Date:

July 6, 2021

To:

Interested Person

From:

Benjamin Nielsen, Land Use Services
503-865-6519 / Benjamin.Nielsen@portlandoregon.gov

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 21-035321 DZ
OREGON SQUARE PLAZA LANDSCAPING AND HARDSCAPING
ALTERATIONS
GENERAL INFORMATION
Applicant/
Representative:

Michelle Schulz, GBD Architects Inc
1120 NW Couch Street, Suite 300, Portland, OR 97209
(503) 548-2379, michelles@gbdarchitects.com

Additional Applicant: Kyle Andersen, GBD Architects
1120 NW Couch St, Suite 300 Portland, OR 97209
Owner/Agent:

Wade Lange, American Assets Trust
700 NE Multnomah Street, Suite 300, Portland, OR 97232

Owner on Record:

AAT Lloyd District LLC
3420 Carmel Mountain Rd #100, San Diego, CA 92121

Site Address:

710 NE HOLLADAY ST

Legal Description:

BLOCK 91&102 TL 200 DEFERRED ADDITIONAL TAX LIABILITY,
HOLLADAYS ADD
R396204790
1N1E35BC 00200
2931

Tax Account No.:
State ID No.:
Quarter Section:
Neighborhood:
Business District:

Lloyd District Community, contact Ziggy Lopuszynski at
zlopuszynski@cpportland.com
Lloyd District Community Association, contact at
admin@lloyddistrict.org
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District Coalition:

Northeast Coalition of Neighborhoods, contact Jessica Rojas at
jessica@necoalition.org

Plan District:
Zoning:

Central City - Lloyd District
CXd – Central Commercial with Design Overlay

Case Type:
Procedure:

DZ – Design Review
Type II – an administrative decision with appeal to the Design
Commission.
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Proposal:
The applicant requests Design Review approval for proposed exterior alterations to the existing
landscaping and plaza at the Oregon Square Plaza in the Lloyd District Subdistrict of the
Central City Plan District. Proposed alterations specifically include the following:

A new angular walkway running north-south through the middle of the site;

New paving surfaces on the plaza, including concrete, concrete with integral color, an
area of artificial turf, a small area of wood decking, and a small area of Ultratile
playground surfacing;

New, angular landscape planters and stormwater planters, including new trees, shrubs,
and other plantings (several existing trees are also proposed to remain);

New, pedestrian-scaled and mast-style light fixtures;

New, long wood benches with integrated lighting underneath; and,

New site furnishings, including dining tables, café tables, chairs, and benches; swing
seats; sun umbrellas; and ping-pong tables.
The applicant states these alterations to the plaza and landscaping will better integrate with
the landscaping in the superblock to the immediate north, with the recently approved Design
Review proposal for two new buildings and landscaping on the south half of the subject block,
and with another recently approved Design Review for a new, large canopy structure over the
plaza and alterations to the existing restroom building. Existing programmatic functions of the
plaza, including a year-round farmers’ market and community concerts, will continue, though
these uses are not subject to Design Review approval.
Design Review approval is required for proposed, non-exempt exterior alterations in the Design
Overlay zone of the Central City Plan District.
Relevant Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33. The
relevant criteria are:



Central City Fundamental Design Guidelines
Special Design Guidelines for the Design Zone of the Lloyd District of the Central
City Plan

