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LOVEJOY SQUARE Site SF 18,000
Killian Pacific Max FAR 8:1 144,000

Program Summary Base FAR 5:1 90,000
December 4, 2017 Transfer required 33,193

Total FAR 123,193

 Type  Area  Avgerage  Quantity 

Retail 7,362 5                     

Office - Level 2 13,450           1                     
Office - Level 3 12,465           1                     
Office - Level 4 7,976             1                     

Office 33,891 3

Studio 14,814 412 36                  
One Bedroom 24,252 674 36                  
Two Bedroom 7,074 1,179 6                     

Total Units 46,140 78

Lobby/ Amenity 2,684
Bike Rm 1,078
Service/ Mech 5,043

Total Net SF 96,198           

 Type  Area  FAR Area  Total FAR  Quantity 

Level B2 (Parking) 18,000           
Level B1 (Parking) 18,000           
Level 1 - Retail 17,311           695                18,006           1                     
Level 2 - Office 15,836           416                16,252           1                     
Level 3 - Office 14,870           418                15,288           1                     
Level 4 - Office 10,251           270                10,521           1                     
Levels 5-10 each - Residential 10,087           434                10,521           6                     
Levels 5-10 Total 60,522           63,126           

Total Gross SF 154,790        10                  
Total FAR 123,193        
Net/Gross (w/out parking) 78.07%

Parking Quantity Required Bike Parking 
Level B1 32                  Long-term res (1.5/unit) 117.00
Level B2 38                  Retail (1/12,000 sf) 0.61
Total Parking  70                  Office (1/10,000 sf) 3.39

TOTAL 121.00
Bike Parking room provided 87                  Short-term res (0.05/unit) 0.00

+ (1) space in each unit 78                  Retail (1/5,000 sf) 1.47
TOTAL 165                Office (1/40,000 sf) 0.00

TOTAL 1.47

120’

150’

160’
166’

RESIDENTIAL

OFFICE

RETAIL

75’

EXISTING

PARKING

PARKING

10 Levels

PROJECT INFORMATION 
Project Summary
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Stagecraft Building
Stories: 2 stories
Program/Units: retail or office
Parking: Surface

Enso Apartments
Stories: 6 stories, +/- 70 ft tall
Program/Units: apts, retail
Parking: Below grade

Block 136
Stories: 5 story office,  
12-story resid., +/- 150 ft tall
Program/Units:  Office, 208 apts
Parking: Below grade

Marshall-Wells
Stories: 8 stories, +/- 110 ft tall
Program/Units: condos, retail
Parking: ??

Edge Lofts / REI
Stories: 10 stories, +/- 120 ft tall
Program/Units: 125 condo units, retail
Parking: Above grade

Pearl West
Stories: 9 stories, +/- 120 ft tall
Program/Units: office building
Parking: Below grade

RiverTec
Stories: 2 stories
Program/Units: office/retail
Parking: None

The Dianne
Stories: 14 stories, +/-150 ft tall
Program/Units: 102 apts, retail
Parking: Mechanized

Asa Flats
Stories: 12 stories, +/-170 ft tall
Program/Units: 231 units, retail
Parking: Below grade

The Lovejoy
Stories: 9 stories, +/- 120 ft tall
Program/Units:  Safeway, office
Parking: Above grade
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SITE CONTEXT 
Existing Context / Planned Projects
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FAR 5:1

BLOCK 142

FAR 4:1

225' Max Height

100' Max Height

75' Max Height

Eligible for general and housing height bonus

75' height limit for 20' from lot line

Required Building Lines

North Pearl Height Opportunity District

SITE CONTEXT 
Planning and Zoning
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THE SITE 
Site Context Aerial
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BUILDING DESIGN
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BUILDING DESIGN
Facade Concept

