Date:

August 12, 2021

To:

Interested Person

From:

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

NOTICE OF A TYPE II DECISION AND NOTICE OF A
TENTATIVE APPEAL HEARING DATE FOR 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.
If this case is appealed, the hearing for the appeal will be held Thursday, September 2, 2021, at
1:30p.m. with the Design Commission. If a timely and valid appeal is filed by the end of the
appeal period at 4:30pm on August 26, 2021, no supplemental mailed hearing notice will be sent.
Due to the City’s Emergency Response to COVID-19, this land use hearing will be limited
to remote participation via Zoom. Please refer to the instructions included with this
notice to observe and participate remotely.
If appealed, the appeal will be listed on the online Design Commission hearing agenda no later
than 5pm on Friday, August 27, 2021. The agenda may be found online here:
https://www.portland.gov/bds/design-commission. Copies of the appeal filing will be available
by contacting the case planner, Benjamin Nielsen (contact info at top of page) on or after August
27, 2021.
This tentative appeal hearing date will be cancelled if Portland Public Schools are closed due to
inclement weather or other similar emergency. Check local television and radio reports for school
closures. The hearing will be rescheduled for the earliest possible date. A renotification notice will
not be sent. Please call the Case Planner, Benjamin Nielsen, for information regarding
cancellations and/or rescheduling.

CASE FILE NUMBER: LU 20-176797 DZM
EXTERIOR ALTERATIONS TO BLOCK 216 & SW 9TH AVE
GENERAL INFORMATION
Applicant/
Representative:

Kyle Andersen, GBD Architects
1120 NW Couch St, Suite 300, Portland, OR 97209
(503) 224-9656, kyle@gbdarchitects.com
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Block 216 LLC
920 SW 6th Ave, #223, Portland, OR 97204
Brian Owendoff, BMO Commercial Real Estate LLC
c/o 1455 SW Broadway, Suite 1700, Portland, OR 97201

Site Address:

970 SW WASHINGTON ST

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

BLOCK 216 LOT 1-8 LOT 7&8, PORTLAND; BLOCK 216 LOT 3&4,
PORTLAND; BLOCK 216 LOT 5&6, PORTLAND
R667723140, R667723180, R667723200
1N1E34CC 05900, 1N1E34CC 06100, 1N1E34CC 06000
3029

Neighborhood:
Business District:
District Coalition:

Portland Downtown, contact Wendy Rahm at wwrahm@aol.com
Downtown Retail Council, contact at info@portlandalliance.com
Neighbors West/Northwest, contact Mark Sieber at 503-823-4212.

Plan District:
Zoning:

Central City - West End
CXd – Central Commercial with Design Overlay

Case Type:
Procedure:

DZM – Design Review with Modifications
Type II, an administrative decision with appeal to the Design
Commission.

Proposal:
The applicant requests Design Review approval for proposed exterior alterations to the
previously-approved design for the 35-story building under construction at Block 216 in the
West End Subdistrict of the Central City Plan District. These exterior alterations include:

At the northwest corner plaza, replace the approved water feature with planters, and
remove two of the dark stone pylons at the stairs to the plaza along the SW 10th Ave
sidewalk.

Simplify the planters on the roof terraces on Level 3 to Level 8. Proposed planters will
still include stormwater management functions as previously-approved.

Revise the design of the stair/kitchen pavilion on the Level 8 roof terrace.

Remove one canopy over the sidewalk along SW 10th Ave, and remove one canopy over
the sidewalk along SW Alder St.
The applicant also requests Design Review approval for proposed alterations to the previouslyapproved design of SW 9th Ave, which includes numerous non-standard right-of-way design
elements. Proposed alterations include:

Removal of one previously-approved planter along the west side of SW 9th Ave.

Remaining planters will be reduced in size slightly and redesigned.
This portion of the proposal had previously included the removal of the previously-approved
catenary lights over SW 9th Ave, the removal of pavers on the eastern sidewalk along SW 9th
Ave, and the removal of additional planters. The proposal has since been amended to retain
those elements of the originally-approved design.
One Modification to site-related zoning code development standards is requested:

Pursuant to Condition of Approval J from LU 18-210124 DZM AD and Condition of
Approval D from LU 19-247650 DZ, the applicant requests a Modification to zoning code
standard 33.510.215.B.5 – Required Building Lines, Standards for the Park Blocks to
allow the building to extend to the street lot line for its full length along SW 9th Ave,
instead of setting back at least 12 feet from the lot line for at least 75% of the lot line’s
length. Instead, the applicants propose to create a retail “food hall” space along SW 9th
Ave that will be open to the street and to redesign and rebuild SW 9th Ave with nonstandard right-of-way improvements, such as traffic calming measures, curbless
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transitions between active and vehicular travel modes, visual and textural material
changes of ground lane, street furnishings, and shifting the planting zone out into the
street.
Design Review approval is required for proposed exterior alterations to previously-approved
development in the design overlay zone of the Central City Plan District and for requested
Modifications to zoning code development standards.
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
PZC 33.825.040, Modifications That Will Better Meet Design Review Requirements

ANALYSIS
Site and Vicinity: The subject site is a full block in the West End Subdistrict of the Central
City Plan District, bound by SW Alder Street on the south, SW 9th Avenue on the east, SW
Washington Street on the north, and SW 10th Avenue on the west. The site was formerly
occupied by a surface parking lot, which, in addition to parked vehicles also hosted numerous
food carts around the site’s perimeter. The site is presently under construction, building a 35story mixed-use tower that was approved under land use case number LU 18-210124 DZM AD.
The site sits amidst several landmark structures, including the Stevens Building and Woodlark
Building to the east, the Olds, Wortman, & King Department Store (Galleria) building to the
south, the Pittock Block to the north, and the Seward Hotel building to the southwest.
The subject site also lies within the Midtown Park Blocks and adjacent to a segment of the
Green Loop, both of which connect the South Park Blocks to the North Park Blocks.
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 2035 Plan. The regulations address
the unique role the Central City plays as the region’s premier center for jobs, health and
human services, tourism, entertainment and urban living. The regulations encourage a highdensity urban area with a broad mix of commercial, residential, industrial and institutional
uses, and foster transit-supportive development, pedestrian and bicycle-friendly streets, a
vibrant public realm and a healthy urban river. The site is within the West End Subdistrict of
this plan district.
Land Use History: City records indicate that prior land use reviews include the following:
 CU 090-70 – Conditional Use approval with conditions for parking lot.


CU 010-71 – Conditional Use approval to allow a 44-space parking lot.



CU 062-82 – Revocable permit to allow a 44-space surface parking lot granted for a
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period of 3 years.


DZ 5-84 – Design Review approval for signage.



DZ 112-85 – Design Review approval for installation of a gas vent through the roof of
the Pierre Building (since demolished).



DZ 117-86 – Type 3 Design Review for a new building with conditions.



Ordinance 158893 – Revocable permit for a 44-space surface parking lot on Lots 5 and
6, Block 216, granted August 15, 1986.



CU 88-89 – Conditional Use approval for continued use of the 44-space surface parking
lot.



DZ 117-86 – See CU 129-86.



CU 129-86 – Conditional Use approval to allow vehicle access from SW 10th Ave and a
270-space parking lot on Block 216.



DZ 127-90 – Type 1 Design Review approval for a wall mural sign.



LUR 93-00064 CU DZ – Denial of Conditional Use and denial of Design Review for a 64space surface parking lot.



LUR 93-00136 HL – Decision to deny Historic Landmark status to an unranked
building on the Historic Resource Inventory at 901-917 SW Alder St and expiration of
the demolition delay for the building.



LUR 95-00501 DZ – Design Review approval for continued use of an existing 6-foot wide
by 10-foot long by 8-foot high food concession trailer parked on SW 9th Ave between SW
Washington and SW Morrison Streets.



LUR 95-00550 CU DZ – Conditional Use and Design Review approval for Lots 3 and 4 to
approve a 54-space parking lot on the southeast quadrant of the block.



LUR 95-00660 CU DZ – Type 3 approval for a 54-space surface parking lot.



LUR 96-00596 DZ – Design Review approval for an existing food service vending trailer
in the corner of a parking lot fronting the intersection of at SW 9th & Alder.



LUR 96-00713 PR – Conversion of existing surface parking lot from Conditional Use
status to Central City Parking Review status.



PC 02-000494 – Pre-Application conference for a Type 3 Central City Parking Review.



LU 02-110928 PR – Withdrawn/void Type 3 renewal of a CCPR for a permit for surface
parking lot.



LU 09-104325 DZM – Design Review with Modifications approval for improvements to
the perimeter landscape area of an existing full-scale parking lot.