ANALYSIS
Site and Vicinity: The site is located within the Central City Plan District, more specifically,
the Lloyd District Subdistrict. The full site is composed of two superblocks: the northernmost
being bound by NE 7th Ave, NE Holladay St, NE 9th Ave, and NE Multnomah St; the
southernmost being bound by NE 7th Ave, NE Oregon St, NE 9th Ave, and NE Holladay St. The
specific area of work lies in an existing open space on the northern half of this southern
superblock and lies between two existing office buildings—one to the west and another to the
east—and NE Holladay St on the north and NE Pacific St on the south.
The southern superblock currently consists of four two-story buildings with associated surface
parking and a plaza area with a large gazebo and a small restroom building. NE Pacific St is a
private drive that cuts through the middle of the superblock in an east-west direction and
linking this superblock to another superblock to the west. A north-south pedestrian
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passageway cuts through the middle of the superblock in the north-south direction, linking the
area of work and this superblock to superblocks to the north. This southernmost superblock is
significantly underdeveloped, though a recent design review (LU 20-181060 DZM) has approved
two new office buildings, redesigned landscaping along the north-south pedestrian connection,
and a redesigned NE Pacific St on the southern half of the superblock.
The same owner of the southern superblock, American Assets Trust (AAT), also owns the next
superblock to the north. This block has recently been redeveloped with new residential mixeduse development on three-quarters of the site, adding to the existing commercial tower on the
northwest corner of the block. Like the southernmost superblock, a private drive runs eastwest through the middle of this block, and a pedestrian passage runs north south through the
middle.
Further north is a 6-block Superblock with a 1970’s office tower and a substantial parking
area for the remainder of the site. To the south is the State office building abutting Interstate
84. Across the site to the northeast is Lloyd Center, a substantial indoor shopping center with
large anchor tenants. Across NE 9th is a large hotel user on a 4-block Superblock. Three blocks
to the west is the Oregon Convention Center (OCC), and just northwest of the OCC is the Rose
Quarter complex – the Rose Garden Arena and Memorial Coliseum. There are ample
redevelopment and/or infill opportunities on various large properties surrounding this site,
similar to the current state of the subject site. Approximately 5 blocks to the east and 6 blocks
to the north are established residential neighborhoods.
In the city’s Transportation System Plan, NE 9th Avenue is classified as a Traffic Access Street,
Neighborhood Corridor, City Bikeway, and Major City Walkway. It has local service
classification for all other modes. NE Oregon Street is classified as a City Walkway with local
service for all other modes. NE 7th Avenue is classified as a Major Transit Priority Street, Major
City Bikeway, and Major City Walkway. It has local service classification for all other modes.
NE Holladay St is classified as a Neighborhood Corridor, Regional Transit/Major Transit
Priority Street, City Bikeway, and Major City Walkway. It has local service classification for all
other modes.
Zoning: The Central Commercial (CX) zone is intended to provide for commercial development
within Portland's most urban and intense areas. A broad range of uses is allowed to reflect
Portland's role as a commercial, cultural and governmental center. Development is intended to
be very intense with high building coverage, large buildings, and buildings placed close
together. Development is intended to be pedestrian-oriented with a strong emphasis on a safe
and attractive streetscape.
The “d” overlay promotes the conservation and enhancement of areas of the City with special
historic, architectural or cultural value. New development and exterior modifications to existing
development are subject to design review. This is achieved through the creation of design
districts and applying the Design Overlay Zone as part of community planning projects,
development of design guidelines for each district, and by requiring design review. In addition,
design review ensures that certain types of infill development will be compatible with the
neighborhood and enhance the area.
The Central City plan district implements the Central City Plan and other plans applicable to
the Central City area. These other plans include the Downtown Plan, the River District Plan,
the University District Plan, and the Central City Transportation Management Plan. The
Central City plan district implements portions of these plans by adding code provisions that
address special circumstances existing in the Central City area. The site is within the Lloyd
District Subdistrict of this plan district.
Land Use History: City records indicate that prior land use reviews include the following:

LU 20-225869 DZ: Design Review approval for a new, approximately 10,800 SF pavilion
and of proposed exterior alterations to the existing restroom and storage building on the
existing Oregon Square Plaza.
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LU 20-161080 DZM: Design Review approval for two new office buildings on the south
half of the Oregon Square superblock and a revised design for NE Pacific St and the
north-south walkway bisecting the block.
LU 16-195933 DZM: Approval of a Design Review and housing height bonus for a
phased development (Oregon Square) that includes four towers and a public plaza.
LU 15-156716 DZM: A 2015 Design Review with Modifications approval for the Oregon
Square project as a single development, (i.e. not phased).

Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed May 11, 2021. The
following Bureaus have responded with no issues or concerns:

Water Bureau

Fire Bureau

BDS Site Development Review Section
The Bureau of Environmental Services responded with no objections and with information
about sanitary service and stormwater management requirements at the time of permitting.
Please see Exhibit E.1 for additional details.
The Bureau of Transportation Engineering responded no objections to the proposal. Please see
Exhibit E.2 for additional details.
The Life Safety Review Section of BDS responded with general life safety comments. Please see
Exhibit E.3 for additional details.
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on May 11,
2021. No written responses have been received from either the Neighborhood Association or
notified property owners in response to the proposal.

