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 ZONING SUMMARY

SITE DESCRIPTION

Client:  Restoration Hardware (RH)
Address:  2270-2280 NW Glisan Street, Portland OR 
Cross street:  NW Glisan St and NW 23rd Ave
Site Area:   15,000 sf

PROJECT DESCRIPTION

A new 3-story commercial building at the corner of NW 
23rd Avenue and NW Glisan Street in the Historic Alphabet 
District. One level of below-grade parking for 20 vehicles 
is included. Both the underground parking and at-grade, 
enclosed loading will be accessed from NW Glisan Street via 
the same driveway. Two pedestrian entries will be accessed 
from NW 23rd Avenue. The rooftop is planned to include a 
small enclosure (that includes several stairways, an elevator, 
an open covered trellis and solid roof structure, and outdoor 
display.)

ZONING SUMMARY

Zone: Commercial Storefront (CS)
Plan district: Northwest
Other:  Alphabet Historic District, Non-contributing
LUR:   Historic Resource Review Type III
Adjacent Zones:   High Density Housing (RH) to east

DEVELOPMENT STANDARDS

Max FAR:   3:1 = 45,000 sf
Proposed FAR area = 42,000sq.ft

Max Height:   45ft 
• A Modification is requested for some rooftop structures 

and the building parapet. Set back rooftop structures are 
12’-6” above height limit, Parapet is 2’ above height limit. 
Elevator is within 16’ allowed over height limit.

Ground Floor Window Standards:  
• 50% of length & 25% of area below 9ft high on NW 23rd 

required.
• 25% of length & 12.5% of area below 9ft high on NW 

Glisan St required.
• A Modification is requested for window length on NW 

23rd and NW Glisan

Loading:  
• Loading Bay of 35’ x 10 ‘ x 13’ high provided
• A modification is requested for requirement for entering  

and exiting in a forward motion.
• Deliveries made primarily by UPS with additional 25’ box 

truck deliveries Monday - Friday before 10am.

APPROVAL CRITERIA

HISTORIC ALPHABET DISTRICT: COMMUNITY DESIGN 
GUIDELINES

• Heirarchy of compatibility
• Compatible with historic qualities of district

COMMUNITY DESIGN GUIDELINES

• Enhance Plan area character, sense of place and identity
• Stopping places
• Create sense of enclosure to street
• Create visual interest
• Create active, unified and clear identity at intersections
• Enhance comfort to pedestrians
• Make entries prominent and interesting
• Integrate attractive and compatible parking 
• Blend into neighborhood



DESIGN ADVICE REVIEW 2   JUNE 8TH 2015 3RETAIL REDEVELOPMENT  2280 NW GLISAN ST.  PORTLAND
 

N

PROPOSED SITE PLAN



DESIGN ADVICE REVIEW 2   JUNE 8TH 2015 4RETAIL REDEVELOPMENT  2280 NW GLISAN ST.  PORTLAND
 

1/16” = 1’

LEVEL 1
143' - 11"

LEVEL 2
159' - 10"

LEVEL 4 - ROOF TERRACE
189' - 11"

PARKING
133' - 3"

LEVEL 3
174' - 1"

BASE POINT
146' - 5"

HEIGHT LIMIT
191' - 5"

PARAPET LEVEL
193' - 5"

ROOF LEVEL
201' - 11"

LOADING BAY

PARKING GARAGE ROLLER DOOR

VRF MECHANICAL UNITS NW GLISAN

Existing 6' Fence

PROJECT NUMBER

© ANKROM MOISAN ARCHITECTS, INC.

