Overview of Applicant's Request for Design Review Approval
for Block 136 in the Pearl District, LU 14-230014 DZM

Project View from Southwest
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Presented to Portland City Council, April 8, 2015 hearing on Appeal of Design Commission's Design Review Approval
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Zone + District Classifications

Base Zone Exd
Land Use Classilication  Ceniral Employrment (EX}
Pian District Cenirad City Flan Distriet
Disdrict River District, RO-2
{Core + Parking Sector]
Duasign Overlay Zone Deasign District {d),
usa Rivar Dislicl Design Guidalines
LEGEND
Ground Level Use
. Block 136 Retad and Service
Fan Y :
{1 14 ko Walking Radius I Parks
£ 22 % NW 13 Ave Historic District Roads/Paths
NN Pedestian Path
@ Besip 2 Shared Raadway
NN Greenway
B Sstreetcar Stop
Transil Lines
e Sirareicar - NS Ling
s Slraaices - CL Ling:
s Bus Roule
PORTLAND BLOCK 136 | LAND USE APPEAL LU14-230014 DZM, AD et 82015 MITHON

Zoning Height (Map 510-3 and 33.510.210.D+E)
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Building Size + Uses
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Bird’s Eye View From Southwest
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Key Project Considerations

Project qualifies for FAR bonus. (33.510.210.C)

o Base FAR 4:1 = 160,000 square feet (Map 510-2)

o Residential Bonus FAR 3:1 = 120,000 square feet (33.510.210.C.1)
u | square foot bonus FAR for each square foot devoted to housing, up to an

additional 3:1

= Project has 205,000 square feet devoted to housing

o Total FAR 7:1 = 280,000 square feet
" Project is 280,000 square feet

o Base height is 75 feet (Map 510-3 and 33.510.205.B)
o General bonus height of 45 feet (33.510.210.D.1)

®  Awarded for achieving bonus FAR of 3:1 under 33.510.210.C
o Housing bonus height of 30 feet (33.510.210.E)

= Allows up to but not to exceed 75 feet of combined additional height

»  Awarded where a project demonstrates satisfaction of all approval criteria

in33.510.210.E.4
e Design Commission concluded all criteria were met

Project meets or exceeds all applicable design guidelines.

o Celebrates the City’s history with a “heartwood + seedling” concept

o Embraces the Willamette River in the design of a new public courtyard (V4 block
in size) and in the design of the buildings to create new view opportunities

o Respects and continues the essence of the NW 13" Avenue Historic District by
stepping down to the district with a traditional design that includes continuation of
the NW 13" Avenue signature loading dock and active retail uses

o Builds on Portland’s vision for the Pearl District with a quality modern design for
the high density residential building along NW 12" Avenue

o The entire Project is a unified design that embraces the street with thoughtful and
interesting human-scale elements at the street level all of the way around, for
example incorporation of the street-level townhomes in the residential tower

Project, with three modifications (relating to rooftop mechanical equipment, size of
loading spaces. and bike parking space dimensions), was unanimously approved by the
Design Commission after three design advice hearings with the Applicant, and after two
public hearings.

There has been no lack of public process. Interested parties have had extensive notice
opportunities to be heard.

The Applicant requests that the City Council affirm the Design Commission Decision and
approve the Project.




Applicant’s Narrative Statement in Support

of a Request by Security Properties, Inc.
for Design Review Approval for a

Mixed-Use Project on Block 136
(LU 14-230014 DZM)

Project View from Southwest
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STARK ACKERMAN
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E-mail: sa@bhlaw.com

April 7, 2015
HAND-DELIVERED
Portland City Council
Council Clerk
1221 SW Fourth Avenue, Room 130
Portland, OR 97204

Reference: LU 14-230014 DZM, BrLock 136 Mixep Use, APPEAL HEARING APRIL 8, 2015, 3:00 pm

Mayor Hales and City Commissioners:

Enclosed please find seven (7) copies of a submission by the Applicant in support of
its application for approval of the above-referenced development on Block 136 in the Pearl District.
This submission is designed to assemble key information relating to the Project, already in the
record, to describe the Project and also demonstrate that the Project complies with the City of
Portland Zoning Code, the Central City Fundamental Design Guidelines, the River District Design
Guidelines, and other applicable approval criteria.

The Applicant worked diligently with the Pearl District Neighborhood Association
and the City of Portland Design Commission, responding to and modifying the Project proposal to
create a Project that the City will be proud of as a positive addition to the vibrant redevelopment of
the Pearl District.

Through three design advice meetings and two hearings with the Design
Commission, the Project has been refined to embrace Portland’s streets, add significantly to the
continuation of the vibrant character of 13™ Avenue, add an interesting and active public space
between the two proposed buildings, and bring a design concept and proposed buildings that
complement the neighborhood’s character while meeting the City’s goals for balanced residential and
commercial development. The Design Commission unanimously approved the Project.

At the April 8, 2015 hearing, the Applicant will present a summary of this high
quality and well-designed Project.

Very truly yours,

Otz //\
Stark Ackerman
SA:pjw
cc: Linly Rees, Esq., City Attorney’s Office (hand-delivered separately at her request)

b BEDS SOUTHWEST BRDADWAY * SUITE 1900 * PORTLAND OREGON 97205-3359
967390 TELEPHONE SO03.224.5560 rFacsiMILE S03.224.6148 wWww.BHLAW.COM



Narrative Statement in Support of a Request by Security Properties, Inc.
for Design Review Approval for a
Mixed-Use Project on Block 136 (LU 14-230014 DZM)

TO: Portland City Council

SUBJECT: Request by Security Properties, Inc. for Design Review Approval for a Mixed-
Use Project on Block 136 (LU 14-230014 DZM)

DATE: April 8, 2015

INTRODUCTION:

Security Properties, Inc. (the “Applicant”) submitted a proposal for Design
Review to the Design Commission for a mixed-use project (the “Project”) on Block 136 in the
Pearl District. The proposal was approved in a January 22, 2015 written decision entitled “Final
Findings and Decision by the Design Commission Rendered on January 22, 20157 (the “Design
Commission Decision). The City Council is considering this matter in a de novo hearing as a
result of an appeal of the Design Commission Decision. This Narrative Statement is submitted to
the City Council in support of the Project and the Design Commission Decision and to respond
to the issues raised in the appeal. It describes in detail the Project and why it meets all applicable
mandatory approval criteria and should be approved by the City Council.

PROJECT SUMMARY:

Site Address: 1241 NW Johnson Street

Tax Account No.: R180211770

Neighborhood: Pearl District Neighborhood Association (PDNA)

Business District:  Pearl District Business Association (PDBA)
District Coalition: Neighbors West/Northwest

Plan District: 33.510 Central City - River District

Zoning: EXd, Central Employment with Design Overlay

Case Type: DZM, Design Review with Modifications (3)

Proposal: A new full-block mixed-use project in the Central City Plan District’s

River sub-District. The project includes two north-south oriented bar
buildings with a courtyard between. The site design concept is
“Heartwood and Seedling”, with the 13™ Avenue Building being a short,
sturdy and durable “Heartwood” designed to embrace and continue the
NW 13® Avenue Historic District, and the 12 Avenue Building, the
“Seedling”, reaching for the sun with modern design.

Site Development Capacity:
e Base FAR = 4:1 pursuant to 33.510.200.B and Map 510-2.
e Bonus FAR = 3:1 pursuant to 33.510.210.C: For each square foot of housing, a bonus of
1 square foot of floor area is earned (max 3:1).
e Total allowable project FAR =7:1.
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Narrative Statement in Support of a Request by Security Properties, Inc.

for Design Review Approval for a
Mixed-Use Project on Block 136 (LU 14-230014 DZM)

e Based on the 40,000 square foot lot, development capacity is 280,000 square feet of
building space. The Project consists of a total of 280,000 square feet in two buildings as
follows:

13™ Avenue Building (“Heartwood”)
e 5 stories (76 feet-1 inch in height and 75,000 square feet)
a. Approximately 15,000 square feet of retail at ground level.
b. Approximately 60,000 square feet of office at levels 2-5.
e Maximum Allowed Height of 120 feet.

a. 75 feet base height.

b. 33.510.210.D: 45 feet General Height Bonus for earning maximum FAR bonus.
¢ Rooftop includes roof terrace, elevator/stair overrun, mechanical enclosure and eco roof.
e NW 13™ Avenue dock within the right-of-way, as allowed by the River District ROW

standards but subject to approval through an encroachment permit — approximate
dimensions: 124 feet long, 12 feet - 16 feet deep, 3 feet - 4 feet-9 inches high. Single
ADA ramp oriented north to NW Johnson Street.

e Courtyard dock — approximate dimensions: 124 feet long, 8 feet - 14 feet deep, 3 feet -4
feet-9 inches high.

12™ Avenue Building (“Seedling”)

e 15 stories (150 feet in height and 205,000 square feet)

a. 216 residential units: 208 residential flats and 8 street level live/work townhomes.

e Maximum Allowed Height of 150 feet.

a. 75 feet base height.
b. 75 feet height bonuses.
= 33.510.210.D: 45 foot General Bonus Height for achieving 3:1 FAR
bonus.
= 33.510.210.E: 30 foot Bonus Height Option for Housing.
= (Combined bonus height may not exceed 75 feet (33.510.210.E.3.a).

¢ Rooftop includes flexible open space, an outdoor kitchen, a fire pit, plantings, a green
roof, and community gardens.

e 199 automobile parking spaces and 332 bike parking spaces proposed on two levels of
underground parking (parking will extend under both buildings, the courtyard, and twelve
feet under the NW Johnson Street right of way).

e Parking and loading will be accessed from NW 12™ Avenue. Three loading spaces are
proposed: Space A. A space within the footprint of the NW 12™ Avenue Building (with
access from NW 12 Ave) is 35 feet long x 11 feet-5 inches wide. Space B. Standard B
size (18 feet long x 9 feet wide x 10 feet clear) located in the parking garage within the
footprint of the 12™ Avenue Building (with access from NW 12 Ave). The space will be
scheduled for food deliveries in the morning and generally available for office deliveries
and service vehicles. Space C. A cargo van loading space (18 feet long x 10 feet wide x 8
feet-11 inches clear) located in the parking garage within the footprint of the 13™ Avenue
Building. It will be scheduled for food deliveries in the morning and available generally
for office deliveries and service vehicles.
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Narrative Statement in Support of a Request by Security Properties, Inc.
for Design Review Approval for a
Mixed-Use Project on Block 136 (LU 14-230014 DZM)

PROCEDURAL HISTORY:

Neighborhood Meetings': ~ Pearl District NA Planning, Design & Transportation Committee,
November 5, 2013
Pearl District NA Planning, Design & Transportation Committee,
April 1, 2014
Pearl District NA Planning, Design & Transportation Committee,
December 16, 2014

Pre-Application: EA-134111 on April 29, 2014

DAR Meetings: DAR Meeting #1 on May 15, 2014
DAR Meeting #2 on June 5, 2014
DAR Meeting #3 on July 24, 2014

LU Hearings™: LU Hearing #1 on December 18, 2014

LU Hearing #2 on January 22, 2015
LU Decision’: Design Commission Decision on January 22, 2015
Appeal filed: By Preserve the Pearl LLC on February 17, 2015
Appeal Hearing: April 8, 2015, 3:00 p.m.
PROJECT NARRATIVE:

Site and Vicinity: The subject property is a full 40,000 square-foot block, located in the
River District, bounded by NW 13 and NW 12" Avenues and by NW Johnson and NW
Kearney Streets. Presently under the ownership of SP Pearl LLC, the property supports one two-
story 38,000 square-foot structure previously occupied by the Pacific Northwest College of Art.
The building will be demolished to make way for the Project.

Over the past several years, the character of the neighborhood has significantly changed,
providing increased opportunities for a variety of residential, diversified commercial/retail, and
open space development. Starting at the north and rotating clockwise, immediately adjacent
developments include the two-story Rivertech Building (office/retail), the 5-story Kearney Plaza,
the 6-story Riverstone, the Johnson Street Townhomes, the Armco Building (Downtown Self
Storage), 24 Hour Fitness, the Stagecraft Building (Nossa Familia Coffee, PNCA Studios), and
Lovejoy Square (retail/office).

The site lies within the Northwest Triangle Pedestrian District per the Transportation
System Plan. Street designations are:

. NW 13 Avenue is designated a City Walkway:;

. NW 12 Avenue, NW Johnson Street and NW Kearney Street are
designated as Local Service Walkways; and,

. NW Johnson Street is also designated as a City Bikeway.

! Exhibit A: PDNA Planning, Design and Transportation Committee meeting notes.
* Exhibit B: Applicant’s statements certifying posting for both land use hearings.
? Exhibit C: Final Findings and Decision by the Design Commission Rendered on January 22, 2015.
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Narrative Statement in Support of a Request by Security Properties, Inc.
for Design Review Approval for a
Mixed-Use Project on Block 136 (LU 14-230014 DZM)
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The River District was established as an Urban Renewal Area in 1998, selected because
of its proximity to the core of downtown and to correct blighted conditions that had overtaken
the area. It was envisioned that transit and open space improvements, as well as the introduction
of dense housing and commercial opportunities, would bring new life into this area while
meeting the state land use planning goals. Since 2001, the River District, and in particular the
Pearl District at the heart of the Urban Renewal Area, has transformed significantly into one of
Portland’s densest and fastest-growing neighborhoods.

Zoning: The Central Emplovment (EX) zone that applies to the Project allows mixed
uses and 1s intended for areas in the center of the City that have predominantly industrial-type
development. The intent of the zone is to allow industrial and commercial uses which need a
central location. Residential uses are allowed, but are not intended to predominate or set
development standards for other uses in the area.

The Design Overlay Zone [d] promotes the conservation, enhancement, and continued
vitality of areas of the City with special scenic, architectural, or cultural value. This is achieved
through the creation of design districts and applying the Design Overlay Zone as part of
community planning projects, development of design guidelines for each district, and by
requiring design review. In addition, design review ensures that certain types of infill
development will be compatible with the neighborhood and enhance the area.
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Narrative Statement in Support of a Request by Security Properties, Inc.
for Design Review Approval for a
Mixed-Use Project on Block 136 (LU 14-230014 DZM)
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Project Description: Block 136 provides a unique opportunity to integrate a new mixed
use development into the already rich urban fabric of the Pearl District. The project consists of
two related but distinct buildings designed to contribute to the diversity of the Pearl — a 76 foot
tall office + retail building along the historic NW 13™ Avenue dock, and a 150 foot tall
residential high rise on NW 12% Avenue. Both structures are located over a below-grade, shared
bicycle and automobile parking garage, with a new public landscaped courtyard above the garage
between the buildings. The garage will accommodate approximately 199 cars, and will be
accessed from NW 12 Avenue. A bicycle parking mezzanine is included at the top level of the
basement and is anticipated to accommodate 332 bikes and bike-related amenities such as
shower rooms.

Conceptually, the two buildings will form a contrasting but mutual relationship with one
another. A “heartwood and seedling” metaphor harkens back to Portland’s history as a forest and
lumber town. The theme sets the tone for the expression of the buildings and open spaces. The
ground floor of each building is designed to form a vibrant, active culture along the adjacent four
streets and in the new at-grade courtyard between them. Pedestrian-level detailing of concrete,
painted steel canopies, and colorful accent colors near doors relate the buildings to each other.
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Narrative Statement in Support of a Request by Security Properties, Inc.

for Design Review Approval for a
Mixed-Use Project on Block 136 (LU 14-230014 DZM)

Overall Project
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Narrative Statement in Support of a Request by Security Properties, Inc.
for Design Review Approval for a
Mixed-Use Project on Block 136 (LU 14-230014 DZM)

Overall Project

The site 1s organized into two north-south oriented bar buildings with a public courtyard
connecting NW Johnson and NW Kearney Streets between them. This orientation is consistent
with other development in the neighborhood, and allows optimal solar access to warm the
courtyard and to provide daylight access to both buildings. The height and massing of the 13™
Avenue Building 1s kept low, approximately 76 feet tall, to be consistent with the NW 13®
Avenue Historic District south of the site. The 12" Avenue Building uses the rest of the
allowable development capacity and reaches 150 feet tall.

The site design with two parallel buildings and the center block-long courtyard allows the
project to embrace the NW 13™ Avenue corridor. The Project’s 13™ Avenue Building steps down
to NW 13™ Avenue (the spine of the NW 13™ Avenue Historic District to the south) to make it
compatible with many of the other buildings in the Project area. The placement of the 12
Avenue building on the east side of the block allows the Project to step down to NW 13™
Avenue, reflecting context, scale, and massing of the adjacent historic district. The Project is
compatible with desired/allowed building heights and massing. It adds to a positive and varied
skyline in this district.

Streetscape

The livability of the Pearl District is expressed through its streetscapes, allowing a rich
street life with dining opportunities, retail frontage, and connections to parks and transit. The
Project preserves existing street trees where possible on NW Kearney Street and NW 12
Avenue, and continues a mixed layer canopy on NW Kearney Street, NW Johnson Street, and
NW 12 Avenue. High quality benches, bike racks, and pervious pavers are provided in the
furnishing zone. The 13™ Avenue Building includes a dock along NW 13™ Avenue in keeping
with the character of the street.