ZONING CODE APPROVAL CRITERIA
Chapter 33.825, Design Review
Section 33.825.010 Purpose
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 district guidelines.
Findings: The site is designated with design overlay zoning (d), therefore the
proposal requires Design Review approval. Because of the site’s location, the
applicable design guidelines are the Central City Fundamental and Lloyd
District Special Design Guidelines.
Special Design Guidelines for the Design Zone of the Lloyd District of the
Central City Plan and Central City Fundamental Design Guidelines
The Lloyd District is a unique, multi-dimensional neighborhood in the Central City, with
special features and assets found nowhere else in Oregon.
With the recent completion of the Oregon Convention Center, the District now serves as the
“front door for Oregon and our city.” The District as a whole is emerging as a special area in the
state and the region, and the way it is developed will determine its comfort and continued use.
The purpose of design review is to carry out the urban design vision for the District by
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emphasizing unique district assets in a manner that is respectful, creative, supportive, and
compatible with all its areas. Although the District is a complex urban environment, it can
become a cohesive whole with the use of these design principles.
The Central City Fundamental Design Guidelines focus on four general categories. (A) Portland
Personality, addresses design issues and elements that reinforce and enhance Portland’s
character. (B) Pedestrian Emphasis, addresses design issues and elements that contribute to
a successful pedestrian environment. (C) Project Design, addresses specific building
characteristics and their relationships to the public environment. (D) Special Areas, provides
design guidelines for the four special areas of the Central City.
Lloyd District Design Goals
The following goals and objectives define the urban design vision for new development
and other improvements in the Lloyd District
•
Encourage the special distinction and identity of the Lloyd District;
•
Integrate the sub-areas of the District for a visual and functional coherence of
the whole; and
•
Improve the safety, convenience, pleasure, and comfort of pedestrians.
Central City Plan Design Goals
This set of goals are those developed to guide development throughout the Central City. They
apply within all of the Central City policy areas. The nine goals for design review within the
Central City are as follows:
1. Encourage urban design excellence in the Central City;
2. Integrate urban design and preservation of our heritage into the development process;
3. Enhance the character of the Central City’s districts;
4. Promote the development of diversity and areas of special character within the Central City;
5. Establish an urban design relationship between the Central City’s districts and the Central
City as a whole;
6. Provide for a pleasant, rich and diverse pedestrian experience for pedestrians;
7. Provide for the humanization of the Central City through promotion of the arts;
8. Assist in creating a 24-hour Central City which is safe, humane and prosperous;
9. Ensure that new development is at a human scale and that it relates to the scale and
desired character of its setting and the Central City as a whole.
Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project. Central City and Lloyd District Guidelines are addressed concurrently.
A2. Emphasize Portland Themes. When provided, integrate Portland-related themes with the
development’s overall design concept.
Findings: The proposal takes advantage of Portland’s typically-mild climate and provides
a variety of outdoor spaces to relax or recreate within. Proposed “swing seats”, in
particular, seem attuned to the so-called “Portlandia” vibe of the city.
In more technical terms, stormwater management is well-integrated within the overall
landscape design, reflecting a common Portland theme created by its rainy climate.
Therefore, this guideline is met.
A3. Respect the Portland Block Structures. Maintain and extend the traditional 200-foot
block pattern to preserve the Central City’s ratio of open space to built space. Where
superblocks exist, locate public and/or private rights-of-way in a manner that reflects the 200foot block pattern, and include landscaping and seating to enhance the pedestrian
environment.
A3-1. Support a Convenient Pedestrian Linkage Through the Superblocks Between the
Convention Center and Lloyd Center. Provide and support a convenient pedestrian linkage
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through the superblocks between the Oregon Convention Center at NE Martin Luther King
Blvd. and NE Oregon to the Lloyd Center at NE Multnomah and 9th.
A3-2. Make Superblock Plazas Inviting and Easily Accessible From Holladay Street. Make
superblock plazas and public spaces in superblocks fronting on Holladay Street inviting and
easily accessible from Holladay Street. Public spaces should be visually connected to Holladay
Street. Public/private spaces are also encouraged to be visually connected with adjacent public
improvements.
B3. Bridge Pedestrian Obstacles. Bridge across barriers and obstacles to pedestrian
movement by connecting the pedestrian system with innovative, well-marked crossings and
consistent sidewalk designs.