PEARL DISTRICT UNREINFORCED MASONRY STRUCTURE

PEARL DISTRICT REINFORCED CONCRETE STRUCTURE

REGULARLY SPACED SMALL VERTICAL WINDOWS

REGULARLY SPACED LARGE HORIZONTAL WINDOWS



EXHIBIT   C.15KILLIAN PACIFIC           LOVEJOY SQUARE
FILE # LU 16-251880 DZM 

DECEMBER 5, 2017

LOVEJOY SQUARE HEAVY TIMBER STRUCTURAL SYSTEM REGULARLY SPACED LARGE SQUARE FRAMES WITH OFFSET OPENINGS 
PROVIDES LAYERS OF DEPTH AND REFLECTS BEAMS AND COLUMNS WITHIN

BUILDING DESIGN
Facade Concept
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BUILDING DESIGN
Aerial Along 13th

Upper CourtyardNew Loading Dock

Lower Courtyard

Mechanical Enclosure
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Mechanical Enclosure of Cooling 
Tower and Air Handler

BUILDING DESIGN
Aerial Along 14th
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BUILDING PLANS
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BUILDING PLANS
Parking Levels B2 and B1
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BUILDING PLANS
Level 02 - Courtyard Level
Level 03 - Office and Terraces
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Levels 04 - Offices and Terraces
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BUILDING PLANS
Mechanical/Amenity Plan
Roof Level
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BUILDING SECTIONS
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LANDSCAPE AND LIGHTING
Level 2 - Courtyard Materials and Lighting Plan
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•	 Base height is 75’-0” + 45’-0” general bonus = 120’-0” + 30’-0” of housing extends to 
150’-0” max.

•	 Building height is 147’-0” from the highest point on the site to the top of parapet.

•	 The roof top mechanical extends to 160’-0” = 10’ above the height limit.  The total 
roof area is 24,650 sf.  The portion that extends above the parapet is 6,039 sf = 
24.5% of the roof area.  The modification request is an increase from 10% to 24.5% 
roof coverage.

•	 Additionally a cooling tower on each building roof extends to approx. 166’-0”.  
This 16’ extension over the height limit is permitted only for elevator equipment.  
The modification request is to allow the two architecturally screened cooling tow-
ers to extend to the 16’ limit.

MODIFICATION:

33.140.210  Height -
B.2  Rooftop mechanical equipment and stairwell enclosures that provide rooftop 
access may extend above the height limit provided that are set back at least 15 feet 
from roof edges on street facing facades:

	 a.  	 Elevator mechanical equipment may extend 16’ above the height 		
		  limit.
	 b. 	 Other equipment and stairwell enclosures than cumulatively cover 	
		  not more than 10 percent of the roof are may extend up to 10 feet 	
		  above the height limit.
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MODIFICATION:

33.266.220.C Standards for Bicycle Parking:
Bicycle racks. A space 2 feet by 6 feet must be provided for each bicycle parking 
space, so that a bicycle six feet long can be securely held with its frame supported so 
that the bicycle cannot be pushed or fall in a manner that will damage the wheels or 
components.

All bike storage includes use of a vertical hanging system that allows bikes to be 
staggered to optimize space requirements.  A Modification is requested, identical 
to that previously approved for the Block 15 and Block 17 projects, allowing for the 
clearance for this system.  Clearance includes a 44”x18” space for each bike with 
bike hangars staggered vertically 6” min, and mounted at 18” o.c. min.  A 5’-0” aisle is 
provided behind each bicycle rack for ease of storage and removal.  

See program summary for total Req’d Long Term Bicycle Parking Spaces: 

•      Short term bike parking requirements will be met by paying into the City of 		
        Portland Bike Fund for sidewalk bike rack installation.

		

612 359 0689

TEL 888 337 6729

MINNEAPOLIS , MN   55406

DERO@DERO.COM WWW.DERO.COM FAX 612 331 2731B I K E  R A C K  C O M P A N Y

2 6 5 7  3 2 N D  A V E N U E  S
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parking in areas where 
ground mounting is no 
an option.