LU 18-210124 DZM AD – Design Review with Modifications and concurrent Adjustment
Review approval with conditions of a proposed 35-story, 460-foot tall mixed-use
building comprising approximately 844,117 SF in the West End Subdistrict of the
Central City Plan District and approval of proposed non-standard improvements in the
right-of-way for the entire length of SW 9th Ave.
o



One important condition of approval to note from this land use review is Condition
of Approval J, which continues to be in effect and which reads: “With the condition
of approval that reconsideration of the Modification to zoning code standard
33.510.215.B.5 must be included as part of any future land use review associated
with revisions to the design of SW 9th Ave, to components of the street, and/or to
components of the ground floor frontage along SW 9th Ave, this Modification will
merit approval.”

LU 19-247650 DZ – Design Review approval with conditions for proposed minor exterior
alterations to the approved design for the new tower building on Block 216.
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Agency Review: A “Notice of Proposal in Your Neighborhood” was mailed September 17,
2020. The following Bureaus have responded with no issues or concerns:

Water Bureau

Site Development Section of BDS
The Bureau of Environmental Services responded no objections and with information about
sanitary sewer and stormwater management requirements that will apply at permitting. Please
see Exhibit E.1 for additional details.
The Bureau of Transportation Engineering (PBOT) with a recommendation to deny the portion
of the proposal altering the previously-approved design for SW 9th Ave, noting that the bureau
does not support the proposed reduction in the number of planters and also citing potential
safety issues that may be caused by removal of planters and the proposed relocation of others.
PBOT’s commendation includes the following comments:
With the larger gaps between vertical infrastructure (planters/benches) shown on the
most recent plans, especially on the west side of the SW Washington end of the woonerf
and on the east side of the center segment of the woonerf, protection for pedestrians and
bicyclists has been significantly reduced – vehicles can now easily penetrate the more
dominant pedestrian/bicyclist areas and cause significant conflicts. Although the
woonerf concept is intended to be a predominantly “shared” space for all modes of travel,
it has been clearly considered (and previously approved) with a specific vehicular area.
By removing the number of planters shown on the most recent plans, there are greater
opportunities for motorists to enter into areas where more pedestrians, bicyclists (and
patrons of the retail uses of the new buildings using outdoor seating) are anticipated to
congregate within the woonerf. The elimination of these safety elements is not
supportable by PBOT.
Please see Exhibit E.2 for additional details.
Following receipt of PBOT’s original response, the applicant revised the proposed streetscape
design to satisfy PBOT’s concerns (see Exhibits G.19 through G.24), and this revised design is
reflected in Exhibits C.14 through C.20. PBOT issued a revised response under Exhibit E.5.
The Fire Bureau’s response stated that all applicable Fire Code requirements shall apply at the
time of permit review and development. Please see Exhibit E.3 for additional details.
The Life Safety Review Section of BDS responded with general life safety comments. See Exhibit
E.4 for additional details.
Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on September
17, 2020. One written response has been received from either the Neighborhood Association or
notified property owners in response to the proposal.
1. 511 SW 10th, LLC, 10/08/2020. Testimony in opposition citing cost cutting measures
as the driving factor in the proposed alterations, and particularly alterations at the
northwest corner plaza and the building’s roof terraces. Testimony also cites difficulties
in understanding the proposed alterations. (Testimony received twice.)
Staff spoke with the respondent over the phone and discussed these issues. Staff notes
that the removal of pylons at the northwest corner plaza will help make it appear more
open to the sidewalk, increasing its vibrancy and that the water feature proposed to be
removed is a small element of the plaza which would have contributed little to activation
of the plaza or surrounding sidewalks. Proposed changes to the roof terraces retain the
same amount of landscape area as originally approved, though it will be configured
differently. And proposed changes to the SW 9th Ave streetscape have been significantly
scaled back since this letter was written, resulting in changes only to the planters in the
right-of-way of SW 9th Ave. The paving pattern and material and catenary lights will
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remain as originally approved. These issues are all discussed in more detail in the
Findings for the approval criteria below.

