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Project View from Southwest
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Project View from North
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Height Request

Zone Maximum Height:               	    75’

General Bonus Height:	  	  +45’

Subtotal:                          		   120’

Residential Bonus Request: *     	 + 30’ (max 75’)

Total Request:			    150’

                
* Reference Appendix for detail on height request
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What We Heard

Courtyard

PORTLAND BLOCK 136 January 22, 2015LAND USE HEARING #2,  14-217898-LU

Courtyard Comments:

•	 Study the pinch point

•	 Detail the flush log so that it isn’t slippery

•	 Detail the connections of the log benches



Concept

Courtyard	
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Plan - Before

Courtyard	
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Entry Plaza 
Sidewalk joint pattern continues to residential entry, scored concrete surface flush with adjacent sidewalk

Seating Area with Concrete Pavers
Mortar set concrete pavers designate zone for movable furniture, event focused space

Dock Seating Area
Overflow from interior program, elevated 5’-6’ above courtyard. Accessible from stair at north end, ramp at 
south end

Spillout Amenity Space     Mortar set paver zone spills out from interior common space.
Bioretention Planter, Recessed

Captures water from adjacent pedestrian surface. 9” below adjacent grade. Standard soil and gravel section 
with 6” ponding.

Bioretention Planter, Elevated
Captures water from adjacent building’s roof terrace. Standard soil and gravel section with 6” ponding.
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Elevated Planter       Depth varies 18-30”.
Bocce Court with Aggregate Surfacing

Crushed oyster shell playing surface over sand and crushed rock layers with underdrainage. Serves as sand filter 
for pedestrian zones around court.

Public Bicycle Workstation
Free standing station with hanger arms to support bike. Includes most commonly used tools for simple bike repair 
and pump, securely attached to station with cables.

Log Jam Benches
Reclaimed timber features, range from flush to high. Primarily serve as benches. Details on page 46.
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Residential Amenity TownhouseResidential 
Entry +38.54
+37.42

+39.29

+39.75+38.08

+43.50

+43.5

Retail Retail

0' 10' 20' 40' N

+38.75
Bike Club

+38.75

+37.58
+38.94

+37.75
+37.75

+36.50
+37.42

+38.50

+37.35

37.40+

+38.25

7
+39.42

+40.50

+39.42

+39.25

10

12

12
12

PORTLAND BLOCK 136 January 22, 2015LAND USE HEARING #2,  14-217898-LU



T

T
P

P

T

30
'

30
'

30'

30'

DR
O
P

(E
)

EVLT
EV

LT

EVLT

E
HB

HB

W
V

W
V

W
W W

V

M
B

T

T
P

P

T

30
'

30
'

30'

30'

DR
O
P

(E
)

EVLT
EV

LT

EVLT

E
HB

HB

W
V

W
V

W
W W

V

M
B

12th Ave Building

N
W

 K
ea

rn
ey

 S
t.

13th Ave Building

N
W

 J
oh

ns
on

 S
t.

Entry Plaza 
Sidewalk joint pattern continues to residential entry, scored concrete surface flush with adjacent sidewalk

Seating Area with Concrete Pavers
Mortar set concrete pavers designate zone for movable furniture, event focused space

Dock Seating Area
Overflow from interior program, elevated 5’-6’ above courtyard. Accessible from stair at north end, ramp at 
south end

Spillout Amenity Space     Mortar set paver zone spills out from interior common space.
Bioretention Planter, Recessed

Captures water from adjacent pedestrian surface. 9” below adjacent grade. Standard soil and gravel section 
with 6” ponding.

Bioretention Planter, Elevated
Captures water from adjacent building’s roof terrace. Standard soil and gravel section with 6” ponding.

1

2

3

4
5

6

1

2

3

8

9

11

11

11

10

45

6

5

5

7

7

7
8

9

10

11
12

Elevated Planter       Depth varies 18-30”.
Bocce Court with Aggregate Surfacing

Crushed oyster shell playing surface over sand and crushed rock layers with underdrainage. Serves as sand filter 
for pedestrian zones around court.

Public Bicycle Workstation
Free standing station with hanger arms to support bike. Includes most commonly used tools for simple bike repair 
and pump, securely attached to station with cables.

