
 

 

September 6, 2013 

 

Hillary Adam, Planner 

City of Portland Land Use Services Division 

1900 SW 4
th
 Ave. 

Portland, OR  97201 

 

Re:    Land Use Review LU 13-131079 DZM – Cook Street Apartments 

 Summary response to Design Commission Hearing held August 15, 2013 

 

Project Name: Cook Street Apartments Mixed Use 

LRS Project Number:  212037 

 

Dear Hillary: 

 

This letter outlines what we heard from the Design Commission at the August 15
th
 Hearing and directly follows the 

order of your August 19
th 

 letter.  In addition, we have incorporated comments and design ideas generated from 

our two follow-up meetings and subsequent phone conversations and emails with you and Tim Herron.   

 

       DESIGN ISSUE # 1:  Reduce impact of at-grade Parking and PP&L transformers 

 

 Response: 

 

a)  Number of parking spaces reduced from 52 to 48 ( see 30” x 42” Site Plan, Sheet A101) 

b) Increase width of green screen trellis concept currently covering ramp to parking level to cover parking      

stalls that occur to the south of the transformers and to either side of ramp (and covers (20) long-term 

bike parking spaces under its south end). Trellis will incorporate shallow pans that will contain soil and 

are provided in sufficient numbers with planting types conducive to shade and fast propagation. 

(see sheets 6.0 & 7.0).   

c) Provide vertical screen at Ivy Street and ramp side of electrical transformers and provide potted    

    plantings to screen transformers from Ivy Street. (see sheets 6.0 and 7.0 ) 

    Note: The location of the two electrical transformers (see Sheet A101) within the parking lot   

    have been indicated on the Site Plan after the August 19
th

 Hearing (when we received design    

    information from PP&L ).   These locations-- and required clearances around the transformers  

    indicated with dashed lines on the Site Plan--were dictated to us by Pacific Power & Light and  

    from PBOT (based upon our experience with the adjacent New Seasons Market project and their   

    current policy to not allow electrical transformer vaults within the “pedestrian zone” of the   

    sidewalk in the right-of-way).    These transformers locations have been shown to Staff who  

    stated they would approach PBOT (they have) about moving them into one of the street right-of- 

    ways but for purposes of our resubmittal, we should screen them from Ivy Street.  We have  

    done so—see Site Plan and Perspective.  We respectively request that this issue, if a  

    concern for Staff and Design Commission, be made a “Condition of Approval” and become    

    part of the permit process.   
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DESIGN ISSUE # 2:  Simplify (2) corner courtyards   

 

Response: 

 

a) Simplify SE Corner Courtyard (see sheet 7.2): 

1. Reduced dimensions and height of moss garden 

2. Removed “screen” plantings at inside edge of curve to increase visibility and connection. 

3. Relocate (10) bicycle parking spaces to abut sidewalk along NE Cook. 

4. Strengthen intent of courtyard by designating south-facing courtyard tenant space as a restaurant 

use and east-facing courtyard space as a coffee shop use. Provide for outdoor café seating in 

front of restaurant 

5. De-emphasize secondary apartment lobby (required by building code to have direct egress out 

     to public right-of-way) by removing glass canopy, wood decking, and changing the entrance from 

    a wood door and side lite to aluminum storefront 

 

b) Simplify SW Corner Courtyard (see sheet 7.1)   

1. Relocate (10) Zoning Code mandated bicycle parking spaces to Cook Street sidewalk access 

    thereby de-cluttering and opening up the courtyard to foot traffic and opportunities for sitting and 

    resting 

2. Omit rain garden from NE corner of courtyard and replace with planters and trees 

3. Omit water fountain function from SE corner feature and create rock garden with area drain for 

     upper courtyard area. 

4. Narrow width and shorten length of wood decking at Apartment Lobby entrance 

5. Narrow width of glass canopy to more closely align with width of wood deck “bridge” below 

       

 DESIGN ISSUE # 3:  Entrances Clarification 

  

Response: 

    

a) Clarification on N. Williams apartment entry: 

1. The SE corner is a very prominent corner as one travels by automobile or bicycle northward on 

N. Williams Avenue.  This is valuable real estate for restaurants and coffee shop type uses. 

The apartment entry as noted in Design Issue # 2 a) 1. above is, in fact, a code-mandated means 

of egress and in light of the Design Commission’s comments, we have de-emphasized it to 

reflect it’s true status as a means of egress, and by doing so, have given greater importance to 

the primary entry at the SW corner courtyard. 

2. The primary entrance to the apartments has been located at the SW corner courtyard and is 

related to the less leasable N. Vancouver street frontage.  The Lobby that this primary entrance 

serves contains leasing offices, mail boxes and amenities for the apartment residents and is 

also accessible via a surface parking lot entrance at the SW corner of the surface parking lot 

with access to the loading zone for moving in and out.  (See Access Diagram on sheets 2.5 & 

2.6 , sheet 2.2: Site Plan and sheets 3.0 and 3.1 plans for logic of primary apartment lobby 

entrance relative to bus stop, loading zone, bus and car parking). 
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b) Louvers above the storefront have been relocated to the rear of the retail spaces (see sheets 4.4 – 

4.6:  Interior Courtyard Elevations). 

c) Cook Street facing entrance doors into proposed coffee shop space have been added.  (see sheet 

3.1:  Ground Floor Plan and sheet 4.0:  South Elevation).  Note:  grading issues don’t allow 

additional doors to be placed at storefront this side. 

d) All storefront entries, regardless of whether they do not open onto right-of-way are recessed (see 

sheets 2.2 Site Plan and 3.1 Ground Floor Plan) 

e) Clarification of pedestrian and bicycle circulation and access (see Access Diagram, sheets 2.5 & 

2.6).               