ZONING CODE APPROVAL CRITERIA
Chapter 33.825 Design Review
Section 33.825.010 Purpose of Design Review
Design review ensures that development conserves and enhances the recognized special design
values of a site or area. Design review is used to ensure the conservation, enhancement, and
continued vitality of the identified scenic, architectural, and cultural values of each design
district or area. Design review ensures that certain types of infill development will be
compatible with the neighborhood and enhance the area. Design review is also used in certain
cases to review public and private projects to ensure that they are of a high design quality.
Section 33.825.055 Design Review Approval Criteria
A design review application will be approved if the review body finds the applicant to have
shown that the proposal complies with the design guidelines for the area.
Findings: The site is designated with design overlay zoning (d), therefore the proposal
requires Design Review approval. Because of the site’s location, the applicable design
guidelines are the Central City Fundamental Design Guidelines.
Central City Fundamental Design Guidelines
These guidelines provide the constitutional framework for all design review areas in the Central
City.
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.
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. Staff has also grouped the guidelines under three broad categories
comprising area Context, the Public Realm, and Quality & Permanence of the proposal.
Context
A2. Emphasize Portland Themes. When provided, integrate Portland-related themes with
the development’s overall design concept.
A4.

Use Unifying Elements. Integrate unifying elements and/or develop new features that
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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.
C4. Complement the Context of Existing Buildings. Complement the context of existing
buildings by using and adding to the local design vocabulary.
D1. Park Blocks. Orient building entrances, lobbies, balconies, terraces, windows, and active
use areas to the Park Blocks. In the South Park Blocks, strengthen the area’s emphasis on
history, education, and the arts by integrating special building elements, such as water
features or public art. In the Midtown Park Blocks, strengthen the connection between the
North and South Park Blocks by using a related system of right-of-way elements, materials,
and patterns. In the North Park Blocks, strengthen the area’s role as a binding element
between New China/Japantown and the Pearl District.
Findings for A2, A4, A5, C4, & D1: The proposal retains the essential elements that
define this unique building in the West End Subdistrict of the Central City and which
characterize the emerging Green Loop concept connecting the South Park Blocks to the
North Park Blocks, including a pedestrianized streetscape design with patterned concrete
pavers extending across SW 9th Ave from building face to building face, raised planters,
shade trees, and catenary lights strung over SW 9th Ave.
Proposed alterations to the landscaping on the roof terraces on the east side of the
building retain their visual relationship with the Green Loop and O’Bryant Square and
continue to extend the sense of the Park Blocks along this block.
The building itself remains largely unchanged in its approved design, retaining a coherent
design that responds well to the existing context of lower-scale landmark structures in its
vicinity while also adding to and complementing the city’s skyline.
Therefore, these guidelines are met.
Public Realm
A7. Establish and Maintain a Sense of Urban Enclosure. Define public rights-of-way by
creating and maintaining a sense of urban enclosure.
B6. Develop Weather Protection. Develop integrated weather protection systems at the
sidewalk-level of buildings to mitigate the effects of rain, wind, glare, shadow, reflection, and
sunlight on the pedestrian environment.
C10. Integrate Encroachments. Size and place encroachments in the public right-of-way to
visually and physically enhance the pedestrian environment. Locate permitted skybridges
toward the middle of the block, and where they will be physically unobtrusive. Design
skybridges to be visually level and transparent.
Findings for A7, B6, & C10: Proposed alterations to the building retain a strong sense of
urban enclosure. The removal of two dark stone pylons from the border of the northwest
corner plaza will not impact the sense of enclosure along SW 10th Ave, as the
northernmost pylon will remain, anchoring the corner.
The proposed removal of two canopies from the building will be only minimally impactful
to overall weather protection around the building. The canopy proposed to be removed
from the west side of the building is located over a service entry to the building, where
impacts from glare, shadow, and reflection are of lesser importance.
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The canopy proposed to be removed from the south side of the building is located over
storefront windows opening into the ground level retail space at the southwest corner of
the building. Since this canopy is not over a service entry, it should remain. The canopy
to the immediate east of this proposed canopy removal is located over a service entry to
the building, however. Consequently, the canopy proposed for removal should remain, as
it would provide for weather protection in a location that will be more comfortable for
passing pedestrians and which will help to reduce glare on the storefront windows.
Additionally, maintaining two consecutive canopies at the south elevation on the
southwest corner will provide protection from rain and sun where people are more likely
to wait to cross the street at the intersection of SW Alder & 10th. Thus, a condition of
approval is required denying the proposed canopy removal on the south elevation of the
building, though offering an option for removal of the canopy over the service area to the
immediate east.
Proposed alterations to the design of the SW 9th Ave streetscape will retain a consistent
pattern across the entire street and both sidewalks, helping to unify the street with a
visual “floor”, and retaining catenary lighting across the street and similar tree canopy
coverage from the original Design Review. These all have the effect of creating a unique
sense of urban enclosure here with the existing buildings on the east and the new Ritz
Carlton tower to the west.
With the following condition of approval, these guidelines will be met:

The two canopies closest to the southwest corner of the building on its south elevation
shall not be removed, and only the canopy immediately to the east of these may be
removed from the proposal.
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.
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.
C6. Develop Transitions between Buildings and Public Spaces. Develop transitions
between private development and public open space. Use site design features such as
movement zones, landscape element, gathering places, and seating opportunities to develop
transition areas where private development directly abuts a dedicated public open space.
C7. Design Corners that Build Active Intersections. Use design elements including, but
not limited to, varying building heights, changes in façade plane, large windows, awnings,
canopies, marquees, signs and pedestrian entrances to highlight building corners. Locate
flexible sidewalk-level retail opportunities at building corners. Locate stairs, elevators, and
other upper floor building access points toward the middle of the block.
Findings for A8, B4, B5, C6, & C7: Proposed alterations in the small plaza at the
northwest corner of the site will have little impact on its function as a stopping place and
place for socializing off the public sidewalks along SW 10th Ave and SW Washington St.
Removal of two of the dark stone pilons anchoring the stairs into the plaza from SW 10th
Ave will serve to visually and physically open this space up further to the sidewalk, likely
making it a more successful plaza, leading to a likely increase in overall vibrancy and
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activity at this corner. All told, the proposed alterations in this plaza space will also
maintain the space’s function as a transition area between the interior hotel lobby and
the public sidewalk. Other proposed alterations will maintain the status quo vis a vis
these guidelines from previous design review approvals.
Therefore, these guidelines are met.
B1. Reinforce and Enhance the Pedestrian System. Maintain a convenient access route for
pedestrian travel where a public right-of-way exists or has existed. Develop and define the
different zones of a sidewalk: building frontage zone, street furniture zone, movement zone, and
the curb. Develop pedestrian access routes to supplement the public right-of-way system
through superblocks or other large blocks.
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.
Findings for B1 & B2: Proposed alterations to the originally-approved designs meet these
guidelines in the following ways:

Proposed removal of the small water feature in the northwest corner plaza on the
site and replacement with planters will have no impact on the public sidewalk and
its varying zones, nor will it result in a situation that compromises pedestrian
safety and comfort.






Proposed alterations to the landscape designs on the building’s terraces will have
no impact on the pedestrian system or pedestrian safety.
The proposed removal of two canopies from the building will have a negligible
impact on the overall pedestrian environment, as canopies will continue to be
provided for all other storefront bays along all four street frontages.
Proposed changes to the design and placement of the raised planters in the
sidewalk areas of SW 9th Ave retain landscaping and tree canopy similar to that of
the original Design Review proposal, and the locations of the planters have been
suitably revised through the course of this Design Review to retain the needed
definition of the roadway for cars and protection for pedestrians from vehicular
movement that was achieved with the original Design Review approval.

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 makes no changes to the original design review approvals for this
development project that will result in decreased access for people of all physical abilities.
Therefore, this guideline is met.
Quality & Permanence
C2. Promote Quality and Permanence in Development. Use design principles and building
materials that promote quality and permanence.
C3. Respect Architectural Integrity. Respect the original character of an existing building
when modifying its exterior. Develop vertical and horizontal additions that are compatible with
the existing building, to enhance the overall proposal’s architectural integrity.
C5.

Design for Coherency. Integrate the different building and design elements including,
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but not limited to, construction materials, roofs, entrances, as well as window, door, sign, and
lighting systems, to achieve a coherent composition.
C11. Integrate Roofs and Use Rooftops. Integrate roof function, shape, surface materials,
and colors with the building’s overall design concept. Size and place rooftop mechanical
equipment, penthouses, other components, and related screening elements to enhance views of
the Central City’s skyline, as well as views from other buildings or vantage points. Develop
rooftop terraces, gardens, and associated landscaped areas to be effective stormwater
management tools.
Findings for C2, C3, C5, & C11: The proposal meets these guidelines in the following
ways:

At the ground level of the building, proposed alterations are relatively minor in
scope, particularly in comparison with the overall scale of the building as a whole.
Removal of two canopies (particularly as conditioned in Findings for A7, B6, &
C10, above) and the small water feature in the northwest corner will not detract
from the building’s overall architectural integrity or coherency.