Log Jam Benches
Reclaimed timber features, range from flush to high. Primarily serve as benches. Details on page 46.

Bike Parking Zones
Log Jam Flow

Reclaimed timber features direct pedestrian movement, through flows and eddies   

Residential Amenity TownhouseResidential 
Entry +38.54
+37.42

+39.29

+39.75+38.08

+43.50

+43.5

Retail Retail

0' 10' 20' 40' N

4544 4544
+38.75

Bike Club

+38.75

+37.58
+38.94

+37.75
+37.75

+36.50
+37.42

+38.50

+37.35

37.40+

+38.25

7
+39.42

+40.50

+39.42

+39.25

10

12

12
12

Plan - Revised

Courtyard

PORTLAND BLOCK 136 January 22, 2015LAND USE HEARING #2,  14-217898-LU



.5

8’-
6”

4’-
0”

4’-
6 1

/2”

5’-
2”

4’-
4”

6’-
11

”

8’-
11

”

12
’-6

” 8’-
6 1

/2”

8’-
0” 8’-

4”

9’-
2”

5’-
6”

12th Ave Building

13th Ave Building

Bench Access Zone
Allowance of 2’-0” from bench face for access to bench and cear space from pedestrian walkway

Reclaimed Timber Bench - Typical
Typical Bench consisting of two reclaimed columns for a seat depth of 22-1/2”

Reclaimed Timber Bench - Narrow
Bench consisting of one reclaimed timber column for a seat depth of 11”

Reclaimed Timber Wall Cap
See detail B / page 46

Timber Wall Hanging
See detail D/ page 46

Flush Paving Accent   
See detail C / page 46
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Flush Log Studies - Revised
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Flush Log Studies - Rejected
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Flush Log Studies - Rejected
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Flush Log Studies - Revised

Courtyard	
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NOTE: LOCATE SUPPORT 4'-0" O.C.,
BEGIN AND END 18" FROM TIMBER ENDS

1/2" GALV. STL. PLATE SUPPORT, RUN
CONTINUOUS THE LENGTH OF THE BENCH

CL

1/2" CHAMFER

RECLAIMED TIMBER COLUMN
3/4" GALV. THROUGH BOLT AND CENTER SINK

WOOD PLUG, BOTH SIDES

WIDE FLANGE BEAM 4 X 13

SECTION

RECLAIMED TIMBER COLUMNS

HIDDEN KNIFE PLATE

THROUGH BOLT, COUNTERSINK,
COVER WITH 3/4" WOOD PLUG

ELEVATION

CONCRETE PLANTER WALL

NOTE: LOCATE BENCH SUPPORT 1'-6"
FROM BENCH ENDS AND INTERMEDIATES
6'-0" O.C. AT MINIMUM.

1/2" GALV. STL KNIFE PLATE

EQ
EQ

8"

WELD WIDE FLANGE BEAM 4 X 13
WELD CONNECTION

TOP OF PLANTER WALL

CL

1/2" CHAMFER

RECLAIMED TIMBER COLUMN
3/4" GALV. THROUGH BOLT AND CENTER SINK

WOOD PLUG, BOTH SIDES

WIDE FLANGE BEAM 4 X 13

SECTION

RECLAIMED TIMBER COLUMNS

HIDDEN KNIFE PLATE

THROUGH BOLT, COUNTERSINK,
COVER WITH 3/4" WOOD PLUG

ELEVATION

CONCRETE PLANTER WALL

NOTE: LOCATE BENCH SUPPORT 1'-6"
FROM BENCH ENDS AND INTERMEDIATES
6'-0" O.C. AT MINIMUM.

1/2" GALV. STL KNIFE PLATE

EQ
EQ

8"

WELD WIDE FLANGE BEAM 4 X 13
WELD CONNECTION

TOP OF PLANTER WALL

T

T PP
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T

T

LOADING ZONE

DROP
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EVLTEV
LT

EVLT

E

JBECJB
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JB TV
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A Reclaimed Timber Bench Frame Detail

C Flush Paving Accent Detail D Timber Wall Hanging E Exposed Drain at Bocce Court

B Reclaimed Timber Wall Cap Detail

0' 6” 1' 2'

Details - Revised

Courtyard
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1/2" CLR.

