
 

 

 
NOTICE OF A PUBLIC HEARING BEFORE 

THE CITY COUNCIL ON AN APPEAL OF THE 
PORTLAND DESIGN COMMISSION  

 
 

CASE FILE:   LU 20-102914 DZM AD GW – Alamo Manhattan Blocks 
HEARING DATE:  THURSDAY, September 10, 2020 at 2:00pm  
REMOTE ACCESS:  CITY COUNCIL AGENDA 
    https://www.portlandoregon.gov/auditor/26997 
 
Date:  August 12, 2020 
To:  Interested Person 
From:   Staci Monroe | Land Use Services 

staci.monroe@portlandoregon.gov | 503.823.0624 
 
A virtual public hearing will be held to consider an appeal of the Design Commission’s 
decision to approve a 4 block development consisting of 5 buildings and a greenway trail for 
the property  
bounded by SW Bond, SW Lane, SW Lowell and the Willamette River, which is in the South Waterfront 
Sub-District of the Central City Plan District. The Design Commission decision of approval with 
conditions has been appealed by Carrie Richter, 1000 SW Broadway #1910, Portland, OR 97205, 
representing Leonard Gionet, Yvonne Meekcoms, and Mary Henry De Tessan.  During the hearing, 
City Council will consider the appeal.  You are invited to testify at the hearing. SEE INFORMATION 
BELOW ON HOW TO TESTIFY. 
 
This will be an Evidentiary hearing, one in which new evidence can be submitted to the City 
Council.  For a general explanation of the City Council hearing process please refer to the 
last page of this notice. 
 
Due to the City’s Emergency Response to COVID19, this land use hearing will be 
remote participation via Zoom.  

Please refer to https://www.portlandoregon.gov/auditor/26997 for information 
on how to observe and participate remotely.  You can also visit this website a few 
days before the hearing to find out if City Hall Chambers are open for in-person 
attendance in addition to remote participation. 
 
GENERAL INFORMATION 
 
Applicants: Wade Johns | Alamo Manhattan 

3012 Fairmount St., Ste 100 | Dallas, TX 75201 
Wade.Johns@alamomanhattan.com 

 
Jeancarlo Saenz | Hensley Lamkin Rachel Architects 
14881 Quorum Drive, Suite 550 | Dallas, TX  75254 
jeancarlo@hlrinc.net 

 
Owner: The Landing At Macadam LLC 

1900 S Norfolk St #150 | San Mateo, CA 94403-1161 
 

https://www.portlandoregon.gov/auditor/26997
mailto:staci.monroe@portlandoregon.gov
https://www.portlandoregon.gov/auditor/26997
mailto:Wade.Johns@alamomanhattan.com
mailto:jeancarlo@hlrinc.net
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Site Address: Property bounded by SW Bond, SW Lane, SW Lowell & Willamette 
River 
 

Legal Description: TL 300 7.68 ACRES, SECTION 10 1S 1E; TL 400 2.15 ACRES, 
SECTION 10 1S 1E 

Tax Account No.: R991100600, R991100610 
State ID No.: 1S1E10DB  00300, 1S1E10DB  00400 
Quarter Section: 3430 
 
Neighborhood: South Portland NA., contact Jim Gardner at 

contact@southportlandna.org. 
Business District: South Portland Business Association, contact 

info@southportlanddba.com. 
District Coalition: Southwest Neighborhoods Inc., contact Sylvia Bogert at 503-823-

4592. 
 
Plan District:  Central City - South Waterfront 
Zoning: CXd, g – Central Commercial zone with Design and Greenway Overlays 
Case Type: DZM AD GW – Design Review with Modifications, an Adjustment, and 

a South Waterfront Greenway Review 
Procedure: Type III, with a public hearing before the Design Commission.  The 

decision of the Design Commission can be appealed to City Council. 
 

Proposal: 
The applicant requests Design Review approval for a four-block development in the South 
Waterfront sub district of Central City Plan District.  In addition to the buildings, the project 
includes a greenway trail connection, new streets (SW River Parkway, western portion of 
Lowell and Abernethy) and river accessways (SW Lane, Abernethy and Lowell east of River 
Parkway).  Overall the project provides approximately 1,200 residential units, 22,000 SF 
retail and 738 parking spaces.  The two riverward blocks will contain high-rise buildings 
with mid-rise buildings on the two western blocks.  More specifically: 
 

Block 41 
 One 250’ tall building with a tower atop a podium 
 348 residential units, 3,500 SF of commercial space, 270 parking spaces  
 Exterior materials – composite metal panel, brick, wood, concrete  
 

Block 44 
 One 250’ tall building with a tower atop a podium 
 363 residential units, 2,530 SF of commercial space, 278 parking spaces  
 Exterior materials – composite metal panel, brick, wood, concrete 
 