The Space Saver staggers bikes 
for more efcient parking

P

P

P

S
0
0
°
0
0
'0
0
"E

 
 
2
0
.0
0
'

N90°00'00"E

  20.00'

60.0'
R/W

60.0'
R/W

80.0'
R/W

80.0'
R/W

60.0'
R/W

LOADING

P
 
A
 
R
 
K
 
I 
N
 
G
 
 
 
 
 
A
 
R
 
E
 
A

7" 6" 6" 6" 4"6"

5"

RAISED "LOADING DOCK" 
PLATFORM

N
W

 1
3T

H
 A

V 
E

N
W

 1
4T

H
 A

V 
E

NW KEARNEY ST

STREETCAR STOP

RIVER TECMARSHALL-WELLS

GENERATOR

TRASH RES LOBBY

BIKE PARKING
(87)

OFFICE LOBBY

RETAIL

RETAIL

FIRE
COMM

RECYCLE

180'-0" 10'-8"

GAS METER ALCOVE
BEHIND FACADE PANEL

OVERHEAD COILING 
DOOR - 20'-8"W X 10'-6"H

BELOW GRADE 
ELEC VAULT

PROPERTY LINE

CANOPY ABOVE

99'-3"100'-0"

100'-0"

98'-6"

930 NW 14TH

RETAIL

LO
A

D
IN

G

CONTINUOUS CANOPY 
ABOVE

RETAIL

10
0'

-0
"

RETAIL

MODIFICATION
Bicycle Parking
MODIFICATION
Bicycle Parking

LEVEL 1 PLAN

PH
A

SE
 2

PH
A

SE
 1

202 SF
OFFICE LOBBY

RAISED "LOADING DOCK" 
PLATFORM

N
W

 1
3T

H
 A

V 
E

N
W

 1
4T

H
 A

V 
E

NW LOVEJOY ST

NW KEARNEY ST

STREETCAR STOP

STREETCAR TRACKS

THE LOVEJOY ASA FLATS

RIVER TEC

STAGECRAFT BUILDING

MARSHALL-WELLS

EDGE LOFTS / REI

2459 SF
RETAIL

350 SF
GENERATOR

360 SF
TRASH

731 SF
RES LOBBY

1128 SF
BIKE PARKING (102)

145 SF
OFFICE LOBBY

8639 SF
RETAIL

1696 SF
RETAIL

1022 SF
RETAIL

541 SF
RES LOBBY

143 SF
ELECT

370 SF
TRASH

367 SF
RECYCLE

5210 SF
LOADING

2230 SF
RETAIL

1693 SF
RETAIL

200 SF
FIRE COMMAND

143 SF
ELECT

347 SF
RECYCLE

0' 10' 20' 40' 80'SCALE:
1/32" = 1'-0"



  APP.4KILLIAN PACIFIC           LOVEJOY SQUARE
FILE # LU 16-251880 DZM 

DECEMBER 5 2017

DN

A2041

1
A302

_____________________

1
A304

_____________________

1
A304

_____________________

2
A304

_____________________

2
A304

_____________________

6.6

6.6

9.2

9.2

A.2 A.2

58' - 11 1/2"

TELE / DATA
L214

D.9 D.9

B.7 B.7

7.8

7.8

8 1/2" 26' - 6 1/2" 5' - 4 1/2" 27' - 0 1/2" 8 1/2"

HALL
L200

STAIR
S3

A204 2

A201

1

8.2

8.2

E.7 E.7

D.1 D.1

8 
1/

2"
23

' -
 1

1"
23

' -
 4

"
23

' -
 4

"

88F

88F

F04

94E

92E

92E

92E

86F

82F

82F

82F

86F 86F

12
A403

_____________________

SEE L211 ON A122C

SEE L211 ON A122C

94E

94E

88F

TRASH

94E

93E

BEDRM

BEDRM

BEDRM

BEDRM

CLOSET

CLOSET

CLOSET

CLOSET

CLOSET

CLOSET

CLOSET

CLOSET

LAUNDRY

DEN

LAUNDRY

LIVING

LIVING

LIVING
LIVING

LA1
L207

1 BEDRM UNIT

LA1
L209

1 BEDRM UNIT

LA5
L213

1 BEDRM UNIT

LA6
L212

1 BEDRM UNIT

LB4
L210

1 BEDRM + UNIT

LA4
L208

1 BEDRM UNIT

3
A456

_____________________

4
A456

_____________________

2'
 - 

0"