11"

CL

1/2" CHAMFER

RECLAIMED TIMBER COLUMNS
3/4" GALV THROUGH BOLT AND CENTER SINK

WIDE FLANGE BEAM 4X13

DRY PACK MORTAR TO SHIM

1' - 4"

EQ EQ

SECTION

RECLAIMED TIMBER COLUMNS

HIDDEN KNIFE PLATE

WIDE FLANGE BEAM 4X13
TOP OF COURTYARD TOPPING SLAB

ELEVATION

11 
3/4

"

TOP OF COURTYARD TOPPING SLAB

FRONT FACE BACK FACE

FRONT FACE
NOTE: LOCATE BENCH SUPPORT 1'-6"
FROM BENCH ENDS AND INTERMEDIATES
6'-0" O.C. AT MINIMUM.

THROUGH BOLT, COUNTERSINK,
COVER WITH 3/4" WOOD PLUG

WELD CONNECTION

EQ
.

EQ
.

WOOD PLUG AT ALL EXPOSED FACES

1/2" GALV. STL KNIFE PLATE

8"

11"
1/2" CLR.

11"

CL

1/2" CHAMFER

RECLAIMED TIMBER COLUMNS
3/4" GALV THROUGH BOLT AND CENTER SINK

WIDE FLANGE BEAM 4X13

DRY PACK MORTAR TO SHIM

1' - 4"

EQ EQ

SECTION

RECLAIMED TIMBER COLUMNS

HIDDEN KNIFE PLATE

WIDE FLANGE BEAM 4X13
TOP OF COURTYARD TOPPING SLAB

ELEVATION

11 
3/4

"

TOP OF COURTYARD TOPPING SLAB

FRONT FACE BACK FACE

FRONT FACE
NOTE: LOCATE BENCH SUPPORT 1'-6"
FROM BENCH ENDS AND INTERMEDIATES
6'-0" O.C. AT MINIMUM.

THROUGH BOLT, COUNTERSINK,
COVER WITH 3/4" WOOD PLUG

WELD CONNECTION

EQ
.

EQ
.

WOOD PLUG AT ALL EXPOSED FACES

1/2" GALV. STL KNIFE PLATE

8"

CL

1/2" CHAMFER

RECLAIMED TIMBER COLUMN
3/4" GALV. THROUGH BOLT AND CENTER SINK

WOOD PLUG, BOTH SIDES

WIDE FLANGE BEAM 4 X 13

SECTION

RECLAIMED TIMBER COLUMNS

HIDDEN KNIFE PLATE

THROUGH BOLT, COUNTERSINK,
COVER WITH 3/4" WOOD PLUG

ELEVATION

CONCRETE PLANTER WALL

NOTE: LOCATE BENCH SUPPORT 1'-6"
FROM BENCH ENDS AND INTERMEDIATES
6'-0" O.C. AT MINIMUM.

1/2" GALV. STL KNIFE PLATE

EQ
EQ

8"

WELD WIDE FLANGE BEAM 4 X 13
WELD CONNECTION

TOP OF PLANTER WALL

A Reclaimed Timber Bench Frame Detail

0' 3” 6” 1'

Details - Revised

Courtyard
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NW 12th Avenue - Before

Streetscape
N

W
 J

oh
ns

on
 S

t

N
W

 K
ea

rn
ey

 S
t

NW 12th Ave

1 2 5 3 5 5 7 6

Townhouses Garage Entry

A NW 12th Avenue Plan

B NW 12th Avenue Elevation

Twin Fixture Historic Streetlight

Bicycle Rack in Furnishing Zone (1)
Horseshoe Rack, Surface Mount, Stainless 
steel finish

1

2

0' 10' 20' 40'
N

Existing Maple, 7-8” Caliper 

Patmore Ash, 
Fraxinus pennsylvanica ‘Patmore’
American Hophornbeam,
Ostyra virginiana

5

6

7

Trees

Benches in Furnishing Zone (2)
Forms + Surfaces, Knight Bench, Reclaimed 
Teak with aluminum frame, 6’ L

3

Permeable Concrete Unit Pavers
Mutual Materials, Eco-Priora, 4” x 8”

4

15 34 4 4

+35.37

38.25 +

+ 35.62+ 35.68

38.25 +

+ 36.17
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NW 12th Avenue Loading Turning Clearances