B3-1. Provide Pedestrian Crossings Spaced at Traditional One-Block Intervals. Provide and
design for pedestrian crossings spaced at traditional one-block intervals where deemed safe
and appropriate by the City Engineer.
Findings for A3, A3-1, A3-2, B3, & B3-1: The proposed alterations to the landscaping of
the existing plaza area will likely invite more people to use the space throughout the year,
and the new interactive and recreational features of this open space will serve to make it
more inviting to pedestrians passing along NE Holladay St. The north-south linkage
through the superblocks is better defined with the proposed alterations (and retains the
traditional 200-foot block pattern) and serves as an organizing spine for different areas of
the open space and plaza. Linkages from west-to-east remain unaltered along NE Pacific
St to the south. The existing pedestrian crossing at NE Holladay St will remain in place
providing safe pedestrian access to the north, and the proposed crosswalk approved at
the south end of the site is also integrated into the design of the plaza, retaining the safe
crossing of NE Pacific St to the south.
Therefore, these guidelines are met.
A4. Use Unifying Elements. Integrate unifying elements and/or develop new features that
help unify and connect individual buildings and different areas.
A5. Enhance, Embellish, and Identify Areas. Enhance an area by reflecting the local
character within the right-of-way. Embellish an area by integrating elements in new
development that build on the area’s character. Identify an area’s special features or qualities
by integrating them into new development.
A5-1. Develop Identifying Features. Encourage the inclusion of features in the design of
projects that give projects identity and a sense of place or significance within the District.
A5-6. Incorporate Landscaping as an Integral Element of Design. Incorporate landscaping
as an integral element of design which is supportive of both the built and natural environment.
C4. Complement the Context of Existing Buildings. Complement the context of existing
buildings by using and adding to the local design vocabulary.
C5. Design for Coherency. Integrate the different building and design elements including,
but not limited to, construction materials, roofs, entrances, as well as window, door, sign, and
lighting systems, to achieve a coherent composition.
Findings for A4, A5, A5-1, A5-6, C4, & C5: The landscape design in the open area and
plaza continues a design language first developed on the superblock to the immediate
north and previously approved for the south half of the subject superblock. Utilizing
similar elements within the plaza area integrates the plaza and open space more fully
with development around it.
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Within that language, the sharp, angular forms of the plaza are unique in their design to
this portion of the Lloyd District and reflect the character of recently-approved buildings
on the subject superblock and the recently-approved new canopy structure in the plaza
itself. The paving patterns, plants, site lighting, materials, and other furnishings also are
consistent features used in both the subject superblock and the superblock to the north.
Therefore, these guidelines are met.
A5-2. Accommodate or Incorporate Underground Utility Service. Accommodate or
incorporate underground utility service to development projects.
Findings: Existing underground utilities will either remain or be relocated underground
as necessary to support the plaza.
Therefore, this guideline is met.
A5-3. Incorporate Works of Art. Incorporate works of art into development projects.
A5-4. Incorporate Water Features. Enhance the quality of major public spaces by
incorporating water features.
Findings for A5-3 & A5-4: This proposal lies within a larger superblock, including two
proposed and recently approved office towers. That design review approval (LU 20-161080
DZM) includes a condition of approval requiring works of art to be placed within the
superblock upon development of those buildings. This art would suffice to satisfy
Guideline A5-3 for the proposed alterations to the plaza and open space area as well.
Stormwater planers are integrated landscape elements that run throughout the open
space and plaza area. Although they are not “active” features, such as fountains, these
stormwater planters continue the planter pattern used along the north-south walkway
connecting the superblocks and as such are “functionally and visually integrated within
the overall design” of the plaza.
Therefore, these guidelines are met.
A7. Establish and Maintain a Sense of Urban Enclosure. Define public rights-of-way by
creating and maintaining a sense of urban enclosure.
Findings: The site is bounded by one public right-of-way along its northern edge, which
is NE Holladay St. The existing fence along the public sidewalk edge here is retained,
maintaining the existing sense of urban enclosure. Trees, planters, and pedestrian
furnishings also contribute to the sense of enclosure along the north edge of the open
space and plaza.
Therefore, this guideline is met.
A8. Contribute to a Vibrant Streetscape. Integrate building setbacks with adjacent
sidewalks to increase the space for potential public use. Develop visual and physical
connections into buildings’ active interior spaces from adjacent sidewalks. Use architectural
