Yonthe L ol - T R
¢ \ Kt zl r-! ﬁ J e
i

2 " NORTHWEST DISTILY "‘*"‘éf

i gt N o ll-ll""'" L

LE 0

I
o ! g

"k U oy e v g !‘ . =
o y¥ e ,;! i O R £ '-l"‘ ﬂ ’ E‘ l T i e | E :. | o
e S \ . e ok b >4 p Lol 8 i
{: v X 3 (et N -\ Caalt t# m_..‘ "i'!'”: aa-.-w';_-‘ Hl;:"-!- -.*,.1:','_;" ??n : 2
S ¥ Firde, % & e ¥ ‘_: L L I ; == .I. e a T ‘ﬂ_-. \ —
¥ Aoy POUBRE b s e _ﬂ WlE R ;
T 2 ; . S Ll
: <
L
[

¥ i R S o TeR _‘ - o -tna-_- B
Tl o ‘-‘- L BT X e R - l |1 HE RS Lol ™
"-;.11 R R AR ?. | ‘~- ¥y “ dr“m - 5“'1 rl
- e o £ . '_'. " . "‘: = ,..,_,; .

NaMs P

it b
: ms E

4 ‘= + ' “ “E l""'r.:; E= f w‘-‘ —1

\ y = e 9 - - -
T ”3'-‘: 'i 3=y g - U TR s s
. + - : < %1\_7_. F:'.!. e M [.: " H' - - s, Z ﬂxﬁ - :

6 it R AR A TN L S Gt -:f MBS o 7l B — el |
3 i T e Pt A NI T D e Y [y S A A b - ! ¢ 5"
A hl ; { xSl R 3o & w i .e's r l.l|1 Bl - : . : i

e S I N N R e e R I LW E - R A iy -m =05,
. -
3

. |
S
&
05
!l'll.
L
LI
% a
= aw
3
g
B~ b
14
-
P
R

8 1)

L5 P | : |
;' 'L!l's!,l E"IT u‘?l:
i P it I

AIATSE T s B e ot

-

: " | i (i %
. R RN whoas Bl B e gy i

T PPN 15 i B T TNl N LT T
A 4y i t . i e qﬁ.:_ :\,-;r x - '_‘“f& CAenl 3 '-'- o
"\'- ) P o AR L WU ok et i b L TS LI e ol ST el et

: -"‘ 3 Vi e . 2 ; AR — - Al [
' - Bk

e

ey 0Bl NE
mml
| |

|
{12 4

ST T ] B P

=
m
BN
F
" B3

I'l'l
(J e
-
=
F
F
m
> o
N fﬁé_; !
L!
5 )
t .
i s
v U
“M’%
/ <17
~
ﬁ%‘ &
g7
5
j
e
S e = |

' 2 2 _ i i“ e MR

2 Lo AP AL O o AT Gl s W et =
b PN SR 5 e BIREANY <
/26 i3 ; == EA o Bt o

2

4
s =
s olt

IR R W
22

5ﬁﬁﬁﬂfﬁﬁﬁhﬂmf$h

=
. |
i~
=
|
L y
@ﬂﬂ i W
||wd

=R E o
Eie 17 = Bl
o ‘,E‘w"'. .
- - - 5 - -
S =N
Fui ¥ } =
- W L
A 3 B
o = e e
3.
[ JE =Rl
st o 4-- c
- =l -4 ] % W
Y= Lam 0 o4 :
ﬂa-u;_ ;_41-. “L S
e

= Ih £
-1 uﬂ«-l ﬁh g WO B e P

‘. _r—ml ‘..,-gmh
1Fs

ln’
o A

vt Ha
= -

oy -

amh T
e

¥ %5 |

"l

=5

|
I‘

!;*’l

e Ly
Lot A
I
By v T
- r =
- : -\u =
ST |
: * g
K
¥ -3
4 » .