Streetscape

Backing in from the South, 30’ Truck

Exiting Southbound, 30’ Truck
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NW 12th Ave
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Townhouses Garage Entry

A NW 12th Avenue Plan

B NW 12th Avenue Elevation

Twin Fixture Historic Streetlight

Bicycle Rack in Furnishing Zone (1)
Horseshoe Rack, Surface Mount, Stainless 
steel finish

1

2

0' 10' 20' 40'
N

Existing Maple, 7-8” Caliper 

Patmore Ash, 
Fraxinus pennsylvanica ‘Patmore’

5

6

Trees

Benches in Furnishing Zone (2)
Forms + Surfaces, Knight Bench, Reclaimed 
Teak with aluminum frame, 6’ L

3

Permeable Concrete Unit Pavers
Mutual Materials, Eco-Priora, 4” x 8”

4

15 34 4 4

+35.37

38.25 +

+ 35.62+ 35.68

38.25 +

+ 36.17

NW 12th Avenue - Revised

Streetscape
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12th Avenue Building Comments:
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•	 Study corners at the southeast and southwest

•	 Add glass to townhouse canopies

•	 Describe board-formed concrete finish 

•	 Study if residential entry canopy is too low

•	 Consider increasing the depth of the northern balconies

What We Heard

12th Avenue Building



SE Corner of 12th Avenue - Before

12th Avenue Building	
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UPDATE

SE Corner of 12th Avenue - Revised

12th Avenue Building	

PORTLAND BLOCK 136 January 22, 2015LAND USE HEARING #2,  14-217898-LU



SE Corner of 12th Avenue - Before

12th Avenue Building	

0' 8' 16' 32'
N

A Rendering at 12th Ave E

GENERATOR
ROOM EXHAUST

10' - 6 5/8"

UP

UP

UP

UP

UP

TH 4 TH 3 TH 2
TH 5

TH 6

TH 7

TH 8

12th Ave E

Johnson Street

Courtyard
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SE Corner of 12th Avenue - Revised

12th Avenue Building	

East Elevation At NW 12th Avenue

0' 8' 16' 32'
N

GENERATOR
ROOM EXHAUST

10' - 6 5/8"

UP

UP

UP

UP

UP

TH 4 TH 3 TH 2
TH 5

TH 6

TH 7
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12th Ave E

Johnson Street

Courtyard

A Rendering at 12th Ave E
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SW Corner of 12th Avenue - Revised

12th Avenue Building	
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Existing PNCA painted concrete Sample of proposed board-formed concrete 
(REI Flagship store by Mithun)

Precedent of proposed board-formed concrete
(REI Flagship store by Mithun)

Sa
lv

ag
ed

 
fo

rm
 b

oa
rd

s:
2x

4 
sh

ow
n

2x
6 

pr
op

os
ed

1/4” gaps between form 
boards to create rough, 
protruding ribs

Board-Formed Strategy:

•	 Formed with highly-textured salvaged lumber 
(no formliner)

•	 2x6 boards, horizontally laid

•	 Gaps between boards to acheive raw 
horizontal lines

•	 Mock-up using garage walls until desired look 
is acheived

Board-Formed Concrete - Revised

12th Avenue Building
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Ground Level Canopies - Before

12th Avenue Building	
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0' 8' 16' 32'
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UNIT UNIT UNIT UNIT

UNIT

UNIT

UNIT

FITNESS

MEDIA

MENS

WOMENS
COPY /

KITCHENETTE

CONFERENCE

OPEN
TO

BELOW

OPEN TO BELOW
OPEN TO BELOW

UNIT

GLASS CANOPY OVER STEEL FRAME

LOT LINE

TRELLIS WITH GLASS
CANOPY SEGMENTS,
TYPICAL AT TOWNHOUSES

EXHAUST LOUVERS

LINE OF VESTIBULE BELOW

GLASS CANOPY
INSET IN STEEL
FRAME

Ground Level Canopies - Revised

12th Avenue Building	
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Ground Level Canopies - Revised

12th Avenue Building	

4' - 6"6' - 0"2' - 0"2' - 10"6' - 2"

9' -
 1 1

/2"
2'-1

1".

3' - 0"

9' -
 0"

2'-1
1".