SHEET NUMBER

REVISION

6720 SW MACADAM AVENUE, SUITE 100
PORTLAND, OR 97219
T   503.245.7100

117 SOUTH MAIN STREET, SUITE 400
SEATTLE, WA  98104
T   206.576.1600

DATE

STRUCTURAL
7434 E McDONALD DR
SCOTTSDALE, AZ 85250
T   480.922.8854

STRUCTURAL CONSULTANT NAME

CIVIL
3561 E SUNRISE DR, SUITE 225
TUCSON, AZ 85718
T   520.318.1950

CIVIL CONSULTANT NAME

141200
A3.03

SCHEMATIC DESIGN

RE
ST

O
RA

TI
O

N
 H

AR
D

W
AR

E

Cl
ie

nt
: R

es
to

ra
tio

n 
H

ar
dw

ar
e

22
80

 N
W

 G
lis

an
 S

tr
ee

t, 
Po

rt
la

nd
 O

R 
97

21
8

03/09/2015

EAST ELEVATION

REVISION DATE REASON FOR ISSUE

A3.03   |    1/8" = 1'-0"1 East Elevation

03.09.2015 DAR Draft Submission-

0 321684

N

GROUND FLOOR PLAN



DESIGN ADVICE REVIEW 2   JUNE 8TH 2015 5RETAIL REDEVELOPMENT  2280 NW GLISAN ST.  PORTLAND
 

N

SECOND FLOOR PLAN

1/16” = 1’

LEVEL 1
143' - 11"

LEVEL 2
159' - 10"

LEVEL 4 - ROOF TERRACE
189' - 11"

PARKING
133' - 3"

LEVEL 3
174' - 1"

BASE POINT
146' - 5"

HEIGHT LIMIT
191' - 5"

PARAPET LEVEL
193' - 5"

ROOF LEVEL
201' - 11"

LOADING BAY

PARKING GARAGE ROLLER DOOR

VRF MECHANICAL UNITS NW GLISAN

Existing 6' Fence

PROJECT NUMBER

© ANKROM MOISAN ARCHITECTS, INC.

SHEET NUMBER

REVISION

6720 SW MACADAM AVENUE, SUITE 100
PORTLAND, OR 97219
T   503.245.7100

117 SOUTH MAIN STREET, SUITE 400
SEATTLE, WA  98104
T   206.576.1600

DATE

STRUCTURAL
7434 E McDONALD DR
SCOTTSDALE, AZ 85250
T   480.922.8854

STRUCTURAL CONSULTANT NAME

CIVIL
3561 E SUNRISE DR, SUITE 225
TUCSON, AZ 85718
T   520.318.1950

CIVIL CONSULTANT NAME

141200
A3.03

SCHEMATIC DESIGN

RE
ST

O
RA

TI
O

N
 H

AR
D

W
AR

E

Cl
ie

nt
: R

es
to

ra
tio

n 
H

ar
dw

ar
e

22
80

 N
W

 G
lis

an
 S

tr
ee

t, 
Po

rt
la

nd
 O

R 
97

21
8

03/09/2015

EAST ELEVATION

REVISION DATE REASON FOR ISSUE

A3.03   |    1/8" = 1'-0"1 East Elevation

03.09.2015 DAR Draft Submission-

0 321684



DESIGN ADVICE REVIEW 2   JUNE 8TH 2015 6RETAIL REDEVELOPMENT  2280 NW GLISAN ST.  PORTLAND
 

THIRD FLOOR PLAN

N

1/16” = 1’

LEVEL 1
143' - 11"

LEVEL 2
159' - 10"

LEVEL 4 - ROOF TERRACE
189' - 11"

PARKING
133' - 3"

LEVEL 3
174' - 1"

BASE POINT
146' - 5"

HEIGHT LIMIT
191' - 5"

PARAPET LEVEL
193' - 5"

ROOF LEVEL
201' - 11"

LOADING BAY

PARKING GARAGE ROLLER DOOR

VRF MECHANICAL UNITS NW GLISAN

Existing 6' Fence

PROJECT NUMBER

© ANKROM MOISAN ARCHITECTS, INC.