Courtyard

The angular design of the public courtyard draws inspiration from the practice of moving
timber using log rafts. Reclaimed timber benches (timber from the former PNCA building),
paving accents, and wall caps divide planting areas, allow for seating, and reference the history
of Portland. Publically accessible, movable seating and a bocce court provide areas for pause and
recreation. Planting areas treat stormwater from the building roofs and pedestrian surfaces prior
to discharge into the Willamette River. The planting palette softens the space and provides year-
round interest. A dock extending into the courtyard from the NW 13® Avenue office building,
similar to that building’s dock-high sidewalk and seating area along NW 13™ Avenue, allows for
seating overlooking the courtyard, providing vitality on multiple planes. The courtyard includes a
public bike workstation and short term bike parking.

13" Avenue Office + Retail

In response to the NW 13™ Avenue Historic District to the south of the site, this
“heartwood” building is envisioned as a modern interpretation of a universal, dock-celebrated,
industrial building. The 75,000 square foot structure will be concrete, steel + wood-framed and
clad in brick, with large punched windows on a 5 foot office module. Approximately 15,000
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Narrative Statement in Support of a Request by Security Properties, Inc.

for Design Review Approval for a
Mixed-Use Project on Block 136 (LU 14-230014 DZM)

square feet of retail space will occur on dock and sidewalk levels. Four levels of office space
above will total approximately 60,000 square feet. Retail and office areas will be designed to
shell and core level of completion. Retail or restaurant spaces on NW Kearney and NW Johnson
Streets will be at sidewalk level on those streets. The building includes a green roof and a roof
terrace designed with a wood grain concept, in keeping with the building’s theme.

The mass of the building will meet the lot lines on all three streets it borders, but will
include one inset terrace (or ‘kerf”) per office level, as well as retail entry recesses on NW
Johnson and NW Kearney Streets. One projecting balcony per floor occurs on the courtyard side
of the building, relating to the projecting bays on the 12™ Avenue Building. A raised “loading”
dock with a canopy on NW 13™ Avenue will provide access to a majority of the retail spaces and
will spill into the courtyard and provide outdoor, covered restaurant seating on both sides. The
dock on NW 13" Avenue will require an encroachment permit for its 11 foot projection into the
right-of-way.

In addition to brick, other primary materials include concrete base walls and ‘loading’
docks, painted steel canopies, and galvanized railings. Openings include aluminum storefront on
the ground level and color-matched high-quality European vinyl windows on the upper floors.
Colorful painted French doors at the upper levels and at the folding doors on the dock will
brighten the palette, along with wood siding details at the dock level storefront. Painted steel
frame structure and wood ceilings will be exposed on the exterior at the ‘kerfs’, and wood
ceilings of the interior upper levels will be visible from within and without. The retail level will
have exposed concrete structure on the interior.

12™ Avenue Residential Building

The residential building is envisioned as a slender, vertical tower relating to the newer,
contemporary residential high rises in the Pearl. This ”seedling” building will be a concrete
structure primarily clad in window wall and vertically oriented metal panel siding. With
approximately 205,000 square feet, it will include approximately 208 residential flats of varying
sizes and 8 street-level townhouses. The residential use is intended for market-rate apartment
housing and includes shared amenity spaces at the lower levels, as well as a rooftop view terrace
with small trees, social spaces and community gardens.

The primary massing of the building is a thin rectilinear form made of charcoal-colored
window wall with spandrel panels. This form meets the lot lines on NW Kearney Street, and sits
back 4 feet and 2.5 feet from NW Johnson Street and NW 12™ Avenue ot lines, respectively.
Vertical bays extend up the middle of the form (from the 3" Jevel to the 14™ level), and project
to meet the lot lines on these streets and on the courtyard side. The bays are made of clear,
vertically oriented, anodized aluminum panels and matching aluminum window wall. Balconies
with glass railings rise in vertical ribbons next to the bays. Perforated medium-grey panels
complete the sides of the bays and hide exhaust louvers for each unit.

The window wall form meets the ground (and provides views into semi-public uses) at
the north end of the building where the leasing lobby and residential lobby occupy double height
spaces on two corners, and at the double height residential amenities along the courtyard. This
window wall form also forms the top of the building at the penthouse units, where it 1s fitted with
a lightweight aluminum trellis that frames the sky. On the ground level, board-formed concrete
walls and trellis/canopies demise individual townhouses and garage/loading entries at the base of
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the building. A smooth concrete base relates to the smooth concrete dock on the 13™ Avenue
Building.

Overall Areas + Unit Mixes

Housing Bonus Area Includes Only Housing 12TH AVE BUILDING

BASE + BONUS AREAS
[approx gross square feet)
OVERALL AREAS | Housing Bonus Areas:
(approx gross square feet) i 28,500 gsf
w1 s | 23 Units
13th Avenue Building = - . ] 3 - Studio 7
Relal 15,000 gef B 5 5 237 2 g R - 1 Bedvoam 7
Office 80,000 gaf ! S ANERHEAR
Total 75,000 gsf e LI o Y gzzmm ;
(2 Docks 4,000 gef) = 1 L el
. 10 | L=
— =t N T SRR, PG | General Bonus Areas:
12th Avenue Building 1 Allowed 71,000 gef
Total Bulding 205,000 gsf 1] R i
{all residential, includes amenities) e
: X Studio 35
216 units: . r 1 Bedroom 35
Studios 83 = 2 Bedroom 16
1BR ix)
z:: 42 S —A O N Base Building Areas:
4 — = 12l 105,100 gef {incl amenities)
Townhouse & Ii [ ""_l- - :h i Five 108 Units:
S : ;
Studio 41
Public Courtyard 1 Badroom 41
Total 9,100 gsf g = 2 Bedroom 18
Tewnhouse 8

Overall, the Project is entirely consistent with the character of the neighborhood and
provides a variety of new residential units, a diversified commercial/retail building on NW 13™
Avenue that steps down to and embraces the NW 13™ Avenue Historic District, and develops
new, interesting, and engaging public open space. The project embraces each of its four fronting
streets and will add significantly to the vitality of the area.

The Design Commission Decision dated January 22, 2015 is attached here as Exhibit C.
Exhibit C to the Commission Decision is the Applicant’s Block 136 Land Use Application LU
14-230014 DZM, Revised January 22, 2105 (the “Revised Application”). The Revised
Application is referenced throughout this Narrative Statement.

COMPLIANCE WITH APPROVAL CRITERIA:
In order to be approved, the Project must comply with the mandatory approval criteria applicable

to this Design Review.* The following discussion demonstrates how the approval criteria are
met. The approval criteria are found in the following portions of the Zoning Code:

= River District Design Guidelines = (Central City Fundamental Design
(“RDDG”) Guidelines (“CCFDG”)

= PZC 33.510 as discussed in detail =  Modification Criteria (PZC
below 33.825.040)

* See Exhibit F herein for a code compliance summary table.
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APPROVAL CRITERIA -- FLOOR AREA RATIO:

Allowable development intensity on the site is a function of floor area ratio (“FAR”) and
allowable height. Allowable base FAR is established in Portland Zoning Code (“PZC”) Section
33.510.200 and Map 510-2, Map 1 of 2. Bonus FAR is available under PZC 33.510.210.C.

Zoning Standard: The base FAR allowed 1s 4:1. PZC 33.510.200.B and Map 510-2,
Map 1 of 2. A. Bonus FAR is also available as follows: “[F]or each square foot of floor area
developed and committed to housing, a bonus of 1 square foot of additional floor area is earned,
up to an additional floor area ratio of 3 to 1.” PZC 33.510.210.C.1.a.(1).”

Project FAR:
Base FAR: The project site is 40,000 square feet.® Therefore the base FAR of 4:1 is

160,000 square feet as set forth in PZC 33.510.200.B and Map 510-2, Map 1 of 2.
Bonus FAR: The Project commits 205,000 square feet to housing and so is eligible
for the maximum floor area bonus of 3:1.” PZC 33.510.210.C.1.a.(1). A 3:1 floor area
bonus amounts to an additional 120,000 square feet.

Total Project FAR: Therefore, total Project allowable FAR 1is 7:1 or 280,000 square
feet of development on the 40,000 square foot site. The Project utilizes the full
280,000 square feet. See illustration on Page 9.

Although already at the maximum allowable site FAR under PZC 33.510.210.C.1.a.(1),
the Project also qualifies for FAR bonuses under 33.510.210.C.4 (Rooftop Gardens Bonus) and
33.510.210.C.10 (Eco-Roof Bonus Option).*

APPROVAL CRITERIA - HEIGHT:

The allowable height for the Project consists of a base allowable height and bonus height
earned under the Zoning Code’s bonus height options

Zoning Standard:

3 One half of the 33.510.210.C floor area bonus, 60,000 of the total 120,000 square feet of bonus area, may be
allocated to non-residential uses. PZC 33.510.210.C.1.b.

¢ See page 140 of the Revised Application showing 200 by 200’ block for a total area of 40,000 square feet.

” See illustration on Page 9 of this Narrative.

¥ Revised Application pages 96-110, 133-137. and 146.
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Base Maximum Height: The base maximum height is set at 75 feet. PZC
510.205.B and Map 510-3, Map 1 of 3.

Bonus Height: Bonus height is available under PZC 33.510.210.D through G.

General Bonus Height: A general bonus height of up to 45 feet is earned

for projects in qualifying areas shown on Map 510-3. PZC 33.510.210.D.
Housing Bonus Height: In qualifying areas identified on Map 510-3, a

bonus height of up to 75 feet is available for housing. PZC 33.510.210.E.1.

Approval of bonus height under this section is discretionary. /d. Bonus height

may be approved under both 33.510.210.D and 33.510.210.E, but where both are

applied, the combined bonus height may not exceed 75 feet. PZC
33.510.210.E.3.a. The housing bonus height may be approved if the applicant
shows that all of the following PZC 33.510.210.E.4.a.-f. criteria are met:

a. The increased height will not violate an established view corridor;
b. If the site 1s within 500 feet of an R zone, the proposed building will not
cast shadows that have significant negative impacts on dwelling units in R zoned
lands;

¢ If the site 1s shown on Map 510-3 as eligible for the Open Space (OS)
performance standard, the project must meet the performance standards of
Subsection 33.510.205.E;

d. If the site 1s on a block adjacent to the Yamhill or Skidmore Fountain/Old

Town Historic Districts, the project must meet the performance standards of
Subsection 33.510.205.D;
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e. The increased height will result in a project that better meets the
applicable design guidelines; and

f. Approval of the increased height is consistent with the purposes stated in
Subsection 33.510.205.A.

Project Height:
Base Project Height: As set forth above, the base maximum height is 75 feet.

General Bonus Project Height: The Project is located in an area eligible for the
general bonus height available under PZC 33.510.210.D.° The Project qualifies for a
general bonus height of 45 feet because it is on a site of up to 40,000 square feet (PZC
33.510.210.D.2) and, as described above, achieves a bonus floor area of 3 to 1 (PZC
33.510.210.D.2.c)."° The available General Bonus Project Height raises the allowable
project height from the base 75 feet to 120 feet.

Housing Bonus Project Height: The Project is also eligible for the housing
bonus project height of PZC 33.510.210.E up to a total of 75 additional feet over the base
height. The Project meets all the criteria for approval of the housing bonus height as
follows:

a. The increased height will not violate an established view corridor. There 1s no
established view corridor at the location of the Project per the Portland Scenic
Resources Protection Plan adopted March 15, 1991 (Ord. # 1639577).

b. If'the site is within 500 feet of an R zone, the proposed building will not cast
shadows that have significant negative impacts on dwelling units in R zoned
lands. The site 1s not within 500 feet of an R zone. (See Exhibit C to the Design
Commission Decision, attached hereto as Exhibit C.)

c. Ifthe site is shown on Map 510-3 as eligible for the Open Space (OS)
performance standard, the project must meet the performance standards of
Subsection 33.510.205.E. This criterion is not applicable because the site is not
included on Map 510-3 as eligible for the Open Space performance standard. (See
Map 510-3.)

d. Ifthe site is on a block adjacent to the Yamhill or Skidmore Fountain/Old Town
Historic Districts, the project must meet the performance standards of Subsection
33.510.205.D. This criterion is not applicable because the Project is not on a
block adjacent to the Yamhill or Skidmore Fountain/Old Town Historic Districts.
(See Exhibit D attached hereto- Map of Central City Historic Resources, Bureau
of Planning and Sustainability, January 7, 2013.)

¢ See Portland Zoning Code 33.510, Map 510-3 showing Block 136 is located in the “Area eligible for general and
housing height bonuses.” See also: “Qualifying areas, shown on Map 510-3, are located such that increased height
will not violate established view corridors, the preservation of the character of historic districts, the protection of
public open spaces from shadow, and the preservation of the City’s visual focus on important buildings (such as the
Union Station Clock Tower).” PZC 33.510.210.D.

1% See discussion above regarding the Project’s floor area bonus.
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e. The increased height will result in a project that better meets the applicable
design guidelines.

1.

11.

111.

1v.

Vi.

The parallel bar building plan with on-grade central access is a common
precedent throughout the Pearl District. The repetition of building footprint,
contrasted by height and material variation, and sharing a common ground
plane through the courtyard as it meets the streets, will serve to tie the
project to the immediate area [CCFDG A2, A4, AS5]. (See also page 38 of
the Applicant’s revised application (“Block 136 Land Use Application LU
14-230014DZM, AD, revised January 22, 2015,” (“Revised Application”),
which is Exhibit C to the Design Commission Decision attached hereto as
Exhibit C.)

The placement of the tower on the east side of the block allows the Project
to step down to NW 13™ Avenue, reflecting context, scale, and massing of
the adjacent historic district. [CCFDG A2, C3, C9].

A lower height would likely consume more ground plane thereby yielding a
less public-oriented courtyard amenity space. [CCFDG A4, AS, C4].

The central courtyard is a carefully designed amenity for public enjoyment
that will be activated with ground level commercial uses connecting the
courtyard to NW 13™ Avenue. [CCFDG B4, B3, C6].

The height and orientation of the residential tower surrounded by the lower-
scale brick building reinforces the north-south view opportunity between
river and downtown along NW 13™ Avenue. [CCFDG Al, C1].

See the Design Guidelines Section of this Narrative Statement (which
follows this section on height) for a more detailed discussion of the Project’s
consistency with each of the CCFDG and RDDG Design Guidelines. The
detailed discussion of the applicable design criteria from the Central City
Fundamental Design Guidelines and the River District Design Guidelines,
and the elements of the Project that satisfy each of those criteria, follows
this section of the Narrative Statement discussing height. That discussion, in
combination with the discussion herein specifically addressing PZC
33.510.210.E.4.e., demonstrates that PZC 33.510.210.E.4.e. is met.

f.  Approval of the increased height is consistent with the purposes stated in
Subsection 33.510.205.4: “The maximum building heights are intended to
accomplish several purposes of the Central City Plan. These include protecting
views, creating a step-down of building heights to the Willamette River, limiting
shadows on public open spaces, ensuring building height compatibility and step
downs to historical districts, and limiting shadows from new development on
residential neighborhoods in and at the edges of the Central City." The Project
design is consistent with these purposes as follows:

1.

Massing and height do not disrupt established views. There is no established
view corridor at the location of the Project per the Portland Scenic
Resources Protection Plan adopted March 15, 1991 (Ord. # 1639577). The
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Project enhances and embraces the NW Johnson Street corridor. (See page
33 of the Revised Application.)

1. Inherent in the maximum building heights and sites afforded height bonuses
in PZC 33.510.210 (as depicted on Map 510-3) is a general -height step-
down from freeway to the river. This Project is compliant with height
allowances/bonuses of the Zoning Code and the River Sub-district of the
Central City Plan District, and so is consistent with the step-down in height
purpose stated in 33.510.205.A.

111.  The Project limits shadows on public open spaces. Independent shadow
studies conducted by the Bureau of Planning and Sustainability and
considered by the Design Commission during the DAR process indicate that
the Riverstone Condominium building completely occludes shadow cast on
Jamison Square by the Project.'’ The Design Commission found that the
Project “does not shadow open public space (Jamison Square) any more
than would a project meeting just the 45 foot height bonus (a 120 foot high
building). Design Commission Decision, page 21. In addition, the Design
Commission considered hearing testimony submitted by the Applicant
demonstrating that the north/south orientation of the new public space
between the two buildings comprising this Project will allow for penetration
of daylight in that new public space.

a. See Exhibit E attached hereto, pages 25-42; See also the study
from the Union Station Clock Tower-related FAR and Height Limits
Proposal, Portland Bureau of Planning, November 2000 and a study
completed by the Bureau of Development Services in 2014, both of which
were considered by the Design Commission.

b. See also pages 40-51 of the Revised Application demonstrating
that the north/south orientation of the new public courtyard between the
Project’s two buildings allows for sunlight from the south to light and
warm the courtyard.

iv. The Project steps down to NW 13® Avenue (the spine of the NW 13
Avenue Historic District to the south) to make it compatible with many of
the other buildings on NW 13™ Avenue in the Project area. The placement
of the 12™ Avenue building on the east side of the block allows the Project
to step down to NW 13™ Avenue, reflecting context, scale, and massing of
the adjacent historic district. The Project is compatible with desired/allowed
building heights and massing. It adds to a positive and varied skyline in this
district. See Exhibit E. See, generally, pages 14-17, 23-24, 26-28, 31, and
102 — 131 of the Revised Application.

v. The north/south orientation of the parallel bar buildings on the Project site
limit shadows on other development within the Pearl District and, by virtue

! The study is from the Union Station Clock Tower-related FAR and Height Limits Proposal, Portland Bureau of
Planning, November 2000. The Commission also considered a study completed by BDS in 2014. Also, although
not required, the Applicant completed and submitted a sun study that is part of the record, which demonstrates that
the Project has little effect on Jamison Square even using a more restrictive March 21 date rather than April 21.
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of the Project’s location, there is no shade effect on residential
neighborhoods at the fringe of the City Center.