4' - 6"8' - 0"1' - 0"8' - 0"

6' - 0"

A Section through TH Stoop at Planter B Section through TH Stoop at Stair

Townhouse TownhouseStoop Stoop

Lotline Lotline
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Ground Level Canopies - Revised

12th Avenue Building	
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Residential Entry - Before

12th Avenue Building	
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A Section Looking South at Entry Canopy

Courtyard

Residential Entry - Revised

12th Avenue Building	

LEVEL H3
57' - 4"

LEVEL H1 - N
37' - 5"

LEVEL H2
48' - 4"

PAINTED STEEL TIE-ROD (2" DIA.) & CLEVIS

CONCRETE PAVING OVER
STRUCTURAL FOAM AT COURTYARD

ALUMINUM WINDOW WALL SYSTEM
WITH  SPANDREL GLASS SLAB EDGE

GLASS PANELS ON SLOPED
STRUCTURAL SUPPORT

LOBBY

PARKING GARAGE

PAINTED 9" STEEL TUBES

ALUMINUM WINDOW WALL

EXPOSED CONCRETE COLUMN

10" PAINTED STEEL CHANNEL
CANOPY FASCIA

BUILDING SIGNAGE

PRE-FINISHED ALUMINUM GUTTER & DOWNSPOUT
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North Unit Balconies - Before

12th Avenue Building	

UNIT TYPE J
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3' - 0"
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 - 
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North Unit Balconies - Revised

12th Avenue Building	

UNIT TYPE J
402

6' - 4"

7'
 - 

7" DECK
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North Unit Balconies - Before

12th Avenue Building	
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North Unit Balconies - Revised

12th Avenue Building	

UPDATE
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13th Avenue Building Comments:

•	 Revise canopies to have continuous weather protection

•	 Study the removal of the bays on the east facade

•	 Study the detailing and play of light on the brick
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What We Heard

13th Avenue Building
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Dock Canopies - Before

13th Avenue Building

Level 2 Floor Plan 0' 8' 16' 32' N
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Dock Canopies - Revised

13th Avenue Building

0' 8' 16' 32' N
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Courtyard View

Potential Conference Rm Layout

East Facade Bay Scheme - Before

13th Avenue Building
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’-6

”
3’-

8”

19’-11”

•	 75 sf bay X (4) = 300 sf
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Courtyard View

Potential Conference Rm Layout
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East Facade Balcony Scheme - Revised

13th Avenue Building
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East Facade Balcony Scheme - Revised

13th Avenue Building
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6' - 2 5/8"

13th Avenue Building

C/128 

A/130 

B/130 

0' 2' 4' 8' N

A Elevation

B Plan

C Section

Painted steel flat-bar 
railing w/ painted 
steel rods Galvanized steel grating

Tie-rod & clevis

A/128

Balcony at Courtyard - Revised
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13th Avenue Building Details

BrickPainted steel structure

Rendering at Courtyard

Galvanized steel gratingPainted steel railing

Balcony at Courtyard - Revised
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13th Avenue Building
Balcony at Courtyard - Revised

Industrial appurtenance
0' 6” 1' 2'

A Head at Balcony

B Floor at Balcony

Painted steel ledger angle

Brick, typ

Brick return beyond

Painted steel flat-bar 
stanchion w/ painted 
steel rods

10” painted steel channel

Galvanized steel grating

Painted steel knife plate 
& clevis

1 1/2” Ø tie-rod

8” painted HSS
Knife plate connection @ brick
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Brick Return Details - Before

13th Avenue Building

B Typical Wall Section - Before D Jamb Detail - Before

A Typical Wall Section - Before

Prefinished metal 
parapet cap

European vinyl 
windows

Painted steel ledger 
angle

Prefinished metal sill 
flashing

Brick, typ



1 1/2" 6"

B Typical Wall Section - Revised

A Typical Wall Section - Revised

Prefinished metal 
parapet cap

European vinyl 
windows

Painted steel 
ledger angle Glulam joist

Insulated metal 
stud box header

Roof drain

Roof leader

Painted steel 
column beyond

Prefinished metal 
sill flashing

C Jamb Detail - Revised

Prefinished metal 
sill flashing

2” ridig insul

Vinyl window 
system

Sealant & backer 
rod

Brick, typ
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Brick Return Details - Revised

13th Avenue Building
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