! n
WS e o

A, g

SN T

-
-

AL . ;‘
’_ L ||ll

pau il 2 ig
. -“ T4 ¥ _‘""E,
st e I
N iy, SYEY 1
r

N R

mE

. A0

I L
.. 3 .
-\:'_ H

§=
v

TR et
T

al S

1=

T o g |
1 L T
! q '-“'-I' 'i‘f.“lf. 'a'.'
Uz owy T e T B
R sl 2 13 o B e LR
| 11 Fed

wad iy W
DO

“

TR

s |
N
X

P VTN
¥
2

(YT ERTYY
L} J‘l - .'
i TR

W

AU R o e TN . grr iR SR e
¥y, 5 ; Xy . y .,. ¥ ;L i_.:. Ili"u:ﬁl'- Zq'_:l -_:-‘ & ‘# B } 1‘;.- : o [ e i aAmeodo Ll
; % AR T 5 T AR e B ol o Y e I R e~ B e

N ‘ et /1§ IR AR, o S L

g0 i g pran a.-*‘g._-*,-_ : AN

” fhai : PSRBT G Ule
S e v L T cnv BUNTEXTMAP
' & ‘&'&i‘ ,‘--..*_:'-T ¢ ‘i . &L 5 i 0!'. ‘L ..H': jw._.

|

<l.l

¥ =

o ¥
¥

Modera Mam Street | SW 19th Ave & va Mam St Portland

Mill Creek Residential Trust | Design Advice Review | 11.05.20

© Ankrom Moisan Architects, Inc Architecture

Interiors

ATAN

Ankrom Moisan

Urban Design

Brand



Architect
Ankrom Moisan Architects
38 NW Davis, suite 300
portland, or 97209
503.245.7100

Client
Mill Creek Residential Trust
720 SW Washington St, Suite 720
Portland, OR 97205
503.241.2989

Location | Goose Hollow District
Location | District Access

Zoning Code Summary

Zoning code | Building Height

Zoning Code | Floor Area Ratio

Zoning Code | Building Coverage & Open Space
Context | Site Birdseye View

Context | Block plan Aerial view

Site Survey

Context | Surrounding Streets

Context | Building Types, Scale, & Size
Early Concept Massing Development
Concept Massing | View from Southwest
Concept Massing | View from Northwest
Proposed North-South Section
Proposed Est -West Section

Level B2

Level BT

Level 1

Level 2

Level 3

Level 4

Level 5 | Podium Roof Garden

Level 6 -15

Level 16 | Roof garden

Table of Contents

Design Approach

Streetscape | Building Articulation
Streetscape | Articulation Precedents
Streetscape | Podium Facade Precedents
Streetscape | Landscape Precedents
Streetscape | Vertical Articulation Diagrams
Elevation Concept

SW Madison St - West

SW Madison St Looking East

SW Madison St - West

SW Madison St - East

Birdseye SW 20th Ave & Madison St

SW Main St - East

SW Main St Garage Entry

SW Main St Looking West

SW 19th Ave | Main Entrance Lobby

SW 19th Ave Looking North

SW 19th Ave Looking South

SW Main St Looking East

SW 20th Ave Looking South

Birdseye SW 20th Ave & Main St

West Elevation | Upper Stories Articulation
East Elevation | Upper Stories Articulation
South Elevation | Upper Stories Articulation
South East Aerial View

28
29
30
3

32
33
34
35
36
38
39
40
4

42
43
44
45
46
47
48
49
50
51

52
53



Location | Goose Hollow District
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Location | District Access
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Zoning Designations
Site Is within:

Base Zone : RM4d (Residential Multi-Dwelling 4)

The RM4 zone is a ‘high density, urban-scale multi-
dwelling zone, intended to be an intensely urban zone
with a high percentage of building coverage and a strong
building orientation to the pedestrian environment of
streets, with buildings located close to sidewalks with little
or no front setback’

F"‘Wﬂlﬂﬁ-'-- .

- : SW PARK PL

Overlay zone : CC (Central City Plan District)

The Central City Plan district ‘regulations encourage a
high-density urban area with a broad mix of commercial,
residential, industrial and institutional uses, and foster
transit supportive development, pedestrian and bicycle-
friendly streets, vibrant public realm and healthy urban
river’

B ARNMOBEAYE

Site TR . N 7S
| S| —_ e, \.5M1d : "‘*n.:.;_

- ~ !
ormar ank R PP .
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Building Height Standards

/oning code encourages:

» Locating tallest building heights along high-
capacity transit lines

» Protecting designated public views

* Varying building height across the Central City

Central City Plan District Base Building Height for

site = 100ft with the area eligible for height increase

bonus.