As set forth above, and as supplemented in the detailed discussion of Design Guidelines
below, the Applicant has established that the Project has a base allowable height of 75 feet,
qualifies for the general bonus height of 45 feet (taking the allowed height to 120 feet), and also
meets all applicable criteria contained in PZC 33.510.210.E.4.a-f. and is therefore entitled to a 30
foot housing bonus height for residential development (taking the allowed height to 150 feet).
Therefore, the combined height that the Project is eligible for under the Portland Zoning Code is
150 feet. The highest building in the development, at 150 feet, complies with that maximum, and
allows for the shorter 75 foot building on NW 13™ Avenue to step down to the historic district.

APPROVAL CRITERIA -- DESIGN GUIDELINES:

The Project site is zoned EXd. The “d” signifies that the Project falls within a Design
Overlay Zone. PZC 33.420. A design review application will be approved if the review body
finds the applicant to have shown that the proposal complies with the design guidelines for the
area. PZC 33.825.055.

Two sets of design guidelines apply to the Project: the Central City Fundamental Design
Guidelines (“CCFDG”) and the River District Design Guidelines (“RDDG”). PZC Map 420-1.
The CCFDG make up the fundamental set of design guidelines for all development in the
Downtown Design District, and are augmented with additional guidelines specific to subdistricts.
For this Project, the RDDG supplement the CCFDG. Where a conflict arises between design
district guidelines, the more local or area-specific set of design guidelines take precedence.
Central City Fundamental Design Guidelines, Part 1, page 4. Design Guidelines are mandatory
approval criteria that must be met as part of design review. Id. at page 10. However, the design
review process is flexible and is intended to encourage designs that are innovative and
appropriate for their locations. /d. Only the “Guideline” itself is mandatory, and the guidelines
are specifically identified. CCFDG, Part II, page 16.

The RDDG adds specificity to the CCFDG. RDDG, page 5. Compliance with the RDDG
can take many different forms. The RDDG 1is intended to state broad design objectives and to
provide guidance; they are not prescriptive standards. /d. The RDDG is divided into several
special areas illustrated on the map on page 7 of the RDDG. The Project is in the “Pearl District
Neighborhood.” RDDG, page 7. Because of the Project’s location in the Pearl District
Neighborhood, in addition to the general requirement of the CCFDG and the RDDG, it must
demonstrate compliance with RDDG A5-1-1

The CCFDG and the RDDG includes specific guidelines in four general categories. (A)
Portland Personality addresses design issues and elements that reinforce and enhance
Portland’s character. (B) Pedestrian Emphasis addresses design issues and elements that
contribute to a successful pedestrian environment. (C) Project Design addresses specific
building characteristics and their relationships to the public environment. (D) Special Areas
provides design guidelines for the four special areas of the Central City.

The general goals are as follows:
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SECTION A - PORTLAND PERSONALITY
CCFDG A1 Integrate the River

Orient architectural and landscape elements including, but not limited to, lobbies, entries, balconies,
terraces, and outdoor areas to the Willamette River and Greenway.

Develop access ways for pedestrians that provide connections to the Willamette River and greenway.

RDDG A1-1 Link the River to the Community

Link the Willamette River to the community reinforcing the river’s significance.

The site is located equidistant to the river in both north and east directions (approximately
2600-2700 feet), and is just two blocks (just over 600 feet) from the west edge of the District and
1-405."* The Project’s two buildings are oriented at a +/-45 degree angle from the river in both
directions.

Balconies for a third of the residents are oriented for a river view, and the 12® Avenue
Building roof terrace is oriented for views of the river."? Many visual cues signifying river and
greenway connections are evident from the abutting right-of-way including the arched span of
the Fremont Bridge and the Union Station clock tower.'* These features and others like them
serve as visual landmarks for the entire neighborhood. Neither building interferes with views
down NW Johnson Street to the Union Station clock tower.

The ground floors of both buildings include a variety of public space-activating uses
including storefront retail, office and residential lobbies, and amenity space.'> These active,
sidewalk-proximate spaces will enhance pedestrian connectivity throughout the district and
reinforce connections to the Willamette River about eight blocks north and east of the Project
site.

The Project is oriented with buildings running in the north-south direction for the following

reasons:

1. The apartment building roof terrace and unit balconies will have river and territorial
views. The roof terrace will offer views eastward (SE Portland, Mt. Hood, etc.),
westward (NW Portland, West Hills, etc.) and southward (central city, West Hills, etc.).
The orientation of the tower puts the long walls along a north-south axis. Since river
views are north and east, most of the units on three sides will all be able to enjoy at least
some river view. Balconies for over one third of the units are oriented for views of the
river. This orientation also maximizes sun exposure to the courtyard.

2. The roof terrace on the 13™ Avenue Building will offer views northward to the river and
the Fremont Bridge, and southward to downtown and the west hills. Projecting steel
balconies intermittently located on floors 2-5 will offer views over the courtyard below
and obliquely on NW 13 Avenue.

3. The Project 1s designed to follow the precedent for open space within the neighborhood.
In the Pearl, all but one of the open spaces on private land are oriented north-south.'®

'2 See the illustration on page 4 herein.

3 See e.g., Exhibit C, pages 3, 14, and 17 of the Revised Application.

14 See e.g., Exhibit C, pages 5-17 of the Revised Application.

13 See the Revised Application for various street activating details of each building and the interface with the

surrounding streetscape.
'S See Page 38 of the Revised Application.
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Note that it is public open space within public ri%hts-of-way that are commonly oriented
east-west (for example the path between NW 12 Avenue and NW 11" Avenue along
NW Kearney Street). /d.

4. The Project 1s designed to follow the precedent of loading docks on NW 13™ Avenue by
providing a north-south oriented dock along this street. An east-west orientation would
not allow for a dock and would contribute less to the NW 13™ Avenue Historic District
precedent.

5. The buildings are oriented north/south on the site to best take advantage of solar access
for the courtyard between the buildings. East-west orientation would make a dark public
courtyard, whereas opening the courtyard to the south allows for solar access.

6. The Project 1s designed to provide equal daylight to the residential units. An east-west
orientation would put half of the units in a dark, north-facing position.

CCFDG A2 Emphasize Portland Themes

When provided, integrate Portland-related themes with the development’s overall design concept.

This design guideline focuses on emphasizing “themes unique to Portland’s culture and
geography that promote the city’s identity and image. Examples of elements that identify
Portland include the rose (the city flower), the great blue heron (the city bird), water features,
bridges, trees, mountain views, rain, and the natural environment.” CCFDG, page 24.

The concept for the project, Heartwood + Seedling, relates to Portland themes in two
ways: "Heartwood” for the timber industry and ”Seedling” for Portland’s natural setting and
forested past. The courtyard’s log-jam concept relates to Portland’s history in the timber
industry, and the 13™ Avenue Building’s roof terrace uses a wood grain theme. Stormwater
planters incorporated into the courtyard highlight the rain and natural environment unique to
Portland and the Northwest.

The 13™ Avenue Building contributes to the predominant loft warehouse typology in the
area with a raised retail/restaurant loading dock and flexible retail/restaurant spaces that can help
to activate the active, mixed-use pedestrian corridor on NW 13™ Avenue and can help to
reinforce the sense of place of the street. See Footnote 19.

CCFDG A3 Respect the Portland Block Structures
Maintain and extend the traditional 200-foot block pattern to preserve the Central City’s ratio of open
space to built space.

Where superblocks exist, locate public and/or private rights-of-way in a manner that reflects the 200-
foot block pattern, and include landscaping and seating to enhance the pedestrian environment.

The focus of the A3 guideline is to create a fine grain pedestrian network and to avoid
superblocks that are larger than 200 feet x 200 feet. The Project design does this and takes it one
step further by providing an even finer grain pedestrian network with a public courtyard. The
Project will be built within the existing 200 feet by 200 feet existing block and is surrounding by
the City’s existing 200 foot block transportation grid. Landscaping, seating, new retail/restaurant

'7 Compliance with this guideline is established throughout the Revised Application. See, e.g., pages 15-16, and the
design details for the courtyard, each building, and the roof of each building.
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dock, and a new public courtyard featuring programmed space all add to the dynamic urban
fabric of the Pearl District. The Project will further enhance pedestrian connectivity by providing
a mid-block connection through the courtyard between NW Johnson and NW Kearney Streets.

RDDG A3-1 Provide Convenient Pedestrian Linkages

Provide convenient linkages throughout the River District that facilitate movement for pedestrians to
and from the river, and to and from adjacent neighborhoods.

The focus of the RDDG A3-1 is to make these finer grain connections meaningful. The
design supports a fine grain pedestrian network in the neighborhood by providing an on-grade,
accessible public courtyard running north-south between the buildings fronting on NW 13" and
NW 12 Avenues. In this area of the Pearl District, most existing courtyards on private property
are oriented north-south, while public ROW mews are oriented east-west.'® The courtyard
provides convenient, pleasant access to both buildings. The project is retaining cobblestones on
NW Kearney Street to maintain a pedestrian scale to the street.

The ground floors of both buildings include a variety of public space-activating uses
including storefront retail, office, and residential lobbies and amenity space. These active,
sidewalk-proximate spaces will enhance pedestrian connectivity throughout the district and
reinforce connections to the Willamette River about eight blocks north and west [east??] of the
site. The Project adds a layer to the circulation hierarchy in the neighborhood by providing an
on-grade, accessible public courtyard running north-south between the buildings fronting NW
12" and NW 13™ Avenues.

Per the RRDG, page 13, “Kearney and Irving provide dense pedestrian networks
throughout the district. Development along these streets should strengthen this network through
the orientation of windows, entries, stoops, and other building elements which emphasize these
linkages.” Orienting a competing, parallel east-west pedestrian pathway as suggested in the
Appeal would pull life off of NW Kearney Street. Instead, the design locates an entry to the on-
grade courtyard along NW Kearney Street, as well as other active uses such as the residential
lobby entry, leasing office, and a retail space in the 13™ Avenue Building in order to strengthen
NW Kearney Street as a neighborhood connector.

Also on page 13, the RDDG mentions NW 13 Avenue specifically: “NW 13th Avenue
features hundred-year-old loft warehouses and also serves as an active, mixed-use pedestrian
corridor, stretching beyond its historic district boundaries. NW 13th Avenue hosts a lively street
fair on First Thursdays, populated with artists and musicians as well as patrons and residents.
Development along these streets should encourage flexibility and creativity, reinforcing the sense
of place that the streets embody.” Orienting the courtyard in an east-west orientation would not
allow for an active dock along NW 13™ Avenue.”’

CCFDG A4 Use Unifying Elements
Integrate unifving elements and/or develop new features that help unify and connect individual
buildings and different areas.

1% See Page 38 of the Revised Application.

19 Compliance with this guideline is established throughout the Revised Application. See, e.g., pages 15-16, and the
design details for the courtyard, the surrounding street zones, and for each building.

Page 18
April 8, 2015 Applicant’s Project Narrative Statement (LU 14-230014 DZM)



Narrative Statement in Support of a Request by Security Properties, Inc.
for Design Review Approval for a
Mixed-Use Project on Block 136 (LU 14-230014 DZM)

This guideline is focused on the opportunity of each individual development site to
incorporate architectural elements that tie it to other buildings in the area, and to common themes
in the City’s rights-of-way. CCFDG, page. 32. Architectural elements on the buildings should
enhance street furniture, paving materials, or other right-of-way improvements to strengthen
bonds between the different parts of the Central City. Id.

The Project will maintain a consistent streetscape through the use of established street
elements such as historic light standards, street trees spacing and treatment, and sidewalk joint
pattems.20

The material palette for the Project buildings continues that found in the Pearl District,
and each building is unified with its immediate context.”! The 13 Avenue Building relates in
height and materiality to the buildings in the predominantly brick historic district immediately
south, while the 12™ Avenue Building relates to the Edge and other taller, sleek buildings within
the Pearl District to the north.

While the apartment and office buildings differ in height, program, and materials, to
contribute to the diversity of the Pearl, they share several unifying features. First, they share a
positive attitude on how to address the street with transparent storefronts. Also, each structure
uses raw concrete, painted steel canopies, galvanized railings, a similar storefront character, and
projecting bays and balconies at the courtyard—all with a common color palette. The spaces are
unified across the courtyard through vision glass and actives along the courtyard edges in both
buildings.

The Project will include a covered retail dock along NW 13™ Avenue, contributing to the
unique streetscape of covered loading docks along NW 13™ Avenue which are important
symbols of the area’s industrial past. The 13™ Avenue Building will use materials similar to the
NW 13™ Avenue Historic District: brick, punched openings, and light steel elements.

Townhouses along NW Johnson Street and NW 12™ Avenue activate the street and
enhance the residential character of these streets. The use of board-formed concrete, painted
steel, canopies, and soft landscaping reflect the Pearl District and enhance the pedestrian
experience.

The public courtyard continues vital Pearl District place-making traditions such as
internally activated open spaces, social pocket places, anything bicycle, pervasive artistic
expression, integrated landscapes, and Italian pastimes such as bocce ball.

CCFDG AS Enhance, Embellish, and Identify Areas

Enhance an area by reflecting the local character within the right-of-way.
Embellish an area by integrating elements in new development that build on the area’s character.

Identify an area’s special features or qualities by integrating them into new development.

See the response to CCFDG A4, above, regarding use of Unifying Elements for an
analysis of how this guideline is met. The Project will enhance, embellish, and identify the area
with its careful treatment of the street and street furnishing zone, the material palette for each
building, the interplay of the design between the two buildings, the creation of a new public

% See Pages 31 — 36 of the Revised Application.
I See Pages 9 — 13, 30, 67— 97, and 112 — 128 of the Revised Application.
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space in the Project’s courtyard, the continuation of the loading docks prevalent along NW 13%
Avenue, and the incorporation of street-level townhomes.

RDDG AS-1 Reinforce Special Areas
Enhance the qualities that make each area distinctive within the River District, using the following
“Special Area Design Guidelines” (45-1-1 — A5-1-5).

RDDG AS-1-1 Reinforce the Identity of the Pearl District Neighborhood
Reinforce the identity of the Pearl District Neighborhood.

The Pearl District is a vibrant urban neighborhood of mixed commercial and residential uses.
Originally accommodating warehousing activities, many of the Pearl District’s older, multistory
buildings have been converted to mixed residential and retail use. The area is an urban mix of old and
new buildings and structures juxtaposed, with visual and physical references to its warehousing past.
Many of the restored and newer buildings have achieved LEED certification, and many use recycled
historic materials within the design of the site or the building itself. The Pearl District is characterized
by views of the Fremont Bridge, a rich fabric of historic buildings, the presence of streetcar, and the
city’s greatest concentration of art galleries.[RDDG, page 17)]

This design guideline discusses ways to continue the uniqueness of the Pearl District
through continuing the juxtaposition of mixed uses, the warehouse character, and the different
architectural languages. The project will contribute to the juxtaposition of old and new in the
neighborhood by proposing two different buildings for the two uses proposed on the site.”* The
warehouse typology inspires the design of the 13™ Avenue Building which will be a flexible
space for office and retail/restaurant uses. The building will also incorporate a loading dock
along NW 13™ Avenue with active street level retail and upper level office space that will
continue the strong tradition of activation of NW 13™ Avenue.

The 12™ Avenue Building uses board-formed concrete at its base and incorporates
townhouse stoop design consistent with other townhouses in the District. The middle and top of
the residential building builds on the architectural language and palette of materials in the Pearl,
thereby contributing to the mix of styles and materials in the current Pearl District. The
residential units and the roof terrace provide views of the Fremont Bridge and the many threads
of the rich fabric of historic buildings.

In recognition of the significance of art to the vitality of the Pearl District, special
importance is placed on incorporating art at Block 136, as is discussed in more detail under
RDDG A5-4 below.

RDDG AS5-1-4 Reinforce the Identity of the Union Station Area
Block 136 1s not located within the Union Station Area. RDDG, page 7.

RDDG AS-3 Incorporate Water Features
Incorporate water features or water design themes that enhance the quality, character, and image of
the River District.

* Compliance with this guideline is established throughout the Revised Application. See, e.g.. pages 3 — 13, and the
design details for the courtyard, the surrounding street zones, and for each building.
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This guideline can be achieved by “taking cues from the river, bridges, and historic
industrial character in the design of structures and open space.” RDDG, page 31. It can also be
accomplished by “Integrating stormwater management into the development.” Id.

The Project includes a water-inspired design theme in the courtyard which is based on the
theme of logs moving down a river during their industrial process from trees to lumber.
Stormwater planters are incorporated into the courtyard with visible overflows from rooftops.
These provide buffers from the building to the public through block connection and perform
critical stormwater function. Eco-roofs are planned for portions of each building’s rooftop.
Finally, the design of the 12™ Avenue Building takes its design “cue from the . . . historic
industrial character” of NW 13™ Avenue. >

RDDG AS5-4 Integrate Works Of Art

Integrate works of art or other special design features that increase the public enjoyment of the
District.