SHEET NUMBER

REVISION

6720 SW MACADAM AVENUE, SUITE 100
PORTLAND, OR 97219
T   503.245.7100

117 SOUTH MAIN STREET, SUITE 400
SEATTLE, WA  98104
T   206.576.1600

DATE

STRUCTURAL
7434 E McDONALD DR
SCOTTSDALE, AZ 85250
T   480.922.8854

STRUCTURAL CONSULTANT NAME

CIVIL
3561 E SUNRISE DR, SUITE 225
TUCSON, AZ 85718
T   520.318.1950

CIVIL CONSULTANT NAME

141200
A3.03

SCHEMATIC DESIGN

RE
ST

O
RA

TI
O

N
 H

AR
D

W
AR

E

Cl
ie

nt
: R

es
to

ra
tio

n 
H

ar
dw

ar
e

22
80

 N
W

 G
lis

an
 S

tr
ee

t, 
Po

rt
la

nd
 O

R 
97

21
8

03/09/2015

EAST ELEVATION

REVISION DATE REASON FOR ISSUE

A3.03   |    1/8" = 1'-0"1 East Elevation

03.09.2015 DAR Draft Submission-

0 321684



DESIGN ADVICE REVIEW 2   JUNE 8TH 2015 7RETAIL REDEVELOPMENT  2280 NW GLISAN ST.  PORTLAND
 

ROOF TERRACE PLAN

UP

UP

UP

UP

Stair 3Elev.

Grand Stair

BOHStair 2

Open Air Pavilion
(Retail)

Roof Terrace

Elevator Lobby

Canopy Roof
below

Canopy Roof
below

Canopy Roof
over

Canopy Roof
over

Roof Terrace

Roof Terrace

Glazed Canopy
over

PROJECT NUMBER

© ANKROM MOISAN ARCHITECTS, INC.

SCALE

SHEET NUMBER

REVISION

6720 SW MACADAM AVENUE, SUITE 100
PORTLAND, OR 97219
T   503.245.7100

117 SOUTH MAIN STREET, SUITE 400
SEATTLE, WA  98104
T   206.576.1600

DATE

STRUCTURAL
7434 E McDONALD DR
SCOTTSDALE, AZ 85250
T   480.922.8854

STRUCTURAL CONSULTANT NAME

CIVIL
3561 E SUNRISE DR, SUITE 225
TUCSON, AZ 85718
T   520.318.1950

CIVIL CONSULTANT NAME

C:
\_

R e
vi

t P
ro

je
ct

s\
14

1 2
00

-1
5-

RH
 P

or
tla

nd
_C

en
tr

al
\1

41
2 0

0-
15

-R
H

 P
or

tla
n d

_c
ar

ol
in

eh
.r

vt
5/

26
/2

01
5 

4:
56

:1
8 

PM

 1/8" = 1'-0"

141200
A2.04

DAR 2

RE
ST

O
RA

TI
O

N
 H

AR
D

W
AR

E

Cl
ie

nt
: R

es
to

ra
tio

n 
H

ar
dw

ar
e

22
80

 N
W

 G
lis

an
 S

tr
ee

t, 
Po

rt
la

nd
 O

R 
97

21
8

05/22/2015

FOURTH FLOOR PLAN

A2.04   |    1/8" = 1'-0"

LEVEL 4 - ROOF TERRACE

03.09.2015 DAR Draft Submission-

0 321684

03.27.2015 DAR SubmissionA

B

REVISION DATE REASON FOR ISSUE

B 05.22.2015 DAR #2 Draft SubmissionN

1/16” = 1’

LEVEL 1
143' - 11"

LEVEL 2
159' - 10"

LEVEL 4 - ROOF TERRACE
189' - 11"

PARKING
133' - 3"

LEVEL 3
174' - 1"

BASE POINT
146' - 5"

HEIGHT LIMIT
191' - 5"

PARAPET LEVEL
193' - 5"

ROOF LEVEL
201' - 11"

LOADING BAY

PARKING GARAGE ROLLER DOOR

VRF MECHANICAL UNITS NW GLISAN

Existing 6' Fence

PROJECT NUMBER

© ANKROM MOISAN ARCHITECTS, INC.