elements such as atriums, grand entries and large ground-level windows to reveal important
interior spaces and activities.
Findings: The addition of new furnishings in the plaza and open space will serve to
increase the vibrancy of the plaza, particularly as viewed from the streets on the north
and south sides of the open space. Proposed playground surfacing, swing seats, lounge
seating, picnic areas, benches, and even a ping pong table will provide for additional ways
to use the open space and plaza and help to keep it active during more times of the day.
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Therefore, this guideline is met.
B1-2. Incorporate Additional Lighting. Incorporate project lighting in a manner that
reinforces the pedestrian environment and which provides design continuity to an area by
enhancing the drama and presence of architectural features.
B2. Protect the Pedestrian. Protect the pedestrian environment from vehicular movement.
Develop integrated identification, sign, and sidewalk-oriented night-lighting systems that offer
safety, interest, and diversity to the pedestrian. Incorporate building equipment, mechanical
exhaust routing systems, and/or service areas in a manner that does not detract from the
pedestrian environment.
C12. Integrate Exterior Lighting. Integrate exterior lighting and its staging or structural
components with the building’s overall design concept. Use exterior lighting to highlight the
building’s architecture, being sensitive to its impacts on the skyline at night.
Findings for B1-2, B2, & C12: Proposed alterations to the landscape of the existing plaza
and open space will add pedestrian scale lighting that utilizes the existing light fixtures
used on the superblock to the north and also approved through previous design reviews
on the southern half of the subject site’s superblock. All proposed lighting will assist with
wayfinding and reinforcing the pedestrian environment, and fixtures such as the linear
LEDs used under the long benches proposed and those used to illuminate the tree
canopy in the open space will enhance the plaza’s drama. Finally, since these fixtures are
pedestrian-scaled and well-integrated, they will have little impact on the nighttime
skyline.
Therefore, these guidelines are met.
B4. Provide Stopping and Viewing Places. Provide safe, comfortable places where people can
stop, view, socialize and rest. Ensure that these places do not conflict with other sidewalk uses.
B5. Make Plazas, Parks and Open Space Successful. Orient building elements such as main
entries, lobbies, windows, and balconies to face public parks, plazas, and open spaces. Where
provided, integrate water features and/or public art to enhance the public open space. Develop
locally oriented pocket parks that incorporate amenities for nearby patrons.
Findings for B4 & B5: The existing plaza and open space on the site is essentially one
large stopping and viewing place, or pocket park, depending on the nomenclature one
chooses, providing many different safe and comfortable places for people to stop, view
activities, socialize, and rest. The proposed alterations to the landscaping and
hardscaping on the site will also further enhance those qualities with new interactive
elements and different zones dedicated to different user experiences and user groups. The
plaza’s relationships to existing buildings will be retained, including the existing entry to
the office building to the west and the north-south pedestrian connection linking other
buildings to this space on the site’s two superblocks.
Therefore, these guidelines are met.
B7. Integrate Barrier-Free Design. Integrate access systems for all people with the building’s
overall design concept.
Findings: The proposal places all occupiable spaces either at the same grade or on gentle
slopes that are designed to allow for access and use by people of all abilities.
Therefore, this guideline is met.
C1. Enhance View Opportunities. Orient windows, entrances, balconies and other building
elements to surrounding points of interest and activity. Size and place new buildings to protect
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existing views and view corridors. Develop building façades that create visual connections to
adjacent public spaces.
C2-1. Maximize View Opportunities.
Findings for C1 & C2-1: Proposed changes to the landscaping in the courtyard and plaza
area will retain existing views to other buildings within the district and will help to unify
views along the north-south walkway connection between both superblocks.
Therefore, these guidelines are met.
C2. Promote Quality and Permanence in Development. Use design principles and building
materials that promote quality and permanence.
Findings: The proposed alterations to the landscape elements of the existing open space
and plaza include high-quality and tested surface materials, such as concrete, artificial
lawn, commercial-grade rubber playground surfacing tiles, and ipe wood decking.
Proposed permanent furnishings, such as proposed built-in benches, swing seats, shade
umbrellas, site lighting, and the ping-pong table, are of similarly high quality and
designed for outdoor recreational use. Proposed plant materials are appropriate for the
site’s microclimate and for the specific planter types into which they will be placed.
Therefore, this guideline is met.