This guideline is focused on making sure that each project includes works of art that
respect Portland’s long-standing commitment to public art. This guideline can be achieved by
integrating art into the design of public spaces, buildings, the street furniture zone, and other
unique sites. The guideline encourages the use of “found” objects that are remnants from the
area’s history. RDDG, pages 32-33.

Given the history of the Pacific Northwest College of Art on the site, public art will be
incorporated into the courtyard and buildings, and wood columns and beams will be salvaged
from the PNCA building. The project owner, Security Properties has a long history of integrating
art and featuring art in their projects, and they are working with PNCA on a concept plan for
public art integration using work form PNCA alumni. The concept plan will describe two
programs for incorporating art in the courtyard where an area has been designated for art in the
courtyard, and in each of the buildings where art will also be integrated.

Finally, the design of the courtyard and the NW 13™ Avenue loading dock are special
design features that will increase the public enjoyment of the District.

CCFDG A6 Reuse / Rehabilitate / Restore Buildings

Where practical, reuse, rehabilitate, and restore buildings and/or building elements.

Where older buildings will not be retained, this guideline encourages incorporating
building elements from existing structures into new development. The Project does not retain the
existing building that formerly housed the Pacific Northwest College of Art, but the Project will
salvage and reuse wood columns and beams for benches in the courtyard.** This is practical way
to reuse an element of the former PNCA building in the design of the Project.

CCFDG A7 Establish and Maintain a Sense of Urban Enclosure

Define public rights-of-way by creating and maintaining a sense of urban enclosure.

2 For details see pages 4, 12, 15-17, 30, 62, 68-69, 71-97, and 102-130 of the Revised Application.
* See Page 41, Note 10 in the Revised Application.
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The primary intent of this guideline is to make sure that buildings are built to their
property lines in an urban way (instead of being setback in a suburban way). CCFDG, page 46.

To continue the Pearl’s sense of urban enclosure, both buildings will be built to their lot
lines on all streets.” The only exceptions occur where the residential building form steps back at
the lower levels to create semi-public townhouse stoops at NW Johnson Street and NW 12
Avenue.

The forms of each of the Project’s buildings are designed to maintain a sense of urban
enclosure. The overall form of the 13™ Avenue Building 1s ke]tﬂt at 76 feet tall to relate to the
historic fabric around it. Retail spaces at the corner of NW 137 Avenue & NW Johnson Street,
and at and NW 13™ Avenue and NW Kearney Street step with the adjacent grade to create street
level urban spaces. Twelfth Avenue has inconsistent heights along its length, with a 161 foot
tower two blocks to the north. The Project’s 12™ Avenue Building is balanced with these other
nearby taller existing buildings and continues the growth of high density residential development
that characterizes NW 12™ Avenue through the Pear] District

CCFDG A8 Contribute to a Vibrant Streetscape

Integrate building setbacks with adjacent sidewalks to increase the space for potential public use.

Develop visual and physical connections into buildings’ active interior spaces from adjacent
sidewalks.

Use architectural elements such as atriums, grand entries and large ground-level windows to reveal
important interior spaces and activities.

The CCFDG (page 50) explains how mixed-use places provide vibrancy to a 24-hour city
and says: “Historically, settings that accommodate diverse activities such as working, playing,
meeting, living, shopping and celebrating are thriving urban centers”. The Applicant has
endeavored to create a 24-hour project by accommodating all of these programs within one
block. Two different building heights allow the Project to include the commercial office element
within the 13™ Avenue Building that will activate NW 13™ Avenue throu ghout the day.
Providing a round-the-clock mix of residential, office, and retail uses on the block ensures
diverse human activity throughout the day and night.*®

The design of the office building will promote use of the dock with large folding
storefront doors to let the public in to the proposed market. Outdoor dining is envisioned here. In
addition, the sidewalk level of the elevations along NW Johnson and NW Kearney Streets is
designed to encourage the use of adjacent on-grade sidewalks by providing direct visual and
physical connections to retail spaces through large windows and doors into their storefronts, as
well as a slight recess from the lot lines at the entries to these spaces which could be used for
café or other seating.

The corner of NW 13™ Avenue and NW Johnson Street has long been an important
corner in the neighborhood with the active PNCA entry and unique bike parking. In an effort to

» See, e.g., pages 31-36 of the Revised Application.

%6 The Project’s many design elements that support a finding of consistency with this design guideline are too
numerous to enumerate here. The narrative below summarizes project elements that demonstrate compliance with
this guideline. Specific information on each of these design elements can be found throughout the Revised
Application.
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continue this use and energy, the NW 13™ Avenue dock pulls back at the corners to create spill-
out potential. Both wall- and ground-mounted bike parking are proposed at both corners as well
as prominent retail building entries. This will induce sidewalk-level spill-out on NW Johnson
and NW Kearney Streets.

The through-block connection created by the courtyard between NW Johnson and NW
Kearny Streets provides ample opportunities for seating, gathering, and people watching. Its
north/south orientation allows for uninterrupted street frontage and the length of the loading dock
on the vibrant NW 13™ Avenue corridor. The courtyard will be sheltered between the two
buildings creating a quieter retreat for resting or playing within the middle of the block. The
bocce court provides an active public program, as do public bicycle repair stations and ample
bike parking. Art is also proposed in the courtyard.

In the residential building, connections to the sidewalk are created with outdoor transition
areas, with large windows facing the street, and with usable stoops at the townhouse entries. In
addition, the townhouse stoops are located from 2 feet to 3 feet above the sidewalk level with
soft streetscape planting to encourage active use of the stoops by residents while screening their
exposure to the public.

The furnishing zone of the abutting streets has a mix of River District standard elements
including trees, benches, bike racks, and light poles separating pedestrians from cars. Existing
parallel parking on NW Johnson and NW Kearney Streets and on 12® Avenue will maintain an
effective separation from the pedestrian and vehicular traffic. Canopies at all building entry
points will provide weather protection. Mechanical equipment is isolated from pedestrian view
on the roof or penthouse levels of the buildings. No ground level mechanical equipment is
included in the Project. The office building includes a band of louvers in the top level of the
retail storefronts out of the pedestrian realm.

RDDG AS8-1 Design Fences, Walls and Gateways to be Seen Over
Design fences, walls and gateways located between a building and the sidewalk to be seen over to
allow for social interaction.

The focus of this guideline is on developments where buildings are set back from the
sidewalk edge. RDDG, page 34. The guideline seeks to create thresholds between public and
private spaces that are “comfortable” and that encourage interaction between residents and
passersby.

Generally, most of the Project goes to the right-of-way line. However, the townhouses in
the 12™ Avenue Building are set back slightly from the sidewalk edge and incorporate stoops,
low planting walls, a trellis, and plantings to provide a threshold between public and private
space. In an effort to encourage use of the stoops, these elements create visual screening to create
semi-privacy for the residents, but do not hide them.”’

The residential patio within the courtyard is separated from the public portions of the
courtyard by log benches and trees. This creates a degree of separation, but maintains safety by
keeping eyes on the spaces.”®

CCFDG A9 Strengthen Gateways

" See pages 67-76 of the Revised Application.
% See pages 41-45 of the Revised Application.
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Develop and/or strengthen gateway locations.

This guideline is not applicable because Block 136 is not a gateway site.

RDDG A9-1 Provide a Distinct Sense of Entry and Exit
When developing at gateway locations, provide a distinct sense of entry and exit that relates to the
special qualities of an area.

This guideline is not applicable because Block 136 is not a gateway site.
SECTION B - PEDESTRIAN EMPHASIS

CCFDG B1 Reinforce and Enhance the Pedestrian System
Maintain a convenient access route for pedestrian travel where a public right-of-way exists or has
existed.

Develop and define the different zones of a sidewalk: building frontage zone, street furniture zone,
movement zone, and the curb.

Develop pedestrian access routes to supplement the public right-of-way system through superblocks or
other large blocks.

This guideline is primarily focused on creating a great pedestrian environment through
appropriate sidewalk zones and designing buildings to encourage sidewalk use. It only refers to
inter-block pedestrian ways for blocks over 200 feet x 200 feet. CCFDG, page 62. The design of
Block 136 encourages sidewalk use, and positive interaction between the public space of the
street and the new private spaces being created by the Project as previously described and as
additionally described below.”

Sidewalk zones will be enhanced by defining different sidewalk zones with appropriate
joint pattern and a variety of surface materials while keeping the sidewalk as wide as possible for
ease of travel. The Project creates a variety of streetscape experiences by altering the furnishing
zone to correspond with building uses (for example, benches and pavers at residential uses, and
ample bike parking at retail uses). The curb edge and paving pattern along NW 12" Avenue is
reestablished between the two curb cuts for parking and loading. In addition, building edges are
articulated at the sidewalk using large windows, canopies at retail entries and along the dock, and
partially glass-covered trellises at the townhouses. The pedestrian realm is provided with
sheltered spaces that do not obstruct the movement zone.

RDDG B1-1 Provide Human Scale to Buildings Along Walkways

Provide human scale and interest to buildings along sidewalks and walkways.

This guideline can be achieved by providing street furniture outside of ground floor retail,
large windows and balconies to encourage social interaction, and stoops and windows at the
ground floor of residential buildings. RDDG, page 39. “Ground floors should be prominent at the

* For details on street treatments see pages 31 — 36 of the Revised Application.
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street level, with ceiling heights that are taller than the floors above. Porches and balconies are
particularly encouraged.” Id. at 38.

As discussed above in detail and as included in the Revised Application, detailing,
proportions, materials, and activities at the ground levels of both buildings provide human scale
and relationships which support pedestrian needs and interests. The NW Johnson Street and NW
Kearney Street elevations are designed to encourage the use of adjacent on-grade sidewalks by
providing direct visual and physical connections to retail spaces through large windows and
storefront openings. In addition, recessed ground level wall planes will enhance these spaces for
spill-out activity.

The design of the 13™ Avenue Building will promote use of the loading dock with large
folding storefront doors for direct public access into the proposed market. In the 13™ Avenue
Building, tall 16 foot to 20 foot ground-level ceilings, deep steel canopies, folding storefront
walls, and custom entry doors with custom hardware to the office lobby provide interest and
human scale proportion adjacent to the sidewalk and raised dock. In addition, the ground-level
slab steps internally to create accessible entries directly off the street at the corners with NW
Johnson and NW Kearney Streets.

Tall 20 foot ceilings and large expanses of clear glazing at the northeast corner of the
residential building will allow views into the leasing office and lobby. Sensitive detailing of the
townhouse transitions on NW 12 Avenue and NW Johnson Street, including low planter walls,
high and low plantings, trellises and canopies at the stoops also provide human scale. The high
rise also includes balconies to allow for informal surveillance of the street. Ground level building
detailing, proportions, materials, interior space configuration and entries with large canopies are
human-scaled and will induce conditions supportive of pedestrian interest, activity, and safety.

CCFDG B2 Protect the Pedestrian

Protect the pedestrian environmment from vehicular movement.

Develop integrated identification, sign, and sidewalk oriented night-lighting systems that offer safety,
interest, and diversity to the pedestrian.

Incorporate building equipment, mechanical exhaust routing systems, and/or service areas in a
manner that does not detract from the pedestrian environment.

This guideline is primarily concerned with early consideration of and planning for good
right-of-way design to provide a safe and interesting zone for pedestrians, while meeting the
project’s needs for access, lighting, street furniture, and building utilities. CCFDG, page 66. This
guideline may be satisfied by emphasizing the protected pedestrian zone of the sidewalk,
building on an area’s historic approach to the sidewalk and/or right-of-way, and integrating
mechanical equipment into the overall building design. Id. at 67-69.

The furnishing zone of the three streets (NW Johnson and NW Kearny Streets and NW
12™ Avenue) has a mix of trees, benches, bike racks and light poles separating pedestrians from
cars.”” Existing parallel parking on NW Johnson and NW Kearney Streets and NW 12" Avenue
will maintain an effective separation from the pedestrian and vehicular traffic. Canopies at all
building entry points and continuous canopies on both docks will provide weather protection.

30 See pages 31 — 36 of the Revised Application.
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An integrated lighting system has been incorporated into the project’s overall design to
provide safety and to enhance the architectural elements of the buildings. Mechanical equipment
1s kept away from pedestrians and located on the roof or penthouse levels of the buildings, and is
integrated into the overall building design so there are no exposed utilities. The office building
includes a band of louvers in the top level of the retail storefronts.

As detailed previously and as set forth in detail in the Revised Application, the 12
Avenue Building creates connections between the residential lobbies, units and the sidewalk with
outdoor transition areas — large windows facing the street, and elevated stoops (from 2 to 3 feet
high) at the townhouse entries. Tall 20 foot ceilings and large expanses of clear glazing at the
northeast corner of the residential building will allow views into the leasing office and lobby.
Sensitive detailing of the townhouse transitions on NW 12® Avenue and NW Johnson Street,
including low planter walls, high and low plantings, trellises and canopies at the stoops also
provide human scale. The high rise also includes balconies to allow for informal surveillance of
the street. Ground level building detailing, proportions, materials, interior space configuration,
and entries with large canopies are human-scaled and will induce conditions supportive of
pedestrian interest, activity, and safety.

CCFDG B3 Bridge Pedestrian Obstacles
Bridge across barriers and obstacles to pedestrian movement by connecting the pedestrian system with
innovative, well-marked crossings and consistent sidewalk designs.

This guideline addresses fragmented pathway systems, wide streets, high traffic
volumes or speeds, and changes in grade that create obstacles to pedestrian movement. CCFDG,
page 70. This guideline can be achieved by providing safe, easy pedestrian access through large
development sites. Id. at 71.

Block 136 is in an area with a complete pedestrian network made up of sidewalks and
a shared street, and the Project is on one 200 foot square city block and maintains the City’s
small-block grid.*! The street improvements on all frontages are consistent with the adopted
street standards for the River District and will ensure a well-integrated and well-marked
pedestrian system. See footnote 29. At approximately 125 feet in length, both the NW 13™
Avenue dock and the courtyard dock are pulled back from the corners allowing for at-grade retail
entries and spill-out potential > The raised loading dock on NW 13™ Avenue is consistent with
PBOT's street standards.

The courtyard between the buildings will provide a new mid-block connection
between NW Johnson and NW Kearney Streets, including a variety of features to enhance
pedestrian safety, convenience, and enjoyment. A single accessible ramp will be provided at the
south end of the dock orienting to NW Johnson Street at mid-block.

CCFDG B4 Provide Stopping and Viewing Places

Provide safe, comfortable places where people can stop, view, socialize, and rest.

Ensure that these places do not conflict with other sidewalk uses.

*! See pages 3-11 of the Revised Application.
2 See pages 112-119 of the Revised Application.
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The Project design elements that address this guideline are addressed in detail above and
in the Revised Application. The discussion below summarizes those design elements previously
discussed that achieve the goals of this guideline.

The street plan along NW 13" Avenue provides opportunities to create places for people
to linger that are different from most other places in the downtown grid. The “loading dock™
feature is included for a majority of the NW 13™ Avenue block face with steps at both ends and a
ramp at the south end. The courtyard between the two buildings will provide both formal and
informal resting opportunities, tables and chairs, and a bocce court. Ample raised spill-out areas
are provided on both sides of the 13™ Avenue Building to accommodate retail or restaurant
tenants. Continuous canopies along all retail storefront bays will provide protection from the
elements.

The public courtyard will provide ample seating, bocce playing opportunities, and
restaurant seating with views into adjacent retail windows and the residential lobby. The dock on
NW 13 Avenue will provide views into the retail and will have restaurant seating. Benches will
also be included in the right-of-way.

Sensitive detailing of the townhouse transitions on NW 12™ Avenue and NW Johnson
Street, including low planter walls, high and low plantings, and trellises and canopies at the
stoops also provide conditions supportive of resting and people watching from these protected
semi-private spaces.”

CCFDG BS Make Plazas, Parks and Open Space Successful
Orient building elements such as main entries, lobbies, windows, and balconies to face public parks,
plazas, and open spaces.

Where provided, integrate water features and/or public art to enhance the public open space.

Develop locally-oriented pocket parks that incorporate amenities for nearby patrons.

This guideline can be accomplished by orienting incorporated open spaces to receive
sunlight, developing incorporated open spaces adjacent to buildings that can accommodate a
variety of programmed functions, developing open spaces that provide different functions at
different times of the week, and developing locally-oriented urban pocket parks. CCFDG, pages
79-83.

The Project design elements that address this guideline are addressed in detail above and
in the Revised Application; see particularly the design details for the courtyard and the designs
for the 12™ and 13™ Avenue Buildings where they interface with the new public courtyard. The
narrative below summarizes those design elements previously discussed that achieve the goals of
this guideline.

Details on the Project’s on-grade public courtyard will incorporate active open space
adjacent to both buildings. It is oriented in the north-south direction in order to receive sunlight
during most of the day. Eyes on the courtyard from office, retail, and residential spaces will keep
it safe throughout the day and night. Incorporating primary entrances to both buildings, the

** Project design elements addressing this design guideline are included throughout the Revised Application. See
particularly the details for the streets, the buildings, and the courtyard.
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courtyard also provides restaurant/café seating at the dock-level retail, and a residential patio
adjacent to the amenity lounge and kitchen spaces.

A simple but diverse material palette in the courtyard will create warmth and variety from
the adjacent streetscape, and the plant palette selected will create seasonal interest throughout the

year. The “log jam” benches are intended to appeal to users of all ages by providing seating and
being climbable by children.