Block 42 
 One 74’ tall building 
 226 residential units, 8,495 SF of commercial space, 190 parking spaces  
 Exterior materials – brick and stucco 
 

Block 45 
 One 74’ and one 55’ tall building 
 263 residential units, 7,758 SF of commercial space, 247 parking spaces  
 Exterior materials – metal panel, stucco, brick, fiber cement panel (Nichiha) 
 

In order to achieve an additional 125’ of height (for a total of 250’) for the portion of buildings 
within the area 150’ west of the top of bank, bonus FAR via the South Waterfront Willamette 
River Greenway Bonus option is required (April 2017 Zoning Code Sections 33.510.210.B 
and 33.510.210.G).  Blocks 41 and 44 each include 2,500 SF of additional public open space 
abutting the greenway per Section.33.510.210.C.10, which affords each building 7,500 SF of 
bonus FAR, thus unlocking the additional 125’ of height.  Additional bonus FAR is achieved 
by providing affordable housing. 
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The applicant also requests a South Waterfront Greenway Review to provide improvements 
within the 100’ Greenway setback east of Blocks 41 and 44.  Greenway improvements 
include Greenway trials and Greenway landscaping, a pedestrian overlook riverward of the 
trail at the SW Abernethy Street terminus, and riverbank enhancements.  Separate 
Greenway bike and pedestrian trails are proposed along the site’s river frontage to connect 
with existing paths to the north and south of the site.  The trail system and overlooks are to 
be lit with shielded lighting.  
 
Native basalt bench seating areas along the pedestrian trail provides views to the river.  
Street marker inserts in the bike trail at street crossings provide orientation. Retaining walls 
are needed along the trails and 42-inch high “guard-rail” fencing is proposed along the tops 
of the retaining walls. A wide paved plaza at the upland edge of the Greenway provides 
pedestrian seating and a water feature between SW Abernethy and the Greenway.   
 
The project will also remove the dilapidated wooden pier along the site’s river frontage, lay 
back the steeply sloping riverbank and stabilize banks with large woody debris (LWD) and 
riprap armor.  Armored banks, and areas landward of the banks will be restored with 
riparian plantings of native trees, shrubs and groundcovers.  
 

The following Modifications are requested: 

1. Vehicle Parking – To allow two parking spaces to be stacked (tandem) without having an 
attendant on-site (Section 33.266.130.F.1.a). 

2. Bike Parking – To reduce the width of long-term bike parking spaces from 2’ to 18” 
(Section 33.266.220.C.3.b). 

The following Adjustment is requested: 

1. Vehicle Access – To allow vehicle and loading access off of River Parkway, which is access 
restricted (Section 33.510.267.F.6.b). 

 

Design Review is required for new development per Section 33.420.041.   A South Waterfront 
Greenway Review is required for development in the South Waterfront Greenway that does 
not meet the standards of Section 33.510.253.E.5, and for construction activities below the 
top of bank. 
 

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

 Central City Fundamental and 
South Waterfront Design Guidelines 

 Zoning Code Section 33.825.040 for 
Modifications Through Design 
Review 

 Zoning Code Section 33.805.040 
Adjustment Approval Criteria 

 

 Zoning Code Section 33.851.300 – 
South Waterfront Greenway Reviews 

 South Waterfront Greenway Design 
Guidelines 

 Oregon Statewide Planning Goals 
 

REVIEW BODY DECISION 
 
The following decision was initially issued on July 17, 2020.  It was revised and reissued on 
July 24, 2020 due an error in the appeal fee and mail recipients. 
 
DESIGN COMMISSION DECISION 
 
It is the decision of the Design Commission to approve a Design Review for 5 buildings and associated 
site improvements and a South Waterfront Greenway Review for: 

 Proposed fence (guard rail) over 3 feet high, and less than 45 feet from top of bank;  

http://www.portlandonline.com/shared/cfm/image.cfm?id=53477
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 Segments of the Greenway Trail less than 12 feet wide; 
 Removal of existing wooden pier below top of bank; and 
 Excavating, regrading, armoring the riverbank, and placing large woody debris below top of 

bank. 
 
Approval of the following Modification requests: 

1. Vehicle Parking – To allow two parking spaces to be stacked (tandem) without having an attendant 
on-site (Section 33.266.130.F.1.a). 

2. Bike Parking – To reduce the width of long-term bike parking spaces from 2’ to 18” (Section 
33.266.220.C.3.b). 

 
Approval of the following Adjustment request: 

1. Vehicle Access – To allow vehicle and loading access off of River Parkway, which is access 
restricted (Section 33.510.267.F.6.b). 