3'
 - 

3"

2'
-0

"

4'
-0

"

3'-8 1/4"

3'
-2

 5
/8

"

2'
-0

"

2'
-0

"

2'-6 3/4"

B02

B02

K03

K01

K02

B01B02

K01

BPS

3' - 8"

2'
 - 

0"

GENERAL NOTES

1.  PROVIDE A WEATHERTIGHT, FULLY INSULATED BUILDING ENVELOPE

2.  INTERIOR WALLS TO BE FULL HEIGHT FROM FLOOR TO STRUCTURE UNLESS
OTHERWISE NOTED.  REFER TO ASSEMBLY LEGEND AND TOP OF WALL
CONDITION KEY ON WALL ASSEMBLIES SHEETS

3.  EXTEND FIRE RATED WALLS TO STRUCTURE ABOVE.

4.  PROVIDE SHEET METAL BACKING AS REQUIRED TO SUPPORT WALL AND
CEILING HUNG CABINETS, GRAB BARS, RAILINGS, THEATER EQUIPMENT AND
ALL OTHER ACCESSORIES THAT REQUIRE SUPPORT.  VERIFY LOCATIONS PRIOR
TO INSTALLATION OF GYPSUM BOARD.  COORDINATE REQUIREMENTS FOR
INCREASED METAL STUD GAUGES.

5.  CMU PARTITION WALLS TO RECEIVE REINFORCING PER STRUCTURAL
DRAWINGS, AND TERMINATE AT STRUCTURE ABOVE UNLESS OTHERWISE
NOTED.

6.  PROVIDE REINFORCED STUDS OR STEEL POSTS AS REQUIRED FOR FREE
STANDING PARTIAL HEIGHT WALLS.

7.  REFER TO INTERIOR ELEVATION SHEETS FOR TYPICAL FIXTURE AND
ACCESSORY MOUNTING HEIGHTS.

FLOOR PLAN NOTES

1.  REFER TO ASSEMBLY SHEETS FOR WALL & FLOOR ASSEMBLIES.

2.  UNIT DEMISING WALLS (D.M.) ARE 1-HOUR RATED TYPICAL.

3.  STUD SIZES TYPICALLY USED THROUGHOUT PROJECT ARE SHOWN - REFER TO
METAL STUD SIZE ON WALL ASSEMBLIES SHEET FOR REQUIRED SIZES. SEE
ASSEMBLY NOTES FOR GAUGES AND SPACING.  COORDINATE BLOCKING AND
BRACING REQUIREMENTS FOR WALL HUNG ITEMS.

4.  DIMENSIONS SHOWN ARE TO FACE OF GYPSUM BOARD FINISH, UNLESS
OTHERWISE NOTED.  REFER TO ENLARGED PLANS FOR DIMENSIONS WITHIN THOSE
AREAS.

5.  INTERIOR WALLS AT LOW-RISE UNITS TO BE ASSEMBLY 33.

6.  INTERIOR WALLS AT HIGH-RISE UNITS TO BE ASSEMBLY 03.

1

FLOOR PLAN KEYED NOTES

PARTIAL HEIGHT WALL

ROOM STYLE COMMENTS
1.  RF TO UPGRADE TO CERAMIC TILE.  WB TO UPGRADE TO TILE WALL BASE.