1. Further extend pedestrian route from north side of Ivy driveway by aligning (2) 8’-0” wide side 

walks to align with 6’-0” wide circulation around interior perimeter of surface parking lot (see 

sheet 2.2 Site Plan) 

2. Increase quality of experience for apartment dwellers walking through Zoning Code-mandated  

6’-0” wide sidewalk around the perimeter of at-grade parking area.  This has been done by 

further delineating the walking surface (and aligning with circulation noted in Item 1. Above), 

widening the storefront openings at the parking side entrance to the various retail spaces, 

continuing the concrete base scoring patterns, and providing wall sconce lighting  to match the 

three street frontages (see perspective, sheet 1.1). 

3. Widen two existing stair entry wall openings towards the north ends of the Vancouver and William 

street facades with aluminum storefront entries to increase access for those apartment dwellers 

arriving from bus stops and New Seasons Market to the north  (see perspective, sheet 1.1). 

 

DESIGN ISSUE # 4:  Composition/ Materials 

 

Response: 

 

a) Apartment facade material simplification  (see sheets 4.0 – 4.3:  Elevations)  

1.  Removal of horizontal box rib metal panels.  

2.  Increase use of vertical “green shimmer” metal panels and insure that frame concept carried 

    through on Cook Street Elevation as well. 

3. We have further refined the building’s vocabulary by utilizing the vertical metal panel as the    

      primary solid part of the composition and locating some of the windows (all recessed 5”  

     from face of metal—see 7/ 9.3) and all of the vertical louver openings within it.   Serving      

     as a “secondary element” in the composition, the Nichiha fiber cement panels are being used  

    as a spandrel between the metal panels, the cladding of the recessed deck wall and     

    as a “frame” for some of the windows, including all of the corner windows.  The window  

    openings, as part of the spandrel and frame, will be  flush with the Nichiha to create a smooth   

    contrast with the variegated surface of the more solid vertical metal panels (see 1 & 2/ 9.0). 

     4. Where vertical metal siding abuts fiber cement siding more surface variation has been 

         provided by projecting the metal finish 4-1/2” in front of the fiber cement siding (see 10/ 9.4). 

   5. With the exception of the recessed deck windows and the windows that occur in the kitchens     

     (within the vertical metal siding), the organization and proportion of the windows have been  

     redesigned to follow the verticality of the primary design.  This has resulted in the reduction 

                           of the total number of window types by two. 
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b) Ground Floor Level façade simplification (see sheets 4.0 – 4.3:  Elevations) 

1. Omit all ebony brick veneer  

2. Make entire retail base of exposed concrete construction with more score joints.  See  

specification information on Anti-graffiti coatings (attached to this document.  

3. Omit fiber cement siding at two inside corners of courtyards       

4. Regularize horizontal mullion layout on storefront to align and look the same from Williams 

to Cook Street to Vancouver Avenue. 

5. Omit garage exhaust louver at Williams and Vancouver sides where currently reside in 

recessed façades.  

                                                      

DESIGN ISSUE # 5:  Details 

 

Response: 

  

a) Canopies on Vancouver Street façade have been coordinated to now have a consistent 12” projection 

past openings on each side. (see sheet 4.2:  West Elevation) 

b) All brick veneer has been removed. 

c) Louvers moved to interior courtyard side  (see sheets 4.4 – 4.6) 

 

            Note:  A full-scale mock-up of the vertical metal siding and fiber-cement panel with a typical  

            window opening in the metal siding will be presented for your review at the September 19
th

 

            Design Commission hearing.  

 

        

Please feel free to contact me if you have any questions at 503.221.1121 

 

Thank you, 

 

 

 

Greg Mitchell 









1.0
INTRODUCTION

BUILDING MASSING
The building is essentially “U-shaped” with well defined urban edges along N. Williams, N. Cook
Street and N. Vancouver.  The project’s essential parti is three related building volumes with a
unified material palatte and articulation.  The N. Vancouver and N. Williams facades consist of 
5 over 1 construction, whereas the south link (bottom of the “U”), along N. Cook Street, uses 4
over 1 construction.  The “U-shape” opens to the North to allow for service, parking access, and 
view corridors for the residents above.  The proposed development further retains a strong sense
of clarity through the use of pedestrian connections and straight forward execution of the internalof clarity through the use of pedestrian connections and straight forward execution of the internal
landscaped auto-court.

A new six-story mixed use building, on approximately 1.38 acres, located at 115 N. Cook Street
between N. Williams and N. Vancouver.  The proposed development calls for 206 dwelling units
with 22,983 SF of leasable ground floor retail, residential lobby spaces, and support services.

The project includes 142 below-grade parking spaces for residents.  An additional 48 spaces at
grade serve the ground level retail spaces.  Access to both the below grade and surface parking
areas (ramp) is via a mid-block common driveway that bisects the larger 2.9 acre block.  The
north elevation of the proposed mixed use building fronts the common driveway that is sharednorth elevation of the proposed mixed use building fronts the common driveway that is shared
with New Seasons Market.  The internal driveway allows for a more efficient and aesthetically
pleasing building design, as all the service related functions of the building are concentrated
to the interior of the development.

Vehicular parking is supported by a total of 231 long term bicycle parking spaces, of which 4 
spaces are for the ground floor retail uses.  The majority of the long term bicycle parking for 
the residential units are located in the below grade structure in four secure bike corals.  
Additionally, 63 spaces are located at the north edge of the ground floor retail spaces in a Additionally, 63 spaces are located at the north edge of the ground floor retail spaces in a 
covered and security camera monitored area.

Short term bike parking for the proposed ground floor retail uses and the apartment uses are 
equally divided between the two corner courtyards, with ten per courtyard.

PROJECT DESCRIPTION
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