 
The full decision is available on the BDS website: 
https://www.portlandoregon.gov/bds/article/764116 
 
APPEAL SUMMARY 
 
The Design Commission decision of approval with conditions has been appealed by Carrie 
Richter representing Leonard Gionet, Yvonne Meekcoms, and Mary Henry De Tessan. 
According to the appellants' statement, the appeal of the Design Commission decision is 
based on arguments that include: 

 Graduated buildings heights towards the river; 
 Setbacks of Blocks 41 and 45 along the Greenway; 
 Tower massing on Blocks 41 and 45; 
 Vehicle demand generated by the proposed development; and  
 Quality of the Greenway improvements. 

 
These arguments are related to the following approval criteria: 
 
33.825.055 Design Review Approval Criteria: 
 South Waterfront Design Guidelines 
 Central City Fundamental Design Guidelines 

- A2 - Emphasize Portland Themes 
- A4 - Use Unifying Elements 
- A5 - Enhance, Embellish and Identify Areas 
- A5-1- Consider South Waterfront's History and Special Qualities 
- D2 - South Waterfront Area 
- A1- Integrate the River 
- Al-2 Incorporate Active Uses Along the River 
- C6 - Develop Transitions between Buildings and Public Spaces 
- C4-1- Develop Complementary Structured Parking 
- Cl - Enhance View Opportunities 
- Al-1- Develop River Edge Variety 
- C4 - Complement the Context of Existing Buildings 
- C5 - Design for Coherency 

 Oregon Statewide Planning Goals and Implementing Rules 
- Goal 12 - Transportation - OAR Chapter 660, Section 12 

 33.851.300 South Waterfront Greenway Review 
 
The full appeal statement can be viewed in the notice located on the BDS website at 
https://www.portlandoregon.gov/bds/35625. Click on the District Coalition then scroll to 
the relevant Neighborhood and case number. 
 

https://www.portlandoregon.gov/bds/article/764116
https://www.portlandoregon.gov/bds/35625
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Review of the case file:  If you are interested in viewing information in the file, please 
contact the planner listed on the front of this notice or call the Request Line at 503-823-
7617 to request specific materials.  Please note that due to COVID-19 and limited 
accessibility to files, only digital copies of material in the file are available for viewing.  A 
digital copy of the Zoning Code that applies to this specific proposal (Zoning Code in effect in 
April 2017)  is available on the internet at 
https://efiles.portlandoregon.gov/Record/13232336/. 
  
We are seeking your comments on this proposal.  The hearing will be held before the City 
Council. To comment, you may write in advance, or testify during the hearing. If you would 
like to testify during the hearing you may need to sign up a few days in advance of the 
hearing; visit https://www.portlandoregon.gov/auditor/26997 for more information on how 
to testify during the hearing.  In your comments, you should address the approval criteria, 
as stated above. Please refer to the file number when seeking information or submitting 
testimony.  
 
Written comments that are mailed via USPS must be received by the close of the record 
and should include the case file number and the name and address of the submitter. It can 
be mailed to the Council Clerk, 1221 SW Fourth Avenue, Room 140, Portland, OR  97204.  
 
If you choose to provide testimony by e-mail, please direct it to the Council Clerk at 
CCTestimony@portlandoregon.gov . Due to legal and practical reasons, City Council 
members cannot accept e-mail on cases under consideration by the Council. Any e-mail on 
this matter must be received no less than one hour prior to the time and date of the 
scheduled public hearing. The Council Clerk will ensure that all City Council members 
receive copies of your communication. 
 
A description of the City Council Hearing process is attached. 
 
City Council's decision is final. Any further appeal must be filed with the Oregon Land Use 
Board of Appeals (LUBA). Failure to raise an issue in a hearing, in person or by letter, by the 
close of the record or at the final hearing on the case or failure to provide sufficient 
specificity to afford the decision maker an opportunity to respond to the issue, precludes an 
appeal to LUBA on that issue. Also, if you do not provide enough detailed information to the 
City Council, they may not be able to respond to the issue you are trying to raise. For more 
information, call the Auditor's Office at (503) 823-4086. 
 

If you have a disability and need accommodations, please call 503-823-4085 (TDD: 
503-823-6868). Persons requiring a sign language interpreter must call at least 48 
hours in advance. 
 

Attachments: 
1. Zoning Map 
2. Site plans:  Sheets C.01, C.50, C.126, C.170, C.215 
3. Elevations: Sheets C.09-C.12, C.59-C.65, C.137-C.140, C.182-185   
4. City Council Appeal Process 
5. Appeal Statement (online version only)

https://efiles.portlandoregon.gov/Record/13232336/
https://www.portlandoregon.gov/auditor/26997
mailto:CCTestimony@portlandoregon.gov
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