Proposed changes to the design of planters in the SW 9th Ave right-of-way are
consistent and cohesive with the overall design vocabulary of the streetscape
design for that street, and these planters also remain complementary to the
building. Their proposed design and the plants proposed to be placed within them
continue to be robust and of high quality.
Proposed alterations to the landscaping on the roof terraces on the east side of the
building continue to use the roof to manage the building’s stormwater and provide
the wide range of flowering plants and trees like the terrace landscaping in the
original Design Review approval. In addition to continuing to enhance the view of
the building as seen from O’Bryant Square, this landscaping continues to provide
habitat area in the urban environment, making good use of the building’s
rooftops.
The proposed stair enclosure and bar canopy of the building’s Eight Floor terrace
is a relatively diminutive and simple addition to the roof. The enclosure’s metal
panels match those used elsewhere on the building, helping to further the
building’s overall architectural cohesion and quality.

Therefore, these guidelines are met.
MODIFICATION REQUESTS (33.825)
33.825.040 Modifications That Will Better Meet Design Review Requirements:
The review body may consider modification of site-related development standards, including
the sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the design review
process. These modifications are done as part of design review and are not required to go
through the adjustment process. Adjustments to use-related development standards (such as
floor area ratios, intensity of use, size of the use, number of units, or concentration of uses) are
required to go through the adjustment process. Modifications that are denied through design
review may be requested as an adjustment through the adjustment process. The review body
will approve requested modifications if it finds that the applicant has shown that the following
approval criteria are met:
A. Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and
B. Purpose of the standard. On balance, the proposal will be consistent with the purpose
of the standard for which a modification is requested.
Modification #1: 33.510.215.B.5 – Required Building Lines, Standards for the Park
Blocks. The applicants request the Modification to allow the building to extend to the street lot
line for its full length along SW 9th Ave, instead of setting back at least 12 feet from the lot line
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for at least 75% of the lot line’s length. Instead, the applicants propose to create a retail “food
hall” space along SW 9th Ave that will be open to the street and to redesign and rebuild SW 9th
Ave with non-standard right-of-way improvements, such as traffic calming measures, curbless
transitions between active and vehicular travel modes, visual and textural material changes of
ground lane, bollards, special overhead lighting, street furnishings, and shifting the planting
zone out into the street.
Purpose Statement: The required building line standards ensure that buildings in certain
parts of the Central City are built to the sidewalk’s edge unless landscaping or an extension
of the sidewalk is provided. The standards support the street and development character
objectives of the Central City 2035 Plan by creating diverse street character, promoting
active uses, pedestrian movement, and opportunities for stopping and gathering.
Extensions of the sidewalk may incorporate trees, landscape planters, groundcover, and
areas for stormwater management between the building and the sidewalk.
Standard: 33.510.215.B.5, Standards for the Park Blocks. On sites with frontage on a
street shown on Map 510-22, and on sites that are adjacent to an open area shown on Map
510-22, buildings must be set back at least 12 feet from the street or adjacent lot line along
at least 75 percent of the length of the lot line. At least 50 percent of the space between the
building and the street or adjacent lot line must be landscaped with ground cover plants
and shrubs, and contain one tree per 400 square feet. All plants must be selected from the
Portland Tree and Landscaping Manual. This standard applies to new development.
Exterior walls of buildings designed to meet the requirements of this Paragraph must be at
least 15 feet high measured from the finished sidewalk at the building’s edge
A. Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and
Findings: This proposal retains the zero lot-line setback and all of the subsequent
associated design elements that were found to better meet design guidelines when this
Modification was originally evaluated under LU 18-210124 DZM AD, including the
woonerf-type, pedestrianized street design of SW 9th Ave (including new light standards,
concrete pavers spanning the entire right-of-way in a curbless design, and catenary
lights hung over the street) and the proposed food hall within the building that will open
onto the street. Only the design of proposed planters within the street will change with
this proposal, and these continue to be composed of similar custom steel planters and
wooden benches.
The Design Commission found during original Design Review that the proposal to
construct the building up to the lot line rather than setting it back by 12 feet would
better reflect the Midtown Park Blocks area context of buildings built to the lot line,
highlighting the narrow 50’ right-of-way, and therefore better meeting Guidelines A5 –
Enhance, Embellish, and Identify Areas and C4 – Complement the Context of Existing
Buildings. This remains true for the current proposal as well.
Similarly, the proposed street design and reconstruction continues to go well beyond
what would ever be required for a similarly-scaled development that met the standard
in terms of design of the pedestrian realm in providing additional space for pedestrian
movement, stopping, and gathering by retaining wide pedestrian only areas on either
side of the street and planters with built-in benches. This street design, therefore,
continues to better meet Guidelines B1 – Reinforce and Enhance the Pedestrian System
and B4 – Provide Stopping and Viewing Places than a standard street design would.
As noted above, the proposed food hall in the building’s ground floor facing SW 9th Ave
remains unchanged, and as such, with its porous walls and food windows facing the
street, the food hall better meets Guidelines A2 – Emphasize Portland Themes, A8 –
Contribute to a Vibrant Streetscape, and D9 – Develop Flexible Sidewalk-Level Spaces
better than providing the required setback area on site would.
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For all these reasons, the proposal continues to better meet the aforementioned design
guidelines.
B. Purpose of the standard. On balance, the proposal will be consistent with the purpose
of the standard for which a modification is requested.
Findings: The purpose statement for the Required Building Lines standard states that
the standard is intended to support the street and development character objectives of
the Central City 2035 Plan by creating diverse street character, promoting active uses,
pedestrian movement, and opportunities for stopping and gathering. By continuing to
provide for a pedestrianized, woonerf-type street with a unique paving system and
pattern, catenary lights overhead and unique light standards along the street, a
specialized food hall with numerous points of contact and interaction with the street,
and special planters with shade and flowering trees, the proposed design for SW 9th Ave
meets and exceeds the purpose for the standard for which a Modification is requested.
Therefore, this modification continues to merit approval.