RDDG B5-1 Recognize the Roles of Tanner Creek Parks
Strengthen and enhance the Tanner Creek Parks as both a neighborhood park system and an extension
of the North Park Blocks.

This guideline can be achieved by fostering an identity along the edges of the Tanner
Creek Parks that celebrates the distinct character of the River District. RDDG, pages 41-42.
While Block 136 1s not directly adjacent to a Tanner Creek Park, it is one block away from
Jamison Square and connected via the pedestrian-only portion of NW Kearney Street. Tree
grates from Tanner Creek Park blocks will be used in Block 136 for continuity to foster identity
along the edges of the Tanner Creek Parks.**

CCFDG B6 Develop Weather Protection
Develop integrated weather protection systems at the sidewalk-level of buildings to mitigate the effects
of rain, wind, glare, shadow, reflection, and sunlight on the pedestrian environment.

This guideline looks for the successful integration of awnings, arcades, trellises,
recessed windows or entries, and landscaping to address the effect of environmental factors such
as rain, wind, glare, shadow, reflection, and sunlight on the pedestrian environment. CCFDG,
page 84. This guideline can be accomplished by incorporating weather protection, shade
enhancement, and orienting accessory outdoor areas to take advantage of the sun. Id. at 85-87.

The Project integrates all-weather protection at all primary points of entry in both
buildings and within the courtyard.*® The 13 Avenue Building includes a continuous canopy
covering the entire dock, and canopies are provided over the north and south retail entries as well
as a continuous glass canopy over the courtyard dock. The 12™ Avenue Building has a canopy
over the residential lobby entrance, and canopy/trellis combinations are provided over the
townhouse entries. The courtyard is oriented north/south to take advantage of maximum sunlight.

CCFDG B7 Integrate Barrier-Free Design

Integrate access systems for all people with the building’s overall design concept.

The Project 1s fully ADA compliant, and provides accessible entry to all main building
entries: via ramps at the office and retail entry on NW 13™ Avenue, and at the courtyard entry
from the dock, as well as on-grade at the residential entry. ADA access to the townhouses is
from within the residential building.

3% See page 33. note 3 of the Revised Application.
* Project design elements addressing this design guideline are included throughout the Revised Application. See
particularly the details for the streets, the buildings, and the courtyard.
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SECTION C - PROJECT DESIGN

CCFDG C1 Enhance View Opportunities
Orient windows, entrances, balconies, and other building elements to surrounding points of interest
and activity.

Size and place new buildings to protect existing views and view corridors.

Develop building facades that create visual connections to adjacent public spaces.

RDDG C1-1 Increase River View Opportunities

Increase river view opportunities fo emphasize the River District ambiance.

The CCFDG Cl1 design guideline is concerned with the full range of view opportunities,
from large scale views of the natural and/or the built environment, to small scale views available
at the street level. CCFDG, page 92. In addition to the range between large and small scale
views, this guideline also discusses the alteration or enhancement of views, and the creation of
new views. Id. The guideline specifically recognizes that “new buildings alter existing views
only to the extent allowed by the City’s development standards.” Id. This guideline can be
accomplished by creating retail view opportunities, taking advantage of locations that front on
public spaces, creating new small-scale views into building lobby spaces or entries, and
enhancing views to significant features. Id. at 93-95.

The RDDG Guideline C1-1 specifically states that guideline C1-1 may be accomplished by
(1) designing and locating development projects to visually link their views to the river, (2)
providing public stopping and viewing places which take advantage of views of River District
activities and features, and (3) designing and orienting open space and landscape areas to
emphasize views of the river.

Block 136 1s not designated as being within the Scenic Resource Zone. PZC 33.480.020
and Exhibit B to the Commission Decision. As such, building to the fully allowed height limit on
Block 136 will not affect any “significant scenic resources” from a defined view corridor. The
Project design does not block views to the east (or to any direction) from east-west oriented
public rights of way, and, as described in detail above, it also creates views to the river and
bridges from the roof terrace and resident balconies.

Furthermore, as discussed in detail above, many on-grade visual connections have been
created between each building and its public context, such as viewing into the public courtyard
from the raised retail dock along the 13™ Avenue Building.

The apartment building roof terrace and unit balconies will have river and territorial
views. Residential amenities will have views through ample glazing to the courtyard and
surrounding streets. In the office building, glazed retail fagcades allow reciprocal views between
the shop interiors to the courtyard, dock, and sidewalk. Neither building interferes with views
down NW Johnson Street to the Union Station clock tower.

Finally, while it is not possible to see the Willamette River while on-grade on Block 136
since it 1s located so many blocks away from the river, the Project is designed to embrace the
River District theme, as demonstrated in the courtyard’s log raft design concept. The Project also
creates many new Willamette River view opportunities. The 12™ Avenue Building roof terrace is
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oriented for views of the river, and balconies for at least a third of the apartment residents are
oriented for a river view.

CCFDG C2 Promote Quality and Permanence in Development

Use design principles and building materials that promote quality and permanence.

This guideline looks for building designs that successfully continue Portland’s tradition
of design quality and permanent construction. CCFDG, page 96. This guideline can be
accomplished by developing buildings and using methods and materials that promote
permanence and express skilled craftsmanship; examples include using materials and methods
that create a high level of textural detail, using design strategies to reduce the scale of larger
buildings at the street level, and creating building facades that provide a range of visual
experience and that promote a sense of place. Id. at 97-99.

The Project proposes a high quality palette of materials to create building facades that
provide a range of visual experiences and promote a sense of permanence.*® Material choices are
responsive to Design Commission comments, especially with regard to the 12™ Avenue Building
— greater reference to Pearl District context, simplification of vertical cladding pattern, increase
ground floor volumes, etc. See Footnote 39. Primary material composition includes: board-
formed concrete and composite aluminum panels and aluminum window wall proposed at the
levels above. The red brick proposed for the bulk of the 13™ Avenue Building adds a long-
lasting, human-scale layer of texture that can be experienced by pedestrians at the ground level
as well as by those observing from other vantage points. Both buildings will include high quality
detailing of light, small-scale steel elements such as steel railings and canopies.

C3 Respect Architectural Integrity

Respect the original character of an existing building when modifving its exterior.

Develop vertical and horizontal additions that are compatible with the existing building, to enhance
the overall proposal’s architectural integrity.

This guideline is not applicable because the Project does not preserving an existing building.

RDDG C3-1 Integrate Parking

Design parking garage exteriors to visually integrate with their surroundings.

RDDG Design Guideline C3-1 seeks parking structures that relate to the design context
of the area and designs that incorporate and enhance street level land use and interest. RDDG,
page 48. This guideline can be accomplished by designing street-facing parking garages to not
express sloping floors and by designing sidewalk level of structures to accommodate active uses.
Id. at 49.

The Project includes two below grade levels of parking accessed from a single point of
entry on NW 12® Avenue.”” The single point of entry minimizes automobile interference with

% For details see pages 4, 12, 15-17, 30, 62, 68-69, 71-97, and 102-130 of the Revised Application.

T For garage entryway details see pages 18-21, 25, and 77-80 of the Revised Application. Details for the 12
Avenue Building include illustrations of the street level townhomes and the leasing office; street design details
illustrate the overall building/street interface on NW 12 Avenue.
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the pedestrian environment. Materials, color, and detailing of the garage entry is consistent with
that of the adjacent portion of the building. A custom metal door continues the upward-acting
type of those found in the Pearl, and matches the pattern of the townhouse screen elements.
Board-formed concrete walls and canopies complement those of the townhouses to help lessen
the impact of the garage entry. The majority of the 12™ Avenue Building frontage is comprised
of street level townhomes, the main building lobby and leasing office, and the building
mailroom. Each of these elements dominates the focus of the street level of the building on the
12™ Avenue frontage so that the well-designed garage entrance is visually integrated with its
surroundings.

CCFDG C4 Complement the Context of Existing Buildings
Complement the context of existing buildings by using and adding to the local design vocabulary.

This guideline is focused on proportions, scale, rhythm, and detailing that complements
the existing context of the project site. CCFDG, page 104. Project design can complement
existing buildings through the innovative use of the local design vocabulary, but the design of a
new building need not mimic or imitate the contact of existing buildings to be complementary.
Id. This guideline can be accomplished by integrating new construction with the existing fabric,
using design elements that are common to the area’s design vocabulary, using materials that are
common to the area’s historic construction methods, and unifying related buildings with a similar
design vocabulary. Id. pages 105-108.

The Pearl District is a mix of use and styles. The two Project buildings take their cues
from different eras of construction observed in the Pearl.*® As described above, each building has
been designed to complement the different styles of architecture already existing in this portion
of the neighborhood, and each is scaled to complement the variety of low-rise and high-rise
buildings already existing blocks from the Block 136 site.

The 13™ Avenue Building complements the NW 13™ Avenue Historic District in
massing, opening proportions, and material. Interpreted with modern details, the building also
repeats design elements that are common to the Historic District’s design vocabulary, such as a
loading dock with canopy and human-scaled light steel elements like railings and canopies.

The 12™ Avenue Building design uses elements that are common in newer high rises in
the Pearl, such as subtle variation in massing, use of window wall, and the addition of balconies
and roof terraces. Most importantly, the base of the building takes cues from successful adaptive
reuse and new ground-related residential units in the area, such as townhouses with raised stoops,
set-in windows, and planting areas.

CCFDG C5 Design for Coherency
Integrate the different building and design elements including, but not limited to, construction
materials, roafs, entrances, as well as window, door, sign, and lighting systems, to achieve a coherent
composition.

This guideline is concerned with balance. “Buildings that have balanced all of the
competing design considerations — structural systems, exterior cladding, roof systems, window

38 See Page 9 — 13, 30, 67 — 97, and 112 — 128 of the Revised Application.
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and door materials and their placement, ground level exterior lighting fixtures or signs — create
coherent compositions. CCFDG, page 108. This guideline can be accomplished in a variety of
ways, including using integrated systems of building materials, developing an integrated strategy
at the sidewalk level, and using building materials and details to evoke the character of the River
District. Id. at 109-111.

Each building of the Project is a coherent composition of its own — the 13™ Avenue
Building reflecting a brick warehouse vernacular (history, heartwood) juxtaposed with the
layered verticality of the 12™ Avenue Building (future, seedling). As a two-building composition,
they reference one another in subtle ways — unifying elements of concrete at the base of both
buildings, projecting metal decks and balconies, and an overlapping color palette.

The 12™ Avenue Building expresses the lightness of a young forest, as metal panels and
bays accentuate verticality. A concrete base at the townhouses anchors the building, but the
window wall comes to the ground in a few areas to integrate the base with the middle and top.
Charcoal ground-level canopies and a light-colored trellis at the penthouses have similar details
to unify the building, and also express a dark-to-light color scheme from bottom to top. The 12z
Avenue Building uses elements that are common in newer high rises in the Pearl, such as subtle
variation in massing, use of window wall, and the addition of balconies and roof terraces. Most
importantly, the base of the building takes cues from successful adaptive reuse and new ground-
related residential units in the area, such as townhouses with raised stoops, set-in windows, and
planting areas.

The 13™ Avenue Building expresses the solidity and industry of worked lumber. The
building is a solid, compact composition of punched openings in brick. Interpreted with modern
details, the building also repeats design elements that are common to the Historic District’s
design vocabulary, such as a loading dock with canopy and human-scaled light steel elements
like railings and canopies. It contains a few inset areas— ‘kerf” patios and retail entries—cut into
the form to open the building to the street, as well as the addition of two raised docks with
canopies to anchor the solid building to the ground.

Unifying elements of concrete at the base of both buildings, similar painted steel
elements at the ground level of both buildings, and an overlapping color palette create an overall
coherency for the project, without making a monotonous matching block.

CCFDG C6 Develop Transitions Between Buildings and Public Spaces

Develop transitions between private development and public open space.

Use site design features such as movement zones, landscape elements, gathering places, and seating
opportunities to develop transition areas where private development directly abuts a dedicated public
open space.

“Buildings form successful transitions with public spaces by incorporating physical and
visual connections to the public spaces from the different levels of buildings.” CCFDG, page
112. For buildings directly on the public right-of-way or other public space, the building frontage
zone functions as the transition zone. /d. Building elements that contribute to the distinction
between private and public spaces include arcades, large window openings, building forms that
step back, changes in grade, landscaping, and spaces for active retail uses. /d. This guideline can
be accomplished by using gathering areas or landscaping to define transition areas, developing
open spaces that serve as transitions between buildings, incorporating private outdoor spaces as
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transitions to public space, including human scale elements at areas of transition, and creating
large openings in the walls of ground level of a building. /d. at pages 113-117.

Each of the Project’s design elements that address transition areas are discussed in detail
above and in the Revised Application. The discussion below highlights several key Project
characteristics that accomplish this guideline.

Canopies, a raised loading dock, and folding storefront doors on the 13™ Avenue
Building act as a transition into the retail/office building. The extension of the loading dock level
through the building enhances the transitions from public to semi-public, and then to the publicly
accessible courtyard. Canopies and recessed openings at the sidewalk-level occur at retail entries
to provide a rich threshold between the sidewalk and retail spaces. In the apartment building
street-level townhomes, semi-private raised stoops with canopies/trellises and two levels of
planting (including one with a perforated metal screen), act as a transition into the townhouses.

Within the courtyard, the residential patio is slightly separated from the courtyard with a
grade change, salvaged log benches, and taller plantings. At the north end, a large canopy
transitions into the residential lobby.

CCFDG C7 Design Corners That Build Active Intersections
Use design elements including, but not limited to, varying building heights, changes in facade plane,
large windows, awnings, canopies, marquees, signs, and pedestrian entrances to highlight building
corners.

Locate flexible sidewalk-level retail opportunities at building corners.

Locate stairs, elevators, and other upper floor building access points toward the middle of the block.

This guideline can be accomplished by locating upper floor access towards the middle of
the block, responding to other corner buildings, and integrating unique design to highlight the
corner and enhance retail opportunities. CCFDG, pages 118-122. The Project elements
accomplishing this guideline are detailed in the Revised Application, particularly in the portions
detailing the 13™ Avenue Building, the street design, and the 12™ Avenue Building.

The corner of NW 13™ Avenue and NW Johnson Street has been an important corner in
the neighborhood with its activated entryway and unique bike parking. In an effort to continue
this use and energy, the NW 13™ Avenue dock pulls back at the corners and could allow wall-
and ground-mounted bike parking at each of the corners on NW 13™ Avenue. The building
entrance to the 13™ Avenue Building is located along the dock level, thereby leaving the building
corners open for retail. These corner retail spaces are at grade to allow uses to also spill-out on to
NW Johnson and NW Kearney Streets.

The apartment building provides townhouses at the intersection of NW 12™ Avenue and
NW Johnson Street, and provides a double height and transparent lobby and residential leasing
office at the intersection of NW 12 Avenue and NW Kearney Street. Sensitive detailing of the
townhouse transitions, including low planter walls, high and low plantings, trellises, and
canopies at the stoops also provide human scale and will induce conditions supportive of
pedestrian interest and activity.

CCFDG C8 Differentiate the Sidewalk-Level of Buildings
Differentiate the sidewalk-level of the building from the middle and top by using elements including,
but not limited to, different exterior materials, awnings, signs, and large windows.
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This guideline can be accomplished by using building elements to create scale or
differentiating the sidewalk level while maintaining exterior materials used at the upper sections
of buildings. CCFDG, pages 122-123. The Project elements accomplishing this guideline are
detailed in the Revised Application, particularly in the portions detailing the 13™ Avenue
Building, the street design, and the 12™ Avenue Building.

In the 13™ Avenue Building, the sidewalk level is differentiated with larger openings of
storefront windows, canopies at the dock and above NW Johnson and NW Kearney Street
entries, a consistent concrete base around the building, as well as signage (to be reviewed at a
later date).

In the 12™ Avenue Building, a different material (board-formed concrete) occurs at the
townhouse level, and at townhouses and garage entry trellises/canopies. Glass comes to the
ground at the residential amenity spaces and leasing area to differentiate its public use differently
from the rest of the semi-private and private uses.

CCFDG (9 Develop Flexible Sidewalk-Level Spaces

Develop flexible spaces at the sidewalk-level of buildings to accommodate a variety of active uses.

This guideline seeks active building uses at the sidewalk level that will contribute to the
vitality of the City’s pedestrian network by accommodating a variety of active uses. CCFDG,
page 124.

As discussed in detail above and as detailed in the Revised Application, the sidewalk
level of the 13™ Avenue Building is differentiated with a continuous retail storefront expression
and associated canopies. The elevated docks on NW 13™ Avenue and the courtyard feature
ample retail entries, operable wall panels, and unique steel/glass canopies. The 13™ Avenue
Building 1s designed to be flexible, as tenants can be either demised east-to-west with access to
both docks for each tenant, or ideally will accommodate an open market-type space. Corner retail
either can be added to the larger market space (ramped internally), or can serve as smaller retail
spaces. These spaces could include restaurants, retail shops, or professional services in the future
life of the building.

The sidewalk level of the 12™ Avenue Building is distinguished with double-height
glazing (averaging approximately 18 feet 7 inches) and a material unique to the ground floor
(board-formed concrete). Steel canopies, plantings, and perforated metal screens occur at the
townhouse entries, while glazing comes to the ground at the residential amenity spaces facing the
courtyard and the leasing area to distinguish the public nature of its use from the rest of the semi-
private and private uses. Sensitive detailing of the townhouse transitions on NW 12™ Avenue and
NW Johnson Street, including low planter walls, high and low plantings, trellises, and canopies
at the stoops also provide human scale and will induce conditions supportive of pedestrian
interest and activity.