Bonus height is earned through an Floor Area Ratio

(FAR) bonus or transfer. Site

Max Bonus Height allowed for this site = 1/5ft

Measured from lowest level sidewalk plus 10’

Zoning Code | Building Height

Modera Main Street | Mill Creek Residential Trust Design Advice Request (DAR) | 11.05.20
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Floor Area Ratio (FAR)

FARs work with the height, setback and building coverage
standards to control the overall bulk of development.

It is the ratio of floor area to site area.

Base Minimum FAR

Base Maximum FAR

Inclusionary Housing FAR bonus

Transfer FAR Allowance

Site Area
Proposed FAR Floor area
Proposed FAR

=41
=351
= Unlimited

= 43,556 sf
= Approx. 402,067 sf
= Approx. 9.23: 1

Zoning Code | Floor Area Ratio

Maximum Floor Area Ratios

Map 510-2

Site —

|

s}
=
s
=
|

o [ ' ._ o
i
-, j\_ﬂﬂt—'-.a
I/
lllll f."ll rﬁ{ﬁ_ﬁr"‘—u‘?ﬂ—*mw

ey b,
J,;"/x .

W W

12TH
11TH

7
[, !
[ =/
i =
i / a5
ll‘l{,l- -HJI S
Sy, 1{":"' m
?th“:-““._:—. ;T '.“*—GF
&,
u{:‘ { et ‘
e 2
& E3f f
~/ K5
¥ ,f:_/ i
: 'r
_\__El’:;:'f —b?f _“:-__""\-.__l'? |} ll"l
¥, B ey

Modera Main Street | Mill Creek Residential Trust
© Ankrom Moisan Architects, Inc

Design Advice Request (DAR) | 11.05.20



Zoning Code | Building Coverage & Required Open Space
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@j/ « Minimum open area = 15%
‘ < —

« 2/3 min. of open area is green space
+ 1/3 of open area can be hardscape

» Site area = 43,556 sf (208.7" x 208.7")
« 85% Max coverage = 37,023 sf

* 15% Open area = 6,533 sf

| DIAGRAM OF
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Context | Birdseye
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Context | Aerial
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Site Survey & Preliminary Sidewalk Improvements
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Context | Surrounding streets

Legends Condominiums SW 19th Ave SW Madison St SW 20th Ave
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Context | Building types, scale and size

MAC SW Main St

i
y

‘J"'::' -

Four Seasons SW 20th Ave

SW Main St Royal Manor SW Main t
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‘U’ shape plan ..

‘mod

U’ shape plan

Early Concept Development

Modera Main Street | Mill Creek Residential Trust
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Concept Massing | View from Southwest
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Concept Massing | View from Northwest
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SW Main St

MAC PARKING
e s

W -

+131.8"

g_.=_g s = T 45169
- — T -
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L3

L16

L15
L14
L13
L12
L1

L10
L9
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L7
L6

L5

L2

L1
B1

B2

Mechanical

+306.75’

+295.75

+286’

+276.25

+266.5’

+256.75

+247

+237.25

+227.5

+217.5
+208’

i
Il

d

I
Il

Roofl Garden

Proposed North-South Section

(')’

+197°

Roof Garden

+132.7

+184.2
+174.2
+162.7°
+152.7°
+142.7°

L4

L3
L2
L1
B1
B2

= Z0ning code max height limit
= +155.6" + 175’ = +330.6’

SW Madison St

Y 45157
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Proposed East-West Section
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Level Bl

wor™

Modera Main Street | Mill Creek Residential Trust
© Ankrom Moisan Architects, Inc

Design Advice Request (DAR) | 11.05.20

20



il A
T 1T 1

I & 3 7 F | s
; f. J’r }J J! I’[—lr j'?, Jr
\ \\ \ \\ \\ \\ m\\\ R
. ~
)%., N\ \\ N 3 f’y‘%\ T Y
\ W \\ X \\ \\ ""/\\ \\\ -
—f-»\T-?_.§_~_“’7_-—-_|_.1_._~_,_
[ MAC;Lob})y y ’ ‘,
/ 4] , | !
. L4500 P
e
A
A
|
|
-~
I
[ 7|
&, /J.
: "ﬁeQiidentlﬁpl
3 by Entrance
\
.
| i
1|
"ﬁh\ !
(ot
/ |
ﬁ |
N
,«'_Fp_] ’
e
1|
! |
?th Av
|
|
v'.- |
-
Y, N —
PR N
il
)
/
// “0\3\1\’\