DEVELOPMENT STANDARDS
Unless specifically required in the approval criteria listed above, this proposal does not have to
meet the development standards in order to be approved during this review process. The plans
submitted for a building or zoning permit must demonstrate that all 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 proposed alterations to the original Block 216 Design Review approval (18-210124 DZM
AD) have a modest impact on the pedestrian realm and continue to meet guidelines regarding
creating a vibrant, high-quality pedestrian environment, complementing the area’s Midtown
Park Blocks context, and creating a high-quality cohesive building. Proposed alterations to the
SW 9th Avenue streetscape, which comprise a significant portion of the original Design Review
approval, have been significantly reduced in scope from the original proposal for this Design
Review, leaving only changes to the size, shape, and construction details of the planters in this
streetscape. This streetscape will continue to provide a more vibrant public realm greater than
providing the private setback area which zoning code requires. Therefore, the proposal in its
entirety merits approval.
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.

ADMINISTRATIVE DECISION
Approval of the Design Review for proposed exterior alterations to the previously-approved
design for the 35-story building under construction at Block 216 in the West End Subdistrict of
the Central City Plan District and for proposed alterations to the previously-approved design of
SW 9th Ave.
Approval of one Modification to zoning code development standards:
1. 33.510.215.B.5 – Required Building Lines, Standards for the Park Blocks. The
applicants request the Modification to continue allowing the building to extend to the
street lot line for its full length along SW 9th Ave, instead of setting back at least 12 feet
from the lot line for at least 75% of the lot line’s length. Instead, the applicants propose
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to continue creating a retail “food hall” space along SW 9th Ave that will be open to the
street and to redesign and rebuild SW 9th Ave with non-standard right-of-way
improvements, such as traffic calming measures, curbless transitions between active
and vehicular travel modes, visual and textural material changes of ground lane,
bollards, special overhead lighting, street furnishings, and shifting the planting zone
out into the street
All approvals per the approved site plans, Exhibits C.1 through C.20, signed and dated
08/10/2021, subject to the following conditions:
A. As part of the building permit application submittal, the following development-related
conditions (B through D) must be noted on each of the 4 required site plans or included as
a sheet in the numbered set of plans. The sheet on which this information appears must
be labeled "ZONING COMPLIANCE PAGE - Case File LU 20-176797 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. The two canopies closest to the southwest corner of the building on its south elevation shall
not be removed, and only the canopy immediately to the east of these may be removed from
the proposal.
Staff Planner: Benjamin Nielsen
Decision rendered by: ____________________________________________ on August 10, 2021.
By authority of the Director of the Bureau of Development Services