SHEET NUMBER

REVISION

6720 SW MACADAM AVENUE, SUITE 100
PORTLAND, OR 97219
T   503.245.7100

117 SOUTH MAIN STREET, SUITE 400
SEATTLE, WA  98104
T   206.576.1600

DATE

STRUCTURAL
7434 E McDONALD DR
SCOTTSDALE, AZ 85250
T   480.922.8854

STRUCTURAL CONSULTANT NAME

CIVIL
3561 E SUNRISE DR, SUITE 225
TUCSON, AZ 85718
T   520.318.1950

CIVIL CONSULTANT NAME

141200
A3.03

SCHEMATIC DESIGN

RE
ST

O
RA

TI
O

N
 H

AR
D

W
AR

E

Cl
ie

nt
: R

es
to

ra
tio

n 
H

ar
dw

ar
e

22
80

 N
W

 G
lis

an
 S

tr
ee

t, 
Po

rt
la

nd
 O

R 
97

21
8

03/09/2015

EAST ELEVATION

REVISION DATE REASON FOR ISSUE

A3.03   |    1/8" = 1'-0"1 East Elevation

03.09.2015 DAR Draft Submission-

0 321684



+137'-5"

BOH

BOH

Parking

10% Ramp

+132'-7"

20% Ramp

10%
Ramp St

or
m

w
at

er
 tr

ou
gh

 a
bo

ve

MEP

20 Parking spaces
incl. 1 Accessible + 1 Van

Accessible

Main Electrical
Room

Stair 2

Recycling Loading

Elev.

35
' -

 0
"

10' - 0"

Roller Shutter DoorRoller Shutter Door

Ro
lle

r 
Sh

ut
te

r 
D

oo
r

Fi
xe

d 
Pa

ne
l t

o 
m

at
ch

 R
ol

le
r 

Sh
ut

te
r

Bikes

Stair 3

Eg
re

ss
 R

am
p 

ov
er

19
' -

 0
"

16
' -

 0
"

Loading

Sump/Boiler/Plumbing Generator Room

4 Long Term
Bike Parking
spaces

8' - 6" 8' - 6"

8' - 6" 8' - 6"

9' - 0"

19
' -

 8
"

Elevator Lobby

6' - 0" 8' - 0" 1' - 8" 9' - 0" 8' - 0"

8' - 6" 8' - 6"8' - 6" 8' - 6" 8' - 6"

8' - 6" 8' - 6"

8' - 6" 8' - 6" 8' - 6"8' - 6"8' - 6" 8' - 6" 8' - 6"

20
' -

 0
"

6'
 - 

0"

N
ei

gh
bo

rin
g 

Pr
op

er
ty

A2.05   |    1/8" = 1'-0"

BASEMENT

03.09.2015 DAR Draft Submission

0 321684

03.27.2015 DAR SubmissionA

B
PROJECT NUMBER

© ANKROM MOISAN ARCHITECTS, INC.

SCALE

SHEET NUMBER

REVISION

6720 SW MACADAM AVENUE, SUITE 100
PORTLAND, OR 97219
T   503.245.7100

117 SOUTH MAIN STREET, SUITE 400
SEATTLE, WA  98104
T   206.576.1600

DATE

STRUCTURAL
7434 E McDONALD DR
SCOTTSDALE, AZ 85250
T   480.922.8854

STRUCTURAL CONSULTANT NAME

CIVIL
3561 E SUNRISE DR, SUITE 225
TUCSON, AZ 85718
T   520.318.1950

CIVIL CONSULTANT NAME

1

 1/8" = 1'-0"

141200
A2.05

DAR 2

RE
ST

O
RA

TI
O

N
 H

AR
D

W
AR

E

Cl
ie

nt
: R

es
to

ra
tio

n 
H

ar
dw

ar
e

22
80

 N
W

 G
lis

an
 S

tr
ee

t, 
Po

rt
la

nd
 O

R 
97

21
8

05/22/2015

BASEMENT PLAN

REVISION DATE REASON FOR ISSUE
1 Date 1 Revision 1

B 05.22.2015 DAR #2 Draft Submission

DESIGN ADVICE REVIEW 2   JUNE 8TH 2015 8RETAIL REDEVELOPMENT  2280 NW GLISAN ST.  PORTLAND
 

BASEMENT PLAN

N

1/16” = 1’