Level 1

Modera Main Street | Mill Creek Residential Trust Design Advice Request (DAR) | 11.05.20
© Ankrom Moisan Architects, Inc

21



| l_:_l ¢ Y| !H_I L ’,_H L l_ll_! |

-

1|

—

}

¥ |

- __T}Jm!nei B:e+OW,r
o 2

N
| B RO, W
H | 1 1
! | ! !
{ /
|
\
&
i

0 | wme - B
€&—Loading
—> Control

+158.5’

— 1t . UP
ﬂ

=P T | T
rd
-~ e —r———a—
] P
W ! [ | [T A | [
SW 20th Av I 1 I : :
! —-= /// . = - — —
! _/!__//’i/ 2 = |] ) < UP |
|Hff Pl ~H] . 1643 +162.7
| s ' A -3 o) - - - - u - - - - - - -
! . \// E 5
! - 5 (5 '\H’f’/ /// N + L N | O | S P | P U | D P |
PR S N === — S S— ' S S S S_——; S—S—— =1
/// ,"/ e o
—_—— ‘[ ” | @
- v = = =
—] -
_ = 4 P _ _ -
{f ..____’4*/ ,[-v/f | /f // — //,
= BT Y :
e F 58 2 , 7 3
/"/ //"’ /// e 47 /// //’/
e ———— «l'/, [ ,,——"’r/ b ‘L_/'( _)‘// e P
—-~-—-—>-—'——-~—/r'-——~-—~—-—;~_.—‘-—--—*—/—, = e e e ——
| ] o _--~  SW Madison St -~ Pt
e - e o ' S i e -

o e N i P i
== 7 s~ it T sl <Al I S |
// I . 7? B A A = = A I 7 £
_\ h s l ’ N \ | /

—r;}" I r—'—"'—"—"—“'7‘"——""—""—'—'_—"—'"'—"'—""—“'7‘"——'l

\
! \ !
| ;
! ) e et
| F4 ’1 / ‘
i : P 1
- - H \ y |
il N 1
I |
! \ '
W |
r 1 W |
I | TRR
| ’ ! / |
! |
~__ |
SW 19th Av
) i I, ’
¢ ‘ L
r Il 1
I /
.
AT ! i
i)/ [ ‘
] [ | | ’
i | humors
i
5 '/J’ \
\\___/ el |
3 IR —
"_\ o _y o o
) —— &
+144 iz b
ﬂfi"‘—'_l’r i
e S
I//n //’
________ it //
’ »
-_Eﬁj?‘v:\ \T‘ +_,TT — /—7":{-:’—:”
i | s ' Hog
{ ! 5

Level 2

wor™

Modera Main Street | Mill Creek Residential Trust
© Ankrom Moisan Architects, Inc

Design Advice Request (DAR) | 11.05.20

22



sl = IR | | 11 |
g LT - —ti = = ==
= - k2 1 T 18 : T t I = =)
{ ) \ Nl ] [ ) '
~ AT — " " -  — " :
| T : | ! ] T ] 7 T T | ! | I T ] I 7 | -
| y i Lo ! f '. | | i / .vl — ! | | ! — ! ! ) / ! ] 7
\ oy ! 4 ' | | f I8 1 g
£ \ \ \_e \_\_ { \\ i v I - f__a’f] I = ! {_,_ {_1 ‘_, y— i,__' ‘v_,_._ ’..' - ;,_{.‘__!,_\ i - = ) _‘__.a,:.?:__,_ H \__J..'
A\ \ N \ \ N\ 5 hY 5 \ 1 \ 5 i \ N N \ \ i \ \ \ \ B ~
) \ y N 5\ I T W T \ N \ \ \ N 5 \ Mo N A X Mg ~
\ ' \ \ \ 5 ‘.‘\;J A \ \ \ \ A % S % \ Ay ¥ S ~
1 \ \ X N \ N \ \ \ : s \ \ A\ \ o N \ 5 : " N
: SRR VNN N Y SSWUMain SE| N N NN N N ~ \
\ i 4 A A X Apoviy \ ) 5, B o 5 N L9 N N\ \ ® Y = N
! . | § ) ] ] n 3 5 ) 3 § ) 3 | | i ] } T ¥ 1
/ / A d ! / k ! A I ..l | / I / \
7 : iy / / . ; |
/ F ] 56 | 3 / i | g 31 |
Ty : _,_/ { T s i 1 ’ | Y
V i : o \ ) [ ) 3 g \ |
| Secondary : . i ) . -
@h . d 1 [N
Residential .~ _ 1 1 rd VUl
> L.~ \ 2 = : \ Vi
Lobby - - \ o] N
’ \ \
4 \ '.‘I
= - o = - I — | ——= || ——= I\,
g = b
- - I|
I X =
| fs vl
. \ vy
[ 3 ]|
] \\. A
e e I\
|
o \
\.
1 o \
- \ N Wi
-- ) | ,f
A 1 1 ¥
L \ |
| = \ 1
| il
7 L~ | |
A I - +1 5 I IIJ|
- z i |
.. E = | |
= | ] | FaEs
B P } p - - = B g F o
B g - St 4 2 | / | ']
s I L i : [
SW 20th Av - 458 . - SW 19th Av-.
—— e ! .
I- R 3 §
I