DEVELOPMENT STANDARDS
Unless specifically required in the approval criteria listed above, this proposal does not have to
meet the development standards in order to be approved during this review process. The plans
submitted for a building or zoning permit must demonstrate that all development standards of
Title 33 can be met, or have received an Adjustment or Modification via a land use review prior
to the approval of a building or zoning permit.

CONCLUSIONS
The design review process exists to promote the conservation, enhancement, and continued
vitality of areas of the City with special scenic, architectural, or cultural value. The proposal
meets the applicable design guidelines and therefore warrants approval.

ADMINISTRATIVE DECISION
Approval of proposed exterior alterations to the existing landscaping and plaza at the Oregon
Square Plaza in the Lloyd District Subdistrict of the Central City Plan District, per the approved
site plans, Exhibits C.6 through C.18 and C.31 through C.46, signed and dated 07/01/2021,
subject to the following conditions:
A. As part of the building permit application submittal, the following development-related
conditions (B through C) must be noted on each of the 4 required site plans or included as
a sheet in the numbered set of plans. The sheet on which this information appears must
be labeled "ZONING COMPLIANCE PAGE - Case File LU 21-035321 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.
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Staff Planner: Benjamin Nielsen
Decision rendered by: ____________________________________________ on July 1, 2021.
By authority of the Director of the Bureau of Development Services

Decision mailed: July 6, 2021
About this Decision. This land use decision is not a permit for development. Permits may
be required prior to any work. Contact the Development Services Center at 503-823-7310 for
information about permits.
Procedural Information. The application for this land use review was submitted on April 9,
2021, and was determined to be complete on May 6, 2021.
Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under
the regulations in effect at the time the application was submitted, provided that the
application is complete at the time of submittal, or complete within 180 days. Therefore this
application was reviewed against the Zoning Code in effect on April 9, 2021.
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 did not waive or
extend the 120-day review period. Unless further extended by the applicant, the 120 days
will expire on: September 3, 2021.
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, and if
appealed a hearing will be held. The appeal application form can be accessed at
https://www.portlandoregon.gov/bds/45477. Appeals must be received by 4:30 PM on July
20, 2021. The completed appeal application form must be emailed to
LandUseIntake@portlandoregon.gov and to the planner listed on the first page of this
decision. If you do not have access to e-mail, please telephone the planner listed on the front
page of this notice about submitting the appeal application. An appeal fee of $250 will be
charged. Once the completed appeal application form is received, Bureau of Development
Services staff will contact you regarding paying the appeal fee. The appeal fee will be refunded
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if the appellant prevails. There is no fee for Office of Community and Civic Life recognized
organizations for the appeal of Type II and IIx decisions on property within the organization’s
boundaries. The vote to appeal must be in accordance with the organization’s bylaws. Please
contact the planner listed on the front page of this decision for assistance in filing the appeal
and information on fee waivers. Please see the appeal form for additional information.
If you are interested in viewing information in this file, please contact the planner listed on the
front of this notice. The planner can email you documents from the file. A fee would be
required for all requests for paper copies of file documents. Additional information about the
City of Portland, and city bureaus is available online at https://www.portland.gov. A digital
copy of the Portland Zoning Code is available online at
https://www.portlandoregon.gov/zoningcode.
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 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.
• Unless appealed, the final decision will be recorded on or after July 21, 2021 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:
•
•
•
•

All conditions imposed herein;
All applicable development standards, unless specifically exempted as part of this land use
review;
All requirements of the building code; and
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
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A. Applicant’s Submittals
1. Narrative
2. Drawing Set
3. Stormwater Report
4. Additional Cutsheets, received 05/18/2021
B. Zoning Map (attached)
C. Plans/Drawings:
1-5.
Not used.
6.
Currently Entitled Site Plan
7.
Currently Entitled Roof Plan
8.
Proposed Site Plan (attached)
9.
Proposed Roof Plan
10.
North Plaza Section (attached)
11.
Mid Plaza Section (attached)
12.
South Plaza Section (attached)
13.
Materials and Furnishing
14.
Materials and Furnishing
15.
Planting – Trees
16.
Planting – Shrubs
17.
Planting – Shrubs
18.
Planting – Stormwater
19-30. Not used.
31.
Exterior Lighting Plan
32.
Plaza Illumination
33.
Grading Plan
34.
Utility Site Plan
35.
Superblock Open Space Diagram
36.
Cut Sheets: Lighting Fixtures
37.
Cut Sheet: Lighting Fixtures
38.
Artificial Lawn
39.
Artificial Lawn Detailing
40.
Play Tile
41.
Wood Deck
42.
Wood Deck Detailing
43.
Lawn Bench
44.
Lawn Bench Detailing
45.
Swing Seat
46.
Ping Pong Table
D. Notification information:
1. Mailing list
2. Mailed notice
E. Agency Responses:
1. Bureau of Environmental Services
2. Bureau of Transportation Engineering and Development Review
3. Water Bureau
4. Fire Bureau
5. Site Development Review Section of BDS
6. Bureau of Parks, Forestry Division
F. Correspondence:
No correspondence was received.
G. Other:
1. Original LU Application
2. Email thread between staff and applicants regarding additional fees and request for
additional information, 05/07/2021
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).