Decision mailed: August 12, 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 August
11, 2020, and was determined to be complete on September 10, 2020.
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 August 11, 2020.
ORS 227.178 states the City must issue a final decision on Land Use Review applications
within 120-days of the application being deemed complete. The 120-day review period may be
waived or extended at the request of the applicant. In this case, the applicant waived the 120day review period, as stated with Exhibit G.7. Unless further extended by the applicant, the
120 days will expire on: September 9, 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
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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
August 26, 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
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 held on September 2,
2021. This decision notice also serves as notice for the potential appeal 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 of the Design
Commission, 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 August 27, 2021, 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 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

A. Applicant’s Submittals
1. Original Drawing Set, dated 07/31/2020 and received 08/11/2020
2. Narrative, dated 07/31/2020 and received 08/11/2020
3. Modification Narrative, dated 08/10/2020 and received 08/31/2020
4. Drawings pertaining to Modification request, dated 07/31/2020 and received
08/31/2020
5. Revised Drawings for SW 9th Ave, dated 06/2021 and received 06/22/2021
6. Revised Modification Narrative, dated 06/21/2021 and received 06/22/2021
7. Revised Drawings for SW 9th Ave, dated July 2021
B. Zoning Map (attached)
C. Plans/Drawings:
1. Ground Floor Plan | Area of Reference (attached)
2. NW Plaza Entry | Proposed (attached)
3. Terrace Landscape Plan (attached)
4. Terrace Soil Depth Plan
5. Terrace Planting Design | Ecoroof 4” Soil Depth
6. Terrace Planting Design | Shrub, Perennial & Groundcover
7. Terrace Planting Design | Flowering Mounds
8. Terrace Planting Design | Stormwater Planter
9. Terrace Planting Design | Feature Shrub
10. Terrace Planting Design | Tree
11. Plant List
12. Stair Enclosure and Canopy
13. Ground Floor Plan (attached)
14. Proposed Streetscape (attached)
15. Streetscape Planting
16. Metal Planter Edge & Wood Bench
17. Comparison Streetscape Plans
18. Comparison Streetscape Plans
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19. Comparison Planter Drawings
20. Streetscape & Materials
Notification information:
1. Mailing list
2. Mailed notice
Agency Responses:
1. Bureau of Environmental Services
2. Bureau of Transportation Engineering and Development Review
3. Fire Bureau
4. Life Safety Review Section of BDS
5. Bureau of Transportation Engineering and Development Review (revised)
Correspondence:
1. 511 SW 10th Ave LLC, 10/08/2020, testimony in opposition
Other:
1. Original LU Application
2. Email thread between applicant and staff re: application, 08/26- 08/31/2020
3. Email thread between applicant and BDS staff re: Modification request, 08/31 –
09/01/2020
4. Email thread between applicant and staff re: completeness, 09/10
5. Email thread from applicant re: catenary lighting studies, 09/23 – 09/25/2020
6. Email thread between applicant and Wendy Rahm, 09/23 – 9/28/2020
7. Email thread between applicant and staff re: signed extension of land use review and
120-day waiver, 09/29 – 10/16/2020
8. Email from PBOT staff re: woonerf, 10/01/2020
9. Email thread between applicant and BDS & PBOT staff re: pavers on SW 9th,
12/09/2020
10. Email from applicant re: catenary lighting, 01/26/2021
11. Email from applicant re: cancelling meeting with PBOT, 01/28/2021
12. Email from applicant re: catenary lighting, 02/02/2021
13. Email from applicant re: agenda for meeting with PBOT, 02/12/2021
14. Email thread between applicant and staff re: updates to the proposal, 05/07/2021
15. Email thread between staff and applicant re: updates to the proposal, 05/26/2021
16. Email thread between applicant and staff re: SW 9th Ave and review procedures, 05/26
– 06/09/2021
17. Email thread between PBOT staff and applicant re: SW 9th Ave design revisions,
06/17/2021
18. Email from applicant re: SW 9th Ave design revisions – see also Exhibits A.5 and A.6,
06/22/2021
19. Email thread between BDS and PBOT staff re: PBOT response, 06/22 – 07/01/2021
20. Email thread between staff and applicant re: PBOT response, 07/02 – 07/09/2021
21. Email thread between PBOT staff and BDS staff re: SW 9th Ave design revisions, 07/13
– 07/14/2021
22. Email thread between applicant and PBOT staff re: SW 9th Ave design revisions,
07/15/2021
23. Email thread from PBOT re: SW 9th Ave design revisions, 07/22/2021
24. Email from applicant re: SW 9th Ave design revisions (see also Exhibit A.7), 07/22/2021

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).
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