/
f
e / |
" ! /
L—_ /
I / |
! ~ i
o il /
= RN, 0l
4
[~

@
- iy
- !
N e i
- _:\ ---------------------------------------- ./»k ——
;/:" } ‘.// —
ok - e ; e _ //;‘" 47 i e s i //, “0\9\1\’\
B T ~~SW MadisonSt - ol ‘ S —
el ' ’ ,, Je0i g L =R T o
o L PP = = — e — Hre=n oy T e
»_"- //; \/ \\ \\ | "J} /I‘ /'// \ \\ ] 40
Modera Main Street | Mill Creek Residential Trust Design Advice Request (DAR) | 11.05.20
© Ankrom Moisan Architects, Inc

23



Level 4

= . 1B
= o = <
I |
[
A Ay
| A | \ I — T | | R S R N ‘ 7 | 4
| (4 / { i | i [ ! + i | | || i ! ) | / f f_« ) e
\ oy | . ¥ / ¢ ol ! | i)
s \ \ ~ ¢ v : ;= .r'*f 7 : 7 o = S =t — r""‘l s — "'['“-'I Y : — ‘\_"‘:'V_— ————— = ES =
\ \ TR TR Wy vV N v v NN 5 N \ Mg k:
1 A\ \ \\ \\ % \ \ 5 \ \ \ N \ \ \ \ N \ \ po \\ \ \ ! \ “K % ~.
\ \ \ ) . 5 \ \ L ) b S5
| \ \ L. N S VL VA VR (N S ‘Mias NN N R p N By %
| ~ N S T O W L W Ma\l\n St A A NN X \\ N oA o~ \
J i \ N\ \ \ \ \ . A 5 \ \ \ N N \ ~ N
T N \ - — A-— - \ e | \ \ \ v b } 3 Y ¥ 1
s } ‘,‘ 1 { 3 ) N h ] y AY ) 3 ) } | ! ‘. i i S 5 1
/ | / ‘ I ; J | ! v ! : |
1 I j' | i J ¥ 1 ot | ,
/ ¥ / | /
ALY A 5 -
T | o
| |
\
. | o
& N
4 |
X Vi
\ v
\ i\l
_ _ '\‘ \
\ I
— = === §
I1 |
I
- - X [~
- ')'. [
Z S -
“ L} 1
\ \
\
\
3l \
. | \
il ; \
1 "y '
| V |/
\ s
\ (W
| \ “
| \ ol
ol 1 |
7 . |
| i 4l T
| !g ¥
| = ; b | |l
T i l 1
FR 5
. - 11 sw 19th Ave
| ~ ‘ ‘ “4‘ “\|‘ |
1 P | o
| E N [g ! [
il i8] @ / | |
i o i ) / | =
1l AR
| LV / P,
j )
I ‘E" [E " L
| EERe /
a / {
. i / |
\‘ / '
| l y ) - j
| W /
|
{
i Ll— Iy V'= Ih
g | R o |/
| [ 19)] :\3:
. o
£
,
~ o € g
i A
e ST
Ol
/
7 -