RDDG C9-1 Reduce the Impact Of Residential Unit Garages on Pedestrians

Reduce the impact on pedestrians from cars entering and exiting residential unit garages by locating
garage access on alleys, and active spaces on ground floors that abut streets.

The Project does not have individual residential unit garages, so this guideline is not
applicable. Even so, the intent of the guideline is met by the Project design. As described above
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in response to RDDG C3-1, the impact of vehicles entering the Project’s garage is minimized by
locating all underground parking garage access in well-designed single location on the east side
of the 12™ Avenue Building.

CCFDG C10 Integrate Encroachments
Size and place encroachments in the public right-of-way to visually and physically enhance the
pedestrian environment.

Locate permitted skybridges toward the middle of the block, and where they will be physically
unobtrusive. Design skybridges to be visually level and transparent.

The Project does not include a skybridge, so that portion of the design guideline is
inapplicable. Integrating encroachments can be accomplished by integrating projecting elements
within the public right-of-way, incorporating integrated balconies, incorporating multi-functional
encroachments in the right-of-way, and developing encroachments that reflect the character of
the community. CCFDG, pages 126-129.

As described in detail above and in the Revised Application, the 13™ Avenue Building
features a covered loading dock that encroaches into the right-of-way by approximately 12 feet
for 125 of the building’s 200 feet of frontage. This type of encroachment is characteristic of the
NW 13" Avenue Historic District adjacent to the site, and an encroachment permit application
for the dock has been submitted to the City. Canopies at all three street frontages have been
designed to be complimentary to the building and neighborhood precedents, and are within
allowable encroachment dimensions See footnote 39, Encroachments in the Public Right-of-
Way(EPROW), page 44.

The 12™ Avenue Building will feature a large canopy over the residential lobby entrance
on NW Kearney Street and smaller canopies over the townhouse stoops to provide a human scale
and weather protection. The residential balconies on the south facade at levels 2-14 have been
designed to be an integral part of the building composition, and they project over the NW
Johnson Street right-of-way by approximately four feet. All canopies and balconies are within
the maximum dimensions allowed [EPROW, page 44], so they do not require encroachment
permits.*

Residential balconies on the south fagade at levels 2-14 project over the NW Johnson
Street right-of-way by approximately four feet. The first balcony is at a height of 30 feet 6 inches
above the sidewalk grade and so is in compliance with PBOT’s Encroachment Policy and the
International Residential Building Code Section 3202.3.2 for encroachments more than 8 feet
above the sidewalk.

Stair and handrails at NW 12® Avenue stoops encroach 6” into the Building Frontage
Zone, but are clear of the Pedestrian Through Zone by 12”. Plantings along these stoops
encroach the full depth of the Frontage Zone. This accommodates the width necessary for a
useful stoop and a proper transition zone from street to building. The Project’s dock, canopies,
and balconies will collaborate to shape and protect the at-grade pedestrian environment, while
adding visual interest and relief to upper wall planes.

Each of the encroachments described above is consistent with the overall Project design
and how it fits into and engages the surrounding streets and pedestrian zones to enhance the

** https://www.portlandoregon. gov/transportation/article/409066
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pedestrian environment.

C11 Integrate Roofs and Use Rooftops
Integrate roof function, shape, surface materials, and colors with the building’s overall design
concepit.

Size and place rooftop mechanical equipment, penthouses, other components, and related screening
elements to enhance views of the Central City’s skyline, as well as views from other buildings or
vantage points.

Develop rooftop terraces, gardens, and associated landscaped areas to be effective stormwater
management tools.

This guideline can be accomplished by developing integrated rooflines and cornices,
integrating rooftop materials and types, integrating rooftop mechanical equipment with the
building’s overall design, including integrated rooftop gardens, and incorporating stormwater
management with rooftop terraces or gardens. CCFDG, pages 130-133.

Roof terraces on both buildings are designed in reference to each building’s overall
design concept.*” Continuing its “seedling” theme, the roof of the 12™ Avenue Building includes
a large planter with a stand of several small-caliper trees which may be seen from elsewhere.
The building’s generous roof terrace with views to the east, south and west includes two outdoor
kitchens, a fire pit, community gardens, and deep river-viewing benches. Nearly at the top of the
roof, a penthouse-level trellis filters the sky when viewed from below, much like a tree canopy
meets the sky.

On both buildings, the mechanical equipment is organized into north and south
mechanical enclosures which are integrated with stair penthouses and elevator overruns, thereby
being unobtrusive when viewed from other locations. Trellises are placed over the office
building’s mechanical enclosures to block views to equipment from taller buildings.

The roof of the subterranean parking garage becomes a landscaped, publically
accessible courtyard between the two buildings.

C12 Integrate Exterior Lighting
Integrate exterior lighting and its staging or structural components with the building ’s overall design
concept. Use exterior lighting to highlight the building’s architecture, being sensitive fo its impacts on
the skyline at night.

Lighting should enhance the pedestrian environment at the street level and complement
the building design and enhance views of the building from near and far vantage points, but not
dominate the night sky. CCFDG, page 134. This guideline can be accomplished by using
exterior lighting to enhance the pedestrian environment and highlighting important architectural
elements of the building. Id. at 135.

Lighting goals have been established for the Project in order to enhance the pedestrian
environment, identify entry points, provide ambient light, accent the landscape, define building
edges, and define circulation. These goals have been achieved through a combination of
pedestrian-oriented lighting strategies including downcast flood lighting in security critical areas

%0 See particularly pages 98 — 101 and 131-138 of the Revised Application.
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such as interior courtyard spaces, low-level ground plane illumination, well-concealed landscape
accent lighting, wall surface mounted downlighting of building faces and corners, in-grade
uplighting of structural columns, and recessed linear lighting to accent ground-plane grade
changes.*' No roof-top lighting has been specified at the roof terrace area, but the planter walls
may incorporate low-level steplights to provide gentle night-time illumination. Overall, the
exterior lighting approach illuminates the buildings, landscape, and gathering spaces with well-
concealed fixtures that will hide fixtures, minimize light throw-back to nearby residences, and
not dominate the night sky.

C13 Integrate Signs

Integrate signs and their associated structural components with the building’s overall design concept.
Size, place, design, and light signs to not dominate the skyline.

Signs should have only a minimal presence in the Portland skyline.

Signs should be integrated with overall design to function as accessories or additions to
the building’s architecture, not as part of it. CCFDG, Page 136. The style, scale and proportions
should be integrated with the overall design concept and other associated building systems such
as proposed exterior lighting. /d. This guideline can be accomplished by using indirectly lit signs
or developing raised letter signs. Id. at 137.

Signage will occur at the corner of the retail building, and as blade signs from the dock
canopy. All signs will be indirectly illuminated. A building name sign will be integrated into the
residential lobby canopy. Since tenants have not yet been determined, the signage will be
designed and reviewed at a later date. The Applicant understands that any future signage in
excess of 32 square feet will be subject to design review per PZC 33.420.041.

CCFDG SECTION D - SPECIAL AREAS. These guidelines are not applicable to Block 136.
RDDG APPENDIX - OTHER CONSIDERATIONS

The RDDG Appendix does not include any adopted guidelines and does not, therefore,
establish any approval criteria. Nonetheless, the other considerations are addressed here for the
sake of completeness.

1. Signage In Chinatown. This consideration is not applicable to Block 136.

2. Public Art: The Regional Arts & Culture Council (RACC) is the steward of Portland’s cultural environment.
It oversees the City’s and Multnomah County’s Percent for Public Art Program. Additionally, RACC is a resource
to communities throughout the region. The Council helps make aesthetic and material decisions, and assists in the
selection process for suitable art. Public art can best be integrated into River District development by including
artists and arts professionals at the earliest possible opportunity. The Regional Arts & Culture Council can assist in
identifying artists with appropriate expertise and in the selection process. There should be representation from the
River District when there is a RACC review involving the River District. Art should be selected based on:

e  artistic excellence

1 See pages 143-144 of the Revised Application.
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appropriateness to site and project
meaningfilness to community served
scale

location within the District

Jform and materials

relationship to other art

safety of installation

maintenance requirements

The Applicant is working with PNCA on a concept plan for public art integration using
work from PNCA alumni. RACC will be contacted as well.

3. Cobblestones
Ordinance No. 139670, passed in 1975, required that the Bureau of Parks pick up, clean, and store
cobblestones as they were excavated from city streets. The Ordinance fiirther required that “The
deployment of stored cobblestones shall be determined by the Portland Historical Landmarks
Commission. Criteria for deplovinent shall be established by the Commission.” The two deployment
criteria developed by the Commission in 1975, which remain the criteria today are:

Cobblestones should be reused primarily in districts or areas of the City where they were originally
used. Historic Districts and Historic Landmarks where cobblestones were originally used as the
paving material should receive first priority.

As a general policy, cobblestones should be used for large paving areas, primarily in public pedestrian
spaces where the special character of cobblestone texture would be meaningful. The use of
cobblestones as small decorative elements in unrelated or isolated projects should be discouraged, as
these uses are usually insignificant or inappropriate.

Cobblestones are being reused on NW Kearney Street.

MODIFICATIONS:

Three (3) Modifications are required for the Project.

1. Rooftop Access & Mechanical Equipment (PZC 33.140.210.B.2.) All rooftop
mechanical equipment and enclosures of stairwells that provide rooftop access must be
set back at least 15 feet from all roof edges that are parallel to street lot lines. Rooftop
elevator mechanical equipment may extend up to 16 feet above the height limit. Stairwell
enclosures, and other rooftop mechanical equipment which cumulatively covers no more
than 10 percent of the roof area may extend 10 feet above the height limit.

a. 12™ Avenue Building: The rooftop mechanical enclosure is set back 13 feet-2
inches from the roof edge abutting NW 12™ Avenue and 8 feet from the roof edge
facing the courtyard. One piece of rooftop mechanical equipment is in excess of
10 feet tall (a make-up air unit at approximately 13 feet tall). The cumulative area
of roof enclosures 10 feet above the height limit exceeds the 10% of roof area
limit. Total coverage for this building is 18.8%.
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b. 13™ Avenue Building: This building is not at the height limit, however, the
cumulative roof area of the 10 feet tall enclosures exceeds the 10% of roof area
limit. Total coverage for this building is 16%.

Modification Approval Criteria (PZC 33.825.040). The review body will approve
requested modifications if it finds that the applicant has shown that the following
approval criteria are met:

A. Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and

B. Purpose of the standard. On balance, the proposal will be consistent with the
purpose of the standard for which a modification is requested.

Better Meets Design Guidelines Approval Criterion (PZC 33.825.040.4. ):
The applicable design guideline here is CCFDG C11 Integrate Roofs and Use
Rooftops. This guideline requires projects to integrate roof function, shape, surface
materials, and colors with the building’s overall design concept, and requires sizing
rooftop mechanical equipment and related screening elements to enhance view of the
Central City’s skyline. This guideline also requires development of rooftop terraces,
gardens and associated landscaped areas to be effective stormwater management
tools.

On both buildings, the mechanical equipment is organized into north and
south mechanical enclosures which are integrated with stair penthouses and elevator
overruns, thereby making the mechanical equipment unobtrusive when viewed from
other locations, and creating large, meaningful terraces and viewpoints for residents
and office workers. Trellises are placed over the office building’s mechanical
enclosures to block views to equipment from taller buildings. As described in the
design guideline narrative above, each roof terrace is designed with “heartwood and
seedling” elements to further integrate the rooftops into the overall project design
concept.

Both buildings include integrated designs that provide stormwater
management within the Pearl District, and eco-roofs, a rooftop garden, and open
spaces amenities for use by building tenants. These designs require consolidation of
rooftop mechanical to optimize the space available for other rooftop uses.

Purpose of the Standard Approval Criterion (PZC 33.825.040.B.): The
PZC 33. 140.210.B.2 height standard works with the FAR, building setback, and
building coverage standards to control the overall bulk and intensity of rooftop
mechanical areas, and to ensure that rooftop design is well integrated with the entire
building. The purpose of the standard is to balance the size and location of rooftop
access and equipment with other rooftop uses and the overall building design to
prevent the equipment from appearing to be an additional floor or distracting from the
overall building design. Because the exceedance of the standard on the rooftops of the
buildings is not large, and the Project design integrates and screens the mechanical
equipment and access enclosures as described above and as shown in the Project roof
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details included in the Revised Application, the rooftop mechanical equipment will
not be significantly more conspicuous than if the standard was met, and is therefore,
on balance, consistent with the purpose of the standard. Moreover, the rooftop design
for each of the two Project buildings is unified with the overall building design.

2. Size of Loading Spaces (PZC 33.266.310.). Two (2) Standard A loading spaces are
required. A “Standard A loading space must be at least 35 feet long, 10 feet wide, and
have a clearance of 13 feet. (PZC 33.266.310.D.a.) In lieu of two “Standard A” spaces,
the Project proposes three loading spaces as follows:

a. Space A. A space within the footprint of the 12" Avenue Building (with access from
NW 12 Avenue) is 35 feet long x 11 feet 5 inches wide (except the doorway which
1s 10 feet wide). The height of the space, however, varies and requires a modification.
A majority of the space (28 feet of it) 1s 19 feet 6 inches high with the remaining
portion varying from 11 feet at the doorway to 12 feet outside the doorway. The space
will be scheduled for food deliveries in the morning, resident move-in/out during the
day, and generally available for office deliveries.

b. Space B. A “Standard B” size (PZC 33.266.310.D.b.) (18 feet long x 9 feet wide x 10
feet clear) located in the parking garage within the footprint of the 12 Avenue
Building (with access from NW 12® Avenue). The space will be scheduled for food
deliveries in the morning and generally available for office deliveries and service
vehicles.

c. Space C. A cargo van loading space (18 feet long x 10 feet wide x 8 feet 11 inches
clear) located in the parking garage within the footprint of the 13™ Avenue Building.
It will be scheduled for food deliveries in the morning and available generally for
office deliveries and service vehicles.

Modification Approval Criteria (PZC 33.825.040). The review body will approve
requested modifications if it finds that the applicant has shown that the following
approval criteria are met:

A. Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and

B. Purpose of the standard. On balance, the proposal will be consistent with the
purpose of the standard for which a modification is requested.

a. Better Meets Design Guidelines Approval Criterion (PZC 33.825.040.A. ):The applicable design
guideline here is RDDG B1-1 Provide Human Scale to Buildings Along Walkways.
The reason for the varying loading space heights has to do with the desire to create a
uniform facade design, scaled for pedestrians at street level, as well as an
aesthetically rich design facing the neighbors to the east. Artistically designed doors
which are appropriately scaled, along with entry canopies denoting entry to the
building, create this richness. These details are illustrated in the Project building
details included in the Revised Application.

b. Purpose of the Standard Approval Criterion (PZC 33.825.040.B.): The purpose of
the truck loading space size is to ensure trucks have adequate space to serve the
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development. The Applicant has reviewed potential moving truck sizes and
determined that the proposed clearance is adequate to accommodate most U-Haul
trucks up to and including a 24-foot moving truck which is more than adequate for
the residential moving loads for the 13™ Avenue Building. . A 24-foot moving truck
has approximately 1400 cubic feet of capacity and will move a 3-4 bedroom home.
For the 13™ Avenue Building, the Applicant anticipates the need to accommodate the
following types of deliveries.

a. Food delivery by cargo van: 7’ tall x 20’ long cargo vans are used for delivery of

food items from specialty companies such as bread, sauces, flowers, etc. These
deliveries will be accepted in Loading Space C, in the P-1 parking level adjacent
to the 13th Avenue Building elevators. They will also fit in Loading Space B.
Given the specialty market goals for the retail/restaurant level, we anticipate this
will be a very common delivery truck type.

. Food deliveries by box truck: Box trucks range from 20’ to 30’ in length and are

used for delivery of a wide range of foodstuffs and linens. We anticipate this will
be a common delivery type to the 13th Avenue Building. The smallest (20° long)
box trucks will fit in Loading Space B, in the P-1 level loading space, while larger
(30’ long) box trucks will fit in Loading Space A, on grade in the 12th Avenue
Building.

Retail Loading (Possible): Retail deliveries will be less frequent than restaurant
deliveries, most likely using small box trucks. These deliveries will be scheduled
to use Loading Space B in the afternoon. Cargo van type deliveries will be
accommodated in Loading Space C adjacent to the elevator in the afternoons.
Office Loading: Delivery of office supplies and mail will likely occur daily from
box trucks such as FedEx and Office Max. These can be accommodated in
Loading Space A in the 12th Avenue Building which will be generally available.
Office move-ins/outs will occur on a five- to ten-year schedule. For these rare
occurrences, the office tenants may use Loading Space A if available, or will be
required to acquire a short-term street use permit as 1s commonly done in
Portland.

Thus, the proposed clearance adequately meets the purpose of and is consistent with

the standard.

3. Modification Request #3: Bike Parking Space Dimension (PZC 33.266.220.C.3.b.) A
space 2 feet by 6 feet must be provided for each required 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. Per
Figure 266-11, bike parking spaces are to be 2 feet x 6 feet, with a 5 foot aisle. The
Project proposes staggered vertical storage, dimensioned at 18 inches x 6 feet with a 5
foot walk aisle.
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a. Long-term bicycle parking provides employees, students, residents, commuters

and others who generally stay at a site for several hours, a secure and weather-
protected place to park bicycles. Although long-term parking does not have to be
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provided on-site, the intent of these standards is to allow bicycle parking to be
within a reasonable distance in order to encourage bicycle use.

