOR APP.2
CUT SHEETS: VINYL WINDOWS APP.3
CUT SHEETS: LOUVERS - BASIS OF DESIGN APP.4
CUT SHEETS: GENERATOR APP.5
CUT SHEETS: ROOF TOP UNITS APP.6
RENDERINGS: NORTH ELEVATION - NIGHT APP.7
RENDERINGS: SANDY BLVD CORNER - DAY APP.8 (attached)
RENDERINGS: SANDY BLVD CORNER - NIGHT APP.9
RENDERINGS: EAST END - DAY APP.10
RENDERINGS: WEST END - DAY APP.11
RENDERINGS: “EAST BUILDING” GROUND FLOOR - NIGHT APP.12
RENDERINGS: 31ST AND HASSALO - DAY APP.13
RENDERINGS: 31ST AND HASSALO - NIGHT APP.14
RENDERINGS: 20’ NOTCH - DAY APP.15
RENDERINGS: 20’ NOTCH - NIGHT APP.16
RENDERINGS: SANDY BLDV ENTRY - DAY APP.17
RENDERINGS: “EAST BUILDING” GROUND FLOOR - NIGHT APP.18
RENDERINGS: HASSALO TURN - DAY APP.19
RENDERINGS: HASSALO ENTRY SIGNAGE - DAY APP.20
RENDERINGS: SW BIRDS EYE - DAY APP.21
RENDERINGS: SW BIRDS EYE - NIGHT APP.22
RENDERINGS: ROOF TERRACE - DAY APP.23
RENDERINGS: ROOF TERRACE LOOKING SOUTH - DAY APP.24
RENDERINGS: MC TERRACE LOOKING EAST - DAY APP.25
RENDERINGS: MC TERRACE LOOKING SOUTH - DAY APP.26
RENDERINGS: MC TERRACE LOOKING SOUTH - NIGHT APP.27
RENDERINGS: TERRACED PLANTER APP.28
GROUND FLOOR WINDOW REQUIREMENT APP.29
DR#1 RENDERINGS APP.30
DR#1 RENDERINGS APP.31
DR#1 RENDERINGS APP.32
DR#1 RENDERINGS APP.33
DAR #2: MASSING & SITE CONTEXT APP.34
DAR #2: SITE CHARACTERISTICS & MASSING APP.35
DAR #2: EXISTING URBAN CONTEXT APP.36
DAR #2: SITE CONCEPT EVOLUTION APP.37
DAR #2: NEIGHBORHOOD CHARACTER APP.38
DAR #2: CONCEPT DEVELOPMENT IMAGES APP.39
DR: ZONING MASSING & MODIFICATIONS APP.40
DAR #2: ZONING MASSING & MODIFICATIONS APP.41
DAR #2: RENDERINGS APP.42
DAR #2: RENDERINGS APP.43
DAR #2: RENDERINGS APP.44
DAR #2: RENDERINGS APP.45
DAR #2: RENDERINGS APP.46
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• DAR #2: RENDERINGS APP.47
Zoning Map (attached):
Plans & Drawings (Plan Set Dated 2/13/2020):
1. Vicinity Plan C.1
2. SANDY BOULEVARD CHAMFERED CORNER STUDY C.2
3. SITE SURVEY PLAN C.3
4. GARAGE LEVEL FLOOR PLAN C.4
5. LEVEL 1 FLOOR PLAN C.5 (attached)
6. LEVEL 2 FLOOR PLAN C.6 (attached)
7. LEVEL 3 FLOOR PLAN C.7
8. LEVEL 4 FLOOR PLAN C.8
9. LEVEL 5 FLOOR PLAN C.9 (attached)
10. ROOF LEVEL PLAN C.10
11. BUILDING ELEVATIONS - COLOR C.12 (attached)
12. ENLARGED ELEVATIONS - COLOR C.13
13. ENLARGED ELEVATIONS - COLOR C.14
14. ENLARGED ELEVATIONS - COLOR C.15
15. BUILDING ELEVATIONS - BLACK & WHITE C.16
16. LONGITUDINAL SECTION: TERRACED PLANTERS C.17
17. BUILDING SECTIONS C.18
18. ENLARGED PLAN & ELEVATION: SERVICE BAY DOOR C.21
19. DETAILS: SERVICE BAY DOOR & CANOPY C.22
20. ENLARGED PLAN & ELEVATION: SANDY ENTRY C.24
21. DETAILS: SANDY ENTRY SECTION C.25
22. DETAILS: TYPICAL STOREFRONT & CANOPY C.28
23. ENLARGED PLAN & ELEVATION: CHAMFERED CORNER C.31
24. ENLARGED PLAN & ELEVATION: DROP OFF PLAZA C.34
25. MATERIALS & COLORS - BASIS OF DESIGN C.35
26. EIFS WINDOW / LOUVER DETAILS C.36
27. BRICK WINDOW / LOUVER DETAILS C.37
28. INTEGRATED WINDOW / LOUVER VIGNETTE C.38
29. LANDSCAPE PLAN - LEVEL 1 & 2 C.39
30. ENLARGED LANDSCAPE PLANS C.40
31. LANDSCAPE : PLANTING 1 C.41
32. LANDSCAPE : PLANTING 2 C.42
33. LANDSCAPE : PLANTING 3 C.43
34. EXTERIOR LIGHTING SITE PLAN C.45
35. EXTERIOR LIGHTING PLAN - LEVEL 5 C.46
36. ENLARGED EXTERIOR LIGHTING RCPS C.47
37. CIVIL PLANS - 30% PUBLIC WORKS SET C.49
38. CIVIL PLANS - 30% PUBLIC WORKS SET C.50
39. CIVIL PLANS - 30% PUBLIC WORKS SET C.51
40. CIVIL PLANS - 30% PUBLIC WORKS SET C.52
41. Annotated building elevations for Condition of Approval E (C.12) (attached)
42. Renderings of Condition of Approval E
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43. Renderings of VTACs and Windows with and without Condition of Approval D (4”
recess)
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
Agency Responses:
1. Site Development Review Section of Bureau of Development Services
2. Fire Bureau
3. Bureau of Environmental Services Initial Response and Addendum
4. Urban Forestry Initial Response and Addendum
5. Bureau of Transportation Engineering and Development Review Initial Response and
Addendum
6. Life Safety Division of the Bureau of Development Services
Letters: None received
Other:
1. Original LUR Application
2. Pre-Application Conference notes, EA 18- 260608 PC, 11/28/201s8
3. DAR Summary Memo, DAR #1, EA 19-134120 DA, 5/13/2019
4. DAR Summary Memo, DAR #2, EA 19-134120 DA, 7/25/2019
5. Request for Completeness with BES, Site Development and PBOT responses,
11/1/2019
6. Incomplete letter, 11/12/2019
Received at or after hearing on January 23, 2020
1. Staff Report for first hearing, 1/23/2020
2. Staff Presentation, 1/23/2020
3. Applicant Presentation, 1/23/2020
4. Request for Extension of 120-Day Review Period with a Continuation Hearing,
1/23/2020
5. Staff Memo to Commission for Hearing #1
Received at or after hearing on February 20, 2020
1. Staff Report for first hearing, 2/20/2020
2. Staff Presentation, 2/20/2020
3. Applicant Presentation, 2/20/2020
4. Testifier List, 2/20/2020
5. Staff Memo to Commission for Hearing #2