S Y WOR

e ol o= o S e e -, gt S _,’// . -z . ,_4__,,/’_ : = | — B4 i
e e _--— SW Madison St - = e b
e | -~ i e ___--"' e o e o e i gl e
_——— i " - - ja s — P
L EE ol B - e S — A T el o
/Y= : : : \ ) - 1”:40
| p Rig \ ! / [ P \\

Modera Main Street | Mill Creek Residential Trust Design Advice Request (DAR) | 11.05.20 24
© Ankrom Moisan Architects, Inc



Level 5

L}_ll

]|
T
]
]
-+
]
]
]

wort™

" SW Madison St_

D40

P

25

Design Advice Request (DAR) | 11.05.20

Modera Main Street | Mill Creek Residential Trust

© Ankrom Moisan Architects, Inc



Level 6 -15

% T

S W Y
o [ ‘

1 swioth Ave
. / A |
! f |

~ e ! I~ |
R
’ 1 i |

/ 2

!

/ [
N

) ;x ,.”
ol /l |

i ! “l
‘f;\ !
&y |
/ |

s
S b )i

R

L D ) I N ) o
S e -~ rd
S - o S - - S B _,_--“{' - . o . S - —— o r T - T s -
e e T P 'SW Madison St - = R s
o ~ | o ot = e Iy
g TUSTRUPRIE _./(d___._-- _,,--—'"'_‘- ‘_»——"/ .\:{;(— ’_-,-'/ ______,.« ] ///
. - e - e - | - -~ /"- - -
Hit| =~ — L N sl - e 5 e — - s - ol
oyt o ~ /j e —— —— :\ ey e e o s

Modera Main Street | Mill Creek Residential Trust Design Advice Request (DAR) | 11.05.20 26
© Ankrom Moisan Architects, Inc



Level 16

(! JH_I I ‘_H L L‘_1 |

|

|1

n

L=

o

o Bon_LENT
@mzuiﬁ

wort™

D40

P

27

Design Advice Request (DAR) | 11.05.20

Modera Main Street | Mill Creek Residential Trust

© Ankrom Moisan Architects, Inc



=  MAC Ga’rége

" Lobby' |
] v

\

Mé.,in Fi‘esidential
Lobby ' |
| 1

NN SWMainSt L Garage Entry. v
Secondary Residential - | L _ [MAC €
Lobby g (Y o Lobby
Sl i +146°
: F 5%5 Eﬂ DN
\ &
! = -0 -1 N
s _J +158.5 +1485 [" 1T
A — ||
il =
|
. , .
f ,V‘: up | m ﬂ . UP
1 | 3 I] ]
A eix ! = — j 0
— | i : H * e
|
it m ﬂ * [ma
A — :
) T +147.75
159 I -
o0 g 1]
, e I
- - 111
SW 20th Av - &S
-1 /| ¥ I _
! —— 1162.7;
I~ -~ 1 up
B s
i - n- i
PRA L]
[ S I = Fageyr D B B = ; .
B ; ! = i
| | B 1148 5 v A41/8 5
I I
#1577 , R
T AT

~ SW MadisonSt

Design Approach

Tenants of Good Urban Design:
1. Respond to Context

- Residential streetscape

- Varied scales

- Varied building types &styles

- Integrate parking

- Active frontages

- Create great homes for people
2. Enhance Public Realm

- Pedestrian streetscape

- Pocket parks and events

- Lush interesting landscape
3. Create Quality & Permanence

- Robust materials
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Streetscape | Building Articulation
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Streetscape | Podium Facade Precedents
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Streetscape | Landscaping Precedents

32

Design Advice Request (DAR) | 11.05.20

Modera Main Street | Mill Creek Residential Trust

© Ankrom Moisan Architects, Inc



Streetscape | Vertical Articulation Diagrams

West elevation basic massing West elevation with articulated top

South elevation basic massing South elevation with articulated top
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SW Madison Street Looking West
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SW Madison Street Looking East
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SW Madison Street Looking West
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SW Main Street Garage Entry
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SW Main Street Looking West
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SW 19th Ave | Main Entrance Lobby
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SW 19th Ave Looking North
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SW Main St Looking East
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SW 20th Ave Looking South
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Birdseye SW 20th Ave & Main St
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West Elevation | Upper Stories Articulation
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South Elevation | Upper Stories Articulation
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