2. MANUAL ROLLER BLINDS AT EXTERIOR WINDOWS.

3. RF TO UPGRADE TO CORK PLANK FLOORING.

4. PAINT ALL EXPOSED SPRINKLER HEADS O MATCH ADJ. FINISHES.
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LEVEL LR 2 ENLARGED PLAN SECTOR C

ROOM STYLE KEYS - UNITS

Key Name Wall Finish Base Finish
Ceiling
Finish Floor Finish Comments

BATHROOM P WB P RF 1
BEDROOM P WB P / EXP CPT 2, 4
BEDROOM CLOSET P WB P CPT
DEN P WB P / EXP RF 3
DEN CLOSET P WB P RF 3
ENTRY P WB P RF 3
ENTRY CLOSET P WB P RF 3
KITCHEN P WB P / EXP RF 2, 3, 4
LAUNDRY P WB P RF 1
LIVING ROOM P WB P / EXP RF 2, 3, 4
UTILITY ROOM P WB P RF 1

MARK DATE DESCRIPTION
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GENERAL NOTES

1.  PROVIDE A WEATHERTIGHT, FULLY INSULATED BUILDING ENVELOPE

2.  INTERIOR WALLS TO BE FULL HEIGHT FROM FLOOR TO STRUCTURE UNLESS
OTHERWISE NOTED.  REFER TO ASSEMBLY LEGEND AND TOP OF WALL
CONDITION KEY ON WALL ASSEMBLIES SHEETS

3.  EXTEND FIRE RATED WALLS TO STRUCTURE ABOVE.

4.  PROVIDE SHEET METAL BACKING AS REQUIRED TO SUPPORT WALL AND
CEILING HUNG CABINETS, GRAB BARS, RAILINGS, THEATER EQUIPMENT AND
ALL OTHER ACCESSORIES THAT REQUIRE SUPPORT.  VERIFY LOCATIONS PRIOR
TO INSTALLATION OF GYPSUM BOARD.  COORDINATE REQUIREMENTS FOR
INCREASED METAL STUD GAUGES.

5.  CMU PARTITION WALLS TO RECEIVE REINFORCING PER STRUCTURAL
DRAWINGS, AND TERMINATE AT STRUCTURE ABOVE UNLESS OTHERWISE
NOTED.

6.  PROVIDE REINFORCED STUDS OR STEEL POSTS AS REQUIRED FOR FREE
STANDING PARTIAL HEIGHT WALLS.

7.  REFER TO INTERIOR ELEVATION SHEETS FOR TYPICAL FIXTURE AND
ACCESSORY MOUNTING HEIGHTS.

FLOOR PLAN NOTES

1.  REFER TO ASSEMBLY SHEETS FOR WALL & FLOOR ASSEMBLIES.

2.  UNIT DEMISING WALLS (D.M.) ARE 1-HOUR RATED TYPICAL.

3.  STUD SIZES TYPICALLY USED THROUGHOUT PROJECT ARE SHOWN - REFER TO
METAL STUD SIZE ON WALL ASSEMBLIES SHEET FOR REQUIRED SIZES. SEE
ASSEMBLY NOTES FOR GAUGES AND SPACING.  COORDINATE BLOCKING AND
BRACING REQUIREMENTS FOR WALL HUNG ITEMS.

4.  DIMENSIONS SHOWN ARE TO FACE OF GYPSUM BOARD FINISH, UNLESS
OTHERWISE NOTED.  REFER TO ENLARGED PLANS FOR DIMENSIONS WITHIN THOSE
AREAS.

5.  INTERIOR WALLS AT LOW-RISE UNITS TO BE ASSEMBLY 33.

6.  INTERIOR WALLS AT HIGH-RISE UNITS TO BE ASSEMBLY 03.

1

FLOOR PLAN KEYED NOTES

PARTIAL HEIGHT WALL

ROOM STYLE COMMENTS
1.  RF TO UPGRADE TO CERAMIC TILE.  WB TO UPGRADE TO TILE WALL BASE.

2. MANUAL ROLLER BLINDS AT EXTERIOR WINDOWS.

3. RF TO UPGRADE TO CORK PLANK FLOORING.

4. PAINT ALL EXPOSED SPRINKLER HEADS O MATCH ADJ. FINISHES.
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LEVEL 1 ENLARGED PLAN SECTOR A