. Per Table 266-6, the Project requires 332 long term parking spaces. Per PZC

33.266.220.B.2.c., 50% of these spaces are required to be covered. The Project
provides 100% of the long term bike parking stalls within the building on a
building level dedicated to bike storage and maintenance. The space is secure and
accessible from multiple locations. Residents and retail/office workers will have
access to this storage.

1. The layout of the room allows for vertical hanging of bikes at many
locations. When bikes are hung vertically, they take up significantly less
room than when stored horizontally. The Project has a mix of both vertical
and horizontal parking spots recognizing the physical abilities of some
occupants precludes vertical hanging.

1. The Applicant proposes to stagger the vertical bike parking for a more
efficient layout. The Applicant proposes an 18 inch x 6 foot parking bay in
lieu of the 2 foot x 6 foot standard. No modifications are proposed for
horizontal bicycle storage. In both cases, a minimum 5 foot walk aisle
will be maintained and in many cases exceeded.

Modification Approval Criteria (PZC 33.825.040). The review body will approve
requested modifications if it finds that the applicant has shown that the following
approval criteria are met:
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A. Better meets design guidelines. The resulting development will better meet the
applicable design guidelines; and

B. Purpose of the standard. On balance, the proposal will be consistent with the
purpose of the standard for which a modification is requested.

a. Better Meets Design Guidelines Approval Criterion (PZC 33.825.040.4. ): The

applicable design guideline here is A5-1-1 Reinforce the Identity of the Pearl
District Neighborhood. As a vibrant urban neighborhood, the Pearl District is a
model for sustainability. Many residents, workers, and visitors rely on bicycles for
transportation and recreation. Providing more on-site covered bicycle parking
than the Zoning Code requires supports that identity. With the modification, the
Project can provide more covered bike parking.

Purpose of the Standard Approval Criterion (PZC 33.825.040.B.): The
purpose of the long term bicycle parking is to provide secure and weather
protected space to park bicycles. The purpose of the particular standard to be
modified is to assure 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. Staggered 18 inch-wide vertical parking as
proposed allows the Project to provide a greater number of covered spaces than
required, and will allow each bike to be securely held with its frame supported so
that the bicycle cannot be pushed or fall in a manner that will damage its wheels
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or components. Even with this modification, the purpose of the standard will be
met.

RESPONSE TO APPEAL:

As discussed below, the appeal filed by Preserve the Pearl LLC has no merit. The appeal
mischaracterizes the Project and the Zoning Code 1n several key respects and then attempts to
exploit those mischaracterizations to argue that the Project should not be approved. For example, the
appellant asserts that “Block 136 is very close to the Willamette River” and that the Project is
“oriented parallel to the river on a north/south axis.” Appeal, pages 10-11. Neither is true. The
Project is just three blocks from the west edge of the Pearl District (at I-405) and is approximately
2,650 feet from the Willamette River to the north and approximately 2,750 feet from the Willamette
River to the east. Because the Willamette River travels in a southeast to northwest direction, the
Project is oriented on the City street grid at approximately 45 degrees to the river in each direction.
The appellant states that “Block 136 is positioned almost exactly in the middle of the Pearl”. Appeal,
page 2. This is not true. Block 136 is located on the third block from the western boundary of the
district, nine blocks north of Burnside and is just one block from the North Pearl area.

The appellant also misinterprets the Zoning Code to accuse the Project of “double-dipping”
on the height bonuses allowed under the Zoning Code. Appeal, page 7. In fact, and as explained in
more detail above and below, the City’s Zoning Code expressly allows application of multiple height
bonus code sections to one project site. Thus, while the Project may in fact “double-dip” the Zoning
Code for height bonuses, that is the express intent and purpose of the Code.

A discussion of the reasons cited by the appellant for appeal of the decision of the Design
Commission follows. (Text in italics 1s directly quoted from the appellant’s appeal statement).

1. The public process did not meet procedural due process standards.

A. Pearl Residents were not consulted at a crucial phase of the project. In this case, the
PDNA (Pearl District Neighborhood Assn) failed to ‘provide a facility’ for ‘an
exchange of information for citizens’ and thus failed to ‘broaden channels of
communication’ between the residents of the Pearl and the City. These failures are
specifically detailed as follows:

1. Inadequate notice to residents of meetings between the neighborhood
association and the developers. Preserve The Pearl LLC asserts on information
and belief that the November 2013 meeting between the PDNA and the developer
was not specifically announced in advance to the residents of the Pearl was a
critical phase of this project. This misdirection by the PDNA Planning and
Transportation Committee, while no doubt reflective of the opinions of the PDNA
committee members, was communicated to the developer at an inadequately
noticed meeting and without any attempt to gauge the opinions of the Pearl
residents themselves, in violation of 2.2 and 2.3 of the PDNA bylaws.

2. Failure of the neighborhood association to gauge resident opinions regarding
the development by any means. Both the City and the developers were relying on
the PDNA to be the “voice of the residents’ on the PNCA development. However,
the PDNA never once took a survey or conducted any poll to ascertain the
opinion of the residents of the Pearl on any aspect of the project. It is an abject
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failure of the democratic process when a quasi-public body like the PDNA
presumes to represent the residents of the Pearl without making any affirmative
effort whatsoever to gauge the opinions of its constituency. This procedural due
process failure must be addressed by ONI and, ultimately, by the City of Portland.

APPLICANT’S RESPONSE: Applicable procedural safeguards are set forth in ORS
197.763, and include proper notice and opportunity to be heard. Procedure for notice in land use
actions is set forth in each jurisdiction’s zoning code. In Portland, for Type III Land Use
Reviews, the Zoning Code requires public notice be mailed to recognized neighborhood and
business associations that are within 1,000 feet of the site. For this site, the Pearl District
Neighborhood Association, Nob Hill Business Association and Neighbors West/Northwest
(district coalition), and Northwest District Association all were mailed notice. In addition, all
property owners within the 400 feet of the site were also mailed notice of the public hearing. City
Bureaus, Tri-Met, the AIA Urban Design Committee, Metro and BNSF, Oregon Walks, and
Portland School District #1 were also mailed notice. The Project site was posted with notice
boards 30 days prior to each Design Commission hearing. Finally, notices of the hearings were
posted on the BDS website. Each of the two public hearings on this matter was open to public
testimony and public testimony was taken prior the Design Commission rendering its final
decision. As to the hearings and decision, all legal notice was given and procedural due process
was satisfied.

In addition to the public hearing process explained above, the Applicant requested and
the Design Commission held three public design advice meetings prior to the Applicant’s
submittal. The appellant or the appellant’s representatives and other interested parties attended
each of those three public meetings and provided input to the Design Commission at that time. In
fact, in a July 25, 2014 presentation to the Design Commission, the appellant or its
representatives put forth many of the same arguments advanced in this appeal for the Design
Commission’s consideration.

All applicable proceedings to the application were followed and there was no shortage of
opportunity for the appellant or other interested parties to participate throughout the approval
process. As a result, the appellant was in no way prejudiced by the process.

Finally, the appellant’s complaint regarding the PDNA 1s misplaced and may not be
considered by the Council in rendering a decision on this appeal. The basis for city recognition
of neighborhood associations is established by Section 3.96.030 of the City Code which
describes the functions of, responsibilities of, and benefits to neighborhoods of neighborhood
associations. If it is determined that a neighborhood association fails to meet the minimum
requirements of that Section, the Office of Neighborhood Involvement may, pursuant to the
adopted Standards, suspend partial or all benefits to that Neighborhood Association and may
ultimately revoke formal recognition of the Neighborhood Association. (3.96.030.D.2.) Nothing
discussed above has any bearing on or affects whether the appellant was somehow prejudiced by
the process, and denied notice and the opportunity to be heard. The appellant was put on notice
and was heard by the Design Commission on several occasions, and now again at City Council.

B. Design Commission solicited improper information from those testifying. During
the course of the first DAR on this project, one commissioner asked each public
commenter to state not only their residence building or location, but also asked each
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member of the public to designate the particular side of the building their unit is on.
This line of questioning by the commissioner reveals the extent to which the
commission accepts the idea that those objecting to the development are ‘really’ just
NIMBYS complaining about their loss of view. Tainting the testimony of those
testifying before the commission by appending an irrelevant factor to their points is
clearly a violation of the ‘fair hearing’ aspect of procedural due process.

APPLICANT’S RESPONSE: The Design Commission acts on authority delegated from
City Council (PZC 33.710.020). In rendering a quasi-judicial land use decision, the Commission
may take testimony and ask relevant questions of participants just as City Council would. The
Commissioner did not expressly state or imply that he considered the testimony in question to be
tainted in any way. The purpose of the questioning was relevant to the Commission’s review in
that it sought additional information to more fully gauge specific viewshed impacts.

C. Design Commission improperly considered future design guidelines. As is stated in
the opinion on page 5, the project in question must be evaluated by the zoning code
applicable at the time the project comes under consideration. However, one
commissioner noted in response to the ‘out of character’ aspects of the project that

‘this will be a transitional building’ in the neighborhood. No doubt at play was the
looming prospect of the West Quadrant plan changing the applicable height limits in
the neighborhood from a 75’ base to 250’

APPLICANT’S RESPONSE: The Commissioner did not expressly state or imply that he
was evaluating the Project in the policy context of the West Quadrant Plan. Rather, the intent of
the Commissioner’s statement was to emphasize the transitional nature of the Project site in the
context of existing nearby building heights, the 150 foot height limit currently allowed in the
Project area using applicable bonuses, and the transition as buildings in the area step up from the
adjacent NW 137 Avenue Historic District to the North Pearl Subarea. The new plan was not a
basis for the Design Commission’s decision to approve the Project. The Design Commission
Decision is based on existing applicable code and design guidelines.

II. The allowance of two separate residential/housing excepftions to the height limifs is
improper.

33.510.210.B 4. states in part that the bonus for FAR must not exceed the maximum
height limit on Map 510-3 (in this case, 75°) “...unless eligible for bonus height.” Note
that the language is singular, not plural.

As stated in the discussions that occurred during the DARs, the design commission
generally seemed to regard the bonus height exception under D to be for ‘office’ space
and E to be for residential housing.... An examination of the general ‘office’ exception
found in 33.510.210.D.1. however, shows that the source for the extra 45’ that comes
from the FAR exception (33.510.210.D.2.c.) is sourced in the floor area bonus option of
Subsection 33.510.210.C.1.a.(1) (see 33.510.210.D.1.a.), which, in fact, turns out to be
based on residential housing.
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APPLICANT’S RESPONSE: This section of the appeal focuses on the application of
FAR and height bonuses found in the following Zoning Code sections: PZC 33.510.210.B
General Regulations; PZC 33.510.210.C Bonus Floor Area Options; PZC 33.510.210.D General
Bonus Height; and, PZC 33.510.210.E Bonus Height Option for Housing.

There is no conflict between the above-referenced Code language. PZC 33.510.210.E.3.a
expressly provides that both the general height bonus and the housing height bonus may be used
on a project site: “On sites shown on Map 510-3 as eligible for general and housing height
bonuses. both the bonus height options of this subsection and Subsection D.. above may be
used.”

Moreover, the appellant’s contention is inapposite. PZC 33.510.210.B.4 refers to the
“bonus height” allowed on a project site. In that context, the Zoning Code would be improperly
drafted if it referenced “bonus heights” on a project site because PZC 33.510.210.B.4 is intended
to apply even if there were only a single bonus height available for a project. As confirmed by
33.510.210.E.3.a, the project site “bonus height” can be earned through qualification under
multiple Zoning Code sections. Where this is the case, the Applicant and City Staff conveniently
refer to the “bonus heights” in referring to bonus options available in each Zoning Code section
when more than one section contributes to the overall bonus height on a project site.

Even if the Zoning Code language were determined to be conflicting (the singular tense
of ‘bonus height’ in 33.510.210.B.4 conflicting with the plural tense of ‘height bonuses’ in
33.510.E.3.a) PZC 33.700.070.E.2 provides guidance for resolving and applying conflicting
code. “When regulations at the same level conflict, those that are more specific to the situation
apply.” PZC 33.510.210.B.4 states: “Buildings using bonus floor area must not exceed the
maximum height limits shown on Map 510-3 unless eligible for bonus height.” PZC
33.510.210.E.3.a states: “On sites shown on Map 510-3 as eligible for general and housing
height bonuses, both the bonus height options of this subsection and Subsection D., above may
be used. However, if both options are used, the combined bonus height may not exceed 75 feet.
Bonus height in excess of the maximum allowed through Subsection D., above, must be used
exclusively for housing, and may not be used to qualify for the residential floor area bonus
option in Subsection C.1.”

Comparing these two sections, PZC 33.510.210.E.3.a contains much more specific
language than PZC 33.510.210.B.4 regarding the eligibility of sites for application of both
general and housing height bonuses. Because the Zoning Code provisions in question are at the
same level within the Code (both within PZC 33.510 Central City Plan District), the provision
containing more specific information regarding the eligibility of height bonuses for housing
contained in PZC 33.510.E.3.a applies — both bonuses apply and bonus height may not exceed 75
feet.

There is nothing improper about the Project’s use of two different code sections that each
allow for independent height bonuses. Given the Project’s location on Map 510-3, showing the
Project location as one in which additional zoning height is allowed, two options are available to
gain additional height bonus: PZC 33.510.210.D and PZC 33.510.210.E.

The first height bonus is based on the FAR bonus of 3:1 achieved because of the “extra”
residential development included with the Project. PZC 33.510.210.C.1-19 lists 19 options to
achieve bonus floor area. The Applicant chose Residential Bonus (C.1) granting the Project
120,000 square feet of additional floor area. Note that the Project qualifies for other floor area
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bonus options: Rooftop Gardens (C.4) and Eco-Roof Bonus (C.10). However, the Applicant
chose not to seek those bonuses because the Residential Bonus (C.1) was sufficient to achieve
the necessary and maximum 3:1 floor area needed to gain the additional height granted by PZC
33.510.210.D, General Bonus Height.

(1) PZC 33.510.210.D, General Bonus Height. “Bonus height is also earned at
certain locations in addition to the bonus floor area achieved through the bonus
options. Bonus height is in addition to the maximum heights of Map 510-3.
Qualifying areas, shown on Map 510-3, are located such that increased height
will not violate established view corridors, the preservation of the character of
historical districts, the protection of public open spaces from shadow, and the
preservation of the City's visual focus on important buildings (such as the Union
Station Clock Tower).”

Bonus height is earned outright under this section when a project meets the criteria in
PZC 33.510.210.D.1.-3 related to the amount of bonus floor area achieved under PZC
33.510.210.C. The more bonus floor area achieved, the more bonus height is awarded, up to 45
additional feet of project height. Therefore, the first 120 feet of height on a project site is earned
when the thresholds of PZC 33.510.210.D.1.-3are met.

(2) PZC 33.510.210.E. Bonus Height Option for Housing. “In the bonus height
areas, building heights may be allowed to be greater than shown on Map 510-3
if the bonus height is for housing. Although this subsection allows the review
body to approve bonus height, the review body may also require reconfiguration
of the building, including reducing its height, and may approve all, some or
none of the bonus height requested, based on application of the criteria in E.4,
below. The maximum height bonus that may be allowed is 75 feet.”

This is a discretionary height bonus. The height bonus may be allowed by the review
authority if it determines that specific approval criteria in PZC 33.510.210.E.4, intended to guide
award of the height bonus, are demonstrated by the Applicant to be met.

The Design Commission Decision (pages 19-21) contains an evaluation of the Project
based on these criteria. Design Commission, after properly noticed hearings providing ample
opportunity for interested parties to be heard, duly considered the Applicant’s application and
after making findings regarding each of the applicable approval criteria, concluded that the
criteria were met and approved the housing bonus height.

In summary, the Applicant sought and was awarded height bonus through both options
(PZC 33.510.210.D and E). If both options are used, the Zoning Code specifies (PZC
33.510.210.E.3.a.) that the bonus height may not exceed 75 feet. At 150 feet the Project does not
exceed the allowable 75 feet of bonus height.

1 The project does not meet all of the design guidelines required in the two bonus
height exceptions found in 33.510.210.D. and E. Even if the language of the code does
not exceed any administrative mandate and thus allows for multiple exceptions to

Page 47
April 8, 2015 Applicant’s Project Narrative Statement (LU 14-230014 DZM)



Narrative Statement in Support of a Request by Security Properties, Inc.

for Design Review Approval for a
Mixed-Use Project on Block 136 (LU 14-230014 DZM)

specified residential/housing height, the application of those bonus height exceptions is

not ‘automatic’.

A. 33.510.210.D Factors — the 45’ exception. The opinion of the Design Commission
fails to include 33.510.210.D. as a part of the specifically enumerated ‘Approval
Criteria’.

APPLICANT’S RESPONSE: As stated above, with regard to the height bonus available
under PZC 33.510.210.D, if the requisite FAR bonus is earned under PZC 33.510.210.C, the
Project automatically qualifies for the 45 foot bonus height. The Project earned that FAR bonus,
and thus is entitled to a 45 foot height bonus under PZC 33.510.210.D.