LEVEL 1
143' - 11"

LEVEL 2
159' - 10"

LEVEL 4 - ROOF TERRACE
189' - 11"

PARKING
133' - 3"

LEVEL 3
174' - 1"

BASE POINT
146' - 5"

HEIGHT LIMIT
191' - 5"

PARAPET LEVEL
193' - 5"

ROOF LEVEL
201' - 11"

LOADING BAY

PARKING GARAGE ROLLER DOOR

VRF MECHANICAL UNITS NW GLISAN

Existing 6' Fence

PROJECT NUMBER

© ANKROM MOISAN ARCHITECTS, INC.

SHEET NUMBER

REVISION

6720 SW MACADAM AVENUE, SUITE 100
PORTLAND, OR 97219
T   503.245.7100

117 SOUTH MAIN STREET, SUITE 400
SEATTLE, WA  98104
T   206.576.1600

DATE

STRUCTURAL
7434 E McDONALD DR
SCOTTSDALE, AZ 85250
T   480.922.8854

STRUCTURAL CONSULTANT NAME

CIVIL
3561 E SUNRISE DR, SUITE 225
TUCSON, AZ 85718
T   520.318.1950

CIVIL CONSULTANT NAME

141200
A3.03

SCHEMATIC DESIGN

RE
ST

O
RA

TI
O

N
 H

AR
D

W
AR

E

Cl
ie

nt
: R

es
to

ra
tio

n 
H

ar
dw

ar
e

22
80

 N
W

 G
lis

an
 S

tr
ee

t, 
Po

rt
la

nd
 O

R 
97

21
8

03/09/2015

EAST ELEVATION

REVISION DATE REASON FOR ISSUE

A3.03   |    1/8" = 1'-0"1 East Elevation

03.09.2015 DAR Draft Submission-

0 321684



DESIGN ADVICE REVIEW 2   JUNE 8TH 2015 9RETAIL REDEVELOPMENT  2280 NW GLISAN ST.  PORTLAND
 

ARCHITECTURAL CONTEXT STUDY - NW 23RD (SOUTH) 
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ARCHITECTURAL CONTEXT STUDY - NW 23RD (SOUTH)
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ARCHITECTURAL CONTEXT STUDY - NW 23RD (NORTH)
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ARCHITECTURAL CONTEXT STUDY - NW 23RD DETAILS
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ARCHITECTURAL CONTEXT STUDY - NW GLISAN
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ARCHITECTURAL CONTEXT STUDY - NW GLISAN & FLANDERS
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ARCHITECTURAL CONTEXT STUDY - DISTRICT  
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PREVIOUS DAR CONCEPT - NW GLISAN & NW 23RD  PERSPECTIVE
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 PREVIOUS DAR CONCEPT - NW GLISAN PERSPECTIVE
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CONCEPT DEVELOPMENT - NW 23RD ELEVATION STUDIES
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CONCEPT DEVELOPMENT -  SKETCH A



Glass canopies over ground floor 
windows and doors
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CONCEPT DEVELOPMENT - SKETCH B



Glass canopies over three central 
openings.
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CONCEPT DEVELOPMENT - SKETCH C



Glass canopies over central ground 
floor doors
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CONCEPT DEVELOPMENT - SKETCH D
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PROPOSED NW GLISAN STREET ELEVATION
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NW 23RD PERSPECTIVE
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NW GLISAN PERSPECTIVE
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CORNER VIEW
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 PROPOSED STREET CONTEXT
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 ROOF TERRACE  PERSPECTIVE



DESIGN ADVICE REVIEW 2   JUNE 8TH 2015 34RETAIL REDEVELOPMENT  2280 NW GLISAN ST.  PORTLAND
 

ROOF TERRACE EXAMPLES 
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CORNER VIEW