ROOM STYLE KEYS - UNITS

Key Name Wall Finish Base Finish
Ceiling
Finish Floor Finish Comments

BATHROOM P WB P RF 1
BEDROOM P WB P / EXP CPT 2, 4
BEDROOM CLOSET P WB P CPT
DEN P WB P / EXP RF 3
DEN CLOSET P WB P RF 3
ENTRY P WB P RF 3
ENTRY CLOSET P WB P RF 3
KITCHEN P WB P / EXP RF 2, 3, 4
LAUNDRY P WB P RF 1
LIVING ROOM P WB P / EXP RF 2, 3, 4
UTILITY ROOM P WB P RF 1

MARK DATE DESCRIPTION

MODIFICATION:

33.266.220.C Standards for Bicycle Parking:
Bicycle racks. A space 2 feet by 6 feet must be provided for each bicycle parking 
space, so that a bicycle six feet long can be securely held with its frame supported so 
that the bicycle cannot be pushed or fall in a manner that will damage the wheels or 
components.

All bike storage includes use of a vertical hanging system that allows bikes to be 
staggered to optimize space requirements.  A Modification is requested, identical 
to that previously approved for the Block 15 and Block 17 projects, allowing for the 
clearance for this system.  Clearance includes a 44”x18” space for each bike with 
bike hangars staggered vertically 6” min, and mounted at 18” o.c. min.  A 5’-0” aisle is 
provided behind each bicycle rack for ease of storage and removal.  

See program summary for total Req’d Long Term Bicycle Parking Spaces.

•      Short term bike parking requirements will be met by paying into the City of 		
        Portland Bike Fund for sidewalk bike rack installation.

		

612 359 0689

TEL 888 337 6729

MINNEAPOLIS , MN   55406

DERO@DERO.COM WWW.DERO.COM FAX 612 331 2731B I K E  R A C K  C O M P A N Y

2 6 5 7  3 2 N D  A V E N U E  S

50"

44"

27"

Bike hangers slide along
poles, allowing users to
easily hang their bikes.

Modular construction allows
Space Saver to fit into nearly
any space and accomodates
later add-ons.

16"

Wall Mount
The Wall mounted 
Space Saver attaches to 
the wall allowing bike 
parking in areas where 
ground mounting is no 
an option.

The Space Saver staggers bikes 
for more efcient parking

MODIFICATION
Bicycle Parking
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TYPICAL UNIT
 UNITS WITH WALL-MOUNTED BIKE HANGER

TYPICAL UNIT
UNITS WITH 2'-0" x 6'-0" FLOOR SPACE

UNIT WALL-MOUNTED BIKE 
HANGER EXAMPLE



  APP.5KILLIAN PACIFIC           LOVEJOY SQUARE
FILE # LU 16-251880 DZM 

DECEMBER 5 2017

RENDERINGS



  APP.6KILLIAN PACIFIC           LOVEJOY SQUARE
FILE # LU 16-251880 DZM 

DECEMBER 5, 2017

RENDERED VIEW
Towards West Hills



  APP.7KILLIAN PACIFIC           LOVEJOY SQUARE
FILE # LU 16-251880 DZM 

DECEMBER 5, 2017

RENDERED VIEW
From 14th Ave



  APP.8KILLIAN PACIFIC           LOVEJOY SQUARE
FILE # LU 16-251880 DZM 

DECEMBER 5 2017

RENDERED VIEW
From 13th Ave



EXHIBIT   C.9KILLIAN PACIFIC           LOVEJOY SQUARE
FILE # LU 16-251880 DZM 

DECEMBER 5, 2017

DISCRETIONARY HEIGHT  
ALTERNATE PROPOSALS



EXHIBIT   C.10FILE # LU 16-251880 DZM 
DECEMBER 5, 2017KILLIAN PACIFIC           LOVEJOY SQUARE

DESCRIPTION TO FOLLOW, PRIOR TO DESIGN REVIEW HEARING

PROPOSAL A
Donate space to the Neighborhood Association



EXHIBIT   C.11FILE # LU 16-251880 DZM 
DECEMBER 5, 2017KILLIAN PACIFIC           LOVEJOY SQUARE

PROPOSAL B
Improvements to 14th Street

DESCRIPTION TO FOLLOW, PRIOR TO DESIGN REVIEW HEARING