PZC 33.510.210.E contains approval criteria in E.4 for the bonus height option for
housing. The Design Commission Decision (pages 19-21) contains a full evaluation of bonus
height options for housing pursuant to these criteria. The so-called criteria introduced by the
appellant in the sections below all stem from PZC 33.510.210.E.4.f, which states that “Approval
of the increased height is consistent with the purposes stated in PZC 33.510.205.A. PZC
33.501.205.A, in turn, reads as follows:

“The maximum building heights are intended to accomplish several
purposes of the Central City Plan. These include protecting views, creating
a step-down of building heights to the Willamette River, limiting shadows
on public open spaces, ensuring building height compatibility and step
downs to historical districts, and limiting shadows from new development
on residential neighborhoods in and at the edges of the Central City.”

PZC 33.510.210.E.4.f sets forth one of several specific criteria for approval of bonus
height, and that one specific criterion merely requires consistency with the purposes stated in
PZC 33.510.205.A. In other words, the Design Commission must find that the project as a whole
1s consistent with the 205.A statement. The Design Commission Decision, page 21, includes
findings regarding each of the PZC 33.510.210.205.A statement elements along with the express
determination, made in an exercise of the Design Commission’s reasonable discretion, that the
Project as a whole, with the increased height, is consistent with the 205.A statement.

1. Preservation of historical districts. Catty-corner to the project site is the tail end
of the 13" Avenue Historic District. The repurposed warehouses form the core of
what is intriguing and attracting about the Pearl. While the ‘guidance’ offered to
the developer by the PDNA to downsize the 13 " dvenue side of the project may
have been a good faith gesture towards preserving the character of the Historic
District, the idea that a 150’ wall positioned on another part of the very same
parcel would not impact the Historic District is hardly credible.

APPLICANT’S RESPONSE: First, PZC 33.510.210.D, authorizing the Project site to
the 120 foot height, includes a specific codified finding that the bonus height earned under PZC
33.510.210.D in the qualifying locations shown on Map 510-3 (which includes the Project site)
“will not violate established view corridors, the preservation of the character of historical
districts, the protection of public open spaces from shadow, and the preservation of the City's
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visual focus on important buildings (such as the Union Station Clock Tower).” Thus, by code,
the 120 foot height allowed with the 45 foot height bonus that the Project is entitled to pursuant
to PZC 33.510.210.D, does not have an unacceptable impact on the Historic District. The
additional 30 feet in height allowed pursuant to PZC 33.510.210.E is also allowed by the Zoning
Code, and would not have a significantly different impact on the Historic District than a 120 foot
building because the 75 foot high 13™ Avenue Building will enclose NW 13™® Avenue and
continue the dominant building heights on that corridor.

The portion of the PZC 33.510.205.A purpose statement referred to by the appellant does
not call for the “preservation of historic districts” as alleged, rather it states that a project should
“ensure building height compatibility and step downs to historic districts”. The Design
Commission Decision included specific findings of how the Project is designed to complement
the context of the NW 13™ Avenue Historic District (see the findings for Central City
Fundamental Design Guidelines C2, C4 and C5 (Design Commission Decision, page 13)).

The Design Commission specifically considered how the Project buildings step down to
and are consistent with the existing NW 13™ Avenue Historic District and determined that the
Project design is consistent with the PZC 33.510.205.A. purpose statement. The Project steps
down to NW 13™ Avenue (the spine of the NW 13™ Avenue Historic District to the south) to
make it compatible with many of the other buildings in the Project area. The placement of the
12™ Avenue Building on the east side of the block allows the Project to step down to NW 13™
Avenue with the 75 foot high 13™ Avenue Building, reflecting context, scale, and massing of the
adjacent historic district. The Project is compatible with desired/allowed building heights and
massing. It adds to a positive and varied skyline in this district.

The Design Commission Decision, adopted within the Commission’s reasonable
discretion, describes the character of the Project, especially the design of the 13™ Avenue
Building, and sets forth the many ways the Project as a whole and the 13™ Avenue Building in
particular embrace the NW 13 Avenue context and history, including the existence of the
nearby Historic District.

2. The protection of public spaces from shadow. Shadow studies submitted by the
applicant purport to show that the shadow cast by the project at particular times
of the day would be no more than that currently cast by the Riverstone. This
conclusion defies common sense and in any event does not consider the density of
the shadow. At some point in the afternoon, the shadow from the development,
which is approximated (sic) 3 times the height of the Riverstone condominiumes,
must impact the park.

APPLICANT’S RESPONSE: First, the portion of the PZC 33.510.205.A purpose
statement referred to by the appellant does not call for the “protection of public spaces from
shadow” as alleged, rather it states that the Project should, in conjunction with the other
enumerated considerations, “[limit] shadows on open spaces”. Second, Map 510-3 specifically
limits the availability of height bonus to 100 feet in the area surrounding Jamison Square, to
address concerns like shadow impacts. Any development in that area identified on Map 510-3
must meet the Open Space Performance Standard. Block 136 is outside of that height-limited
area; its height should not be limited as if it were inside the height-limited area.
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Narrative Statement in Support of a Request by Security Properties, Inc.
for Design Review Approval for a
Mixed-Use Project on Block 136 (LU 14-230014 DZM)

Independent shadow studies conducted by the Bureau of Planning and Sustainability
confirm the findings of the Applicant’s study and indicate that the Riverstone Condominium
building completely occludes shadow cast on Jamison Square by the Project.*” The Design
Commission found that the Project “does not shadow open public space (Jamison Square) any
more than would a project meeting just the 45 foot height bonus (a 120 foot high building).
Design Commission Decision, page 21. In addition, the Design Commission considered hearing
testimony submitted by the Applicant demonstrating that the north/south orientation of the new
public space between the two buildings comprising this Project will allow for penetration of
daylight in that new public space.

3. The preservation of the City’s visual focus on important buildings (such as the
Union Station Clock Tower).

APPLICANT’S RESPONSE: First, this is not a criterion under PZC 33.510.210.E, but
instead is a reference to language in the River District Design Guidelines and in the Zoning Code
under PZC 33.510.210.D. River District Design Guideline A5-1-4 Reinforce the Identity of the
Union Station Area is intended to apply to buildings surrounding the station and located adjacent
to the railroad corridor. The RDDG A5-1-4 Design Guideline is concerned with “new
development surrounding the station” and “buildings located adjacent to the railroad corridor.”
RDDG pages 24-25. The Project is located approximately % mile west of the Union Station
Tower and is not, therefore, in its immediate vicinity. This criterion, therefore, does not apply to
the Project.

In addition, the clock tower itself is on axis with the NW Johnson Street ROW and views
of it from the street will not be impacted by the Project. The Design Commission Decision
expressly states that the “Massing and height do not disrupt established views.” Design
Commission Decision, page 21.

B. 33.510.210.E. Factors —the 75°/30° exception. 33.501.210.E. sets out the specific
approval criteria for bonus height provided all of the criteria are met.

APPLICANT’S RESPONSE: The approval criteria used to evaluate the bonus height
option for housing are found in PZC 33.510.210.E.4. Approval Criteria. The Design Commission
Decision (pages 19-21) contains a full evaluation of height bonus pursuant to these criteria. Each
of the approval criteria are also addressed in detail above and in the materials appended hereto as

exhibits.

1. The application of 33.510.210.E.4.e. design criteria. The design that ‘better
meets the applicable design criteria’ was the design the developers first brought
to the PDNA in November of 2013 — parallel 10-story structures. What follows,

#2 The studies verifying the Mithun sun study are from the Union Station Clock Tower-related FAR and Height
Limits Proposal, Portland Bureau of Planning, November 2000. The Commission also considered a study
completed by BDS in 2014. Also, although not required, the Applicant completed and submitted a sun study that is
part of the record, which demonstrates that the Project has little effect on Jamison Square even using a more
restrictive March 21 date rather than April 21.
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Narrative Statement in Support of a Request by Security Properties, Inc.

for Design Review Approval for a
Mixed-Use Project on Block 136 (LU 14-230014 DZM)

below, is an analysis of each of the CCFDG and RDDG design criteria that are
relevant to Block 136 and how each of these criteria is not met by the proposal.

APPLICANT’S RESPONSE: The appellant is essentially asking the City to review a
project proposal that is not before it. The Applicant put forward its Project, worked diligently
with the Design Commission to achieve a design that meets all applicable criteria and that, as a
whole, helps the City to achieve its goals for the Central City and the River District. The
Applicant’s responsibility is to demonstrate that its Projects meets all the applicable mandatory
approval criteria for the Project to be approved, the Applicant believes it has done so. The
Design Commission agreed. The appellant’s contention that it has a better project 1s not
irrelevant to this application.

CONCLUSION:

The Project meets or exceeds all applicable approval criteria and design
guidelines and should be approved.
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Pearl District Neighborhood Association
Planning, Design & Transportation Committee

Minutes for November 5, 2013

Jeanne Muir - Urban Relations

Alyce Flitcraft - Member

Kate Birdsall - Resident

Trevor Rowe - Willams and Dame

Patricia Gardner - Chair

Adonay Solleiro - PDNA

Anita August - Resident

Bob Girsherger - Member

Beth Hansen - Resident

David August - Member

Richard Graham - Member

Joel Rohrs - Guest

Bob Block-Brown - Member

Bruce Levy - Member

Michael Nanney - Security Properties

Joe Blunk - Resident

Bruce Morrison - PDNA

Heidi Olen - Mithun Architects

Dave Davis - PDNA

Michael Dennis - Member

Garrett Reynolds - Mithun Architects

David Dysert - Member

John Kirby - Member Tiffany Sweitzer - HSP

Bridge Housing

L ]

Isaac Johnson of Ankrom Moisan Architects discussed the updated design for the Bridge Housing project located inthe
NE corner site at 13'™" and Raleigh. Bridge was awarded the project to develop the 142 unit low-income apartment
building. The project will include 70% 2 and 3 bedrooms, and 30% studio and 1 bedroom units.

The 5 story H-shaped building design was modified after going through design advice. In the first review by the
Committee, the two buildings were similar in massing but used different materials that contrasted each other. With
the updated design, the contrast has been muted, and both buildings will use the same brick and some metal panel
materials. The brick colors will be slightly different.

13" Ave will be extended (and deeded to the city) which is needed to accommodate the below grade 80-parking space
garage entrance at the north end of the site along 13", SW Raleigh will be extended but will be just 40’ wide.

Gardner asked Tiffany about previous plans for the area that HSP developed several years ago. Tiffany said that HSP is
unsure if they will sell or develop the land themselves, and wasn’t sure how 13" would terminate. Until plans became
more firm, it was agreed that it was prudent to do the minimum in the short term.

August made a mation to support the project and include the support for affordable family housing which dates to the
Pearl Development Plan. Morrison seconded. The motion carried unanimously.

The project will start construction in early summer with an opening in 2016.

PNCA — Johnson Street

John Murosco of Security Properties wanted to begin a discussion for the PNCA building (Johnson Street location).
Security Properties just closed on the purchase of the building, but doesn’t currently have any plans for the property.
Security is trying to determine if they should redevelop the block or reuse the existing building for a different purpose
(e.g. office). Security Properties to date has focuses on redevelopment projects, and hold properties long term.

The current zoning allows for a maximum height of 120’ and a 7:1 FAR using development bonuses available,
However, the zoning may change to allow up to 250°, which would match the zoning north of Lovejoy.

Several members mentioned that like the energy the existing building provides, and that it is non-residential that
provides activity during the day. It was also suggested that it could be a great incubator space that businesses could
use with common area spaces.

PNCA is leasing back until PNCA moves to 511 building

R2D2 Update

L]

Gardner updated the Committee on the R2D2 location. Currently in a 60 day moratorium to allow for identifying
alternative sites. She mentioned that there has been a lot of conversations. The City is negotiating for any potential
properties.

A consortium has formed to oppose the Lovejoy location which includes HSP, Williams & Dame, PDNA, and other local
businesses near the location. The 4 will split legal fees. An appeal has been filed with LUBA but with a stay. The appeal
had to be filed within a certain time period for the group to have standing and can be exercised if needed. In addition,
and civil suit has been prepared.
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Pearl District Neighborhood Association
Planning, Design & Transportation Committee

Minutes for April 1, 2014

Neilson Abeel - Resident David Dysert - Member Michael Manning - Security Properties
David August - Member Alyce Flitcraft - Member Jason Naiman - Member
Kate Birdsall - Member Patricia Gardner - Chair Heidi Oien - Mithun Architects
Bob Block-Brown - Member Bob Girsherger - Member Hyung Pak - Resident
Hugh d’Autremont - Member Beth Hansen - Resident Glenn Traeger - Member
Dave Davis - PDNA | Davia Larson - Resident Kathi Williams - Security Properties
Michael Dennis - Member Bruce Levy - Member
PNCA - Block 136

Michael Manning from Security Properties discussed the initial proposed plans for the current PNCA campus building
site located between NW Johnson and Kearny, and 12*" and 13" Ave. Security Properties purchased the building last
year, and have been reviewing development ideas. Development wouldn’t start until 2015 after PNCA moves to the
renovated 511 building. ‘

Heidi Oien of Mithun discussed the preliminary schematic design that will be submitted as part of the pre-application
design packet. Heidi discussed that although the site isn‘t in the 13" Ave historic area, the project will follow the
historic guidelines and limit the height along 13%. She also discussed the overall goals of the project which would
include inclusion of a loading dock along 13', and retail marketplace, and visible sustainability (LEED Gold).

The design team developed 4 different massing options with different mixes of residential, office, and retail. The team
is moving forward with parallel bar design with a 75’ tall building along 13", and a 150’ tall building along 12t
connected on the ground floor creating an open space in the middle. The design concept introduced is wood and
seedling, with wood seen as solid and durable, while seedling was seen as new and fresh. The drawings presented
translated to a solid and more horizontal expression for the building along 13™, and a precast concrete and glass with a
more vertical feeling for the building along 12",

It was thought that the ground floor retail would be created as a food market place where people could shop at one of
the 8 to 10 spaces and eat in a common area. Each retail space would be about 1k sgft. Several examples from Seattle
projects were mentioned, including Melrose Market (www.melrosemarketseattle.com), and the ground floor of the
Via6 apartment (www.via6seattle.com)

Many of the comments were positive about the mixed use and the design concepts. Abeelthought the project was on
the right track and to keep the energy that currently exists.

Dysert suggested creating smaller blocks and include more office by removing the open courtyard.

It was mentioned that PNCA is taking the bike rack with them to the 511 building.

Minutes

F
.

Birdsall moved to approve the March 4™ minutes with correction. Dennis seconded. The motion carried with
abstentions.

landers Bridge
Dennis discussed that he has been interested in exploring a conversation about a Flanders bike/pedestrian bridge.
Dyset questioned if this is a worthwhile project. Gardner mentioned that this would be a larger project to connect
more than Flanders to16th. Dysert thought it would make mare sense to enhance to Everett and Glisan. Gardner
thought it would probably cost more because the bridges are not up to code, and would need to a lot more work.
Levy made a motion to create a subcommittee to explore a Flanders street pedestrian/bike bridge. Dennis seconded.
The motion carried.
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City OfP 0rt|a fld; 9r890n Amanda Fritz, Commissioner

Paul L.Scarlett, Director

Bureau of Development Services Phone: (503) 823-7300
_ Fax: (503) 823-5630
Land Use Services TTY: (503) 823-6868

_ , www.portlandoregon.gov/bds
FROM CONCEPT TO CONSTRUCTION

Date: November 17, 2014

To: Heidi Oien | Applicant
MITHUN | 1201 Alaskan Way, Ste. 200
Seattle, WA 98101
PH: 206.971,5583

From: Jeffrey Mitchem
RE: LU 14-230014 DZM AD
Dear Applicant:

I have received your application for a Design Review w/ three (3) Modifications and one (1)
Adjustment at 1241 NW JOHNSON ST. Your application was deemed complete on October 16,
2014. Your case number is given above; the hearing is scheduled for December 18, 2014, |
am the planner handling your case, and can answer any questions you might have during the
process.

The Zoning Code requires you to post notice on the site of your proposal 30 days before the
hearing. The information below will help you do this. If you did not pick up poster boards
from the Development Services Center when you filed your application, please contact me at
least 24 hours in advance so the posting boards can be prepared for you to pick up. My phone
number is (503) 823-7011. I am enclosing the notice that should be placed on the signs.

A. You must post 1 sign along each of the following street frontages:
¢ NW Johnson St.
¢ NW 13th Ave,
* NW Kearney St.
¢ NW 12th Ave.

B. These signs must be placed within 10 feet of the street frontage line, and must be visible
to pedestrians and motorists. You may not post in the public right-of-way.

C. .- Because the hearing for your case is scheduled for December 18, 2014, you must post
the notice by November 17, 2014, 30 days before the hearing.

D. A certification statement is enclosed, which you must sign and return. The statement
affirms that you posted the site. It also confirms your understanding that if you do not
post the notice by the date above, your hearing will be automatically postponed. In
addition, time limits on our processing of your case will be waived. You must return this
statement to us by December 4, 2014, 14 days before the hearing.

E. You should not remove the notice before the hearing, but it must be taken down within
two weeks after the final decision is made on your request.

Encl:  Posting Notice
Statement Certifying Posting

ce: Application Case File

1900 SW 4th Avenue, Suite # 5000, Portland, OR 97201




POSTING NOTICE

CASE FILE: LU 14-230014
DZM AD
PC # 14-134111
REVIEW BY: Design
Commission
WHEN: December 18,
2014
WHERE: 1900 SW Fourth Ave, Room 2500A
Portland, OR 97201

Land-Use Review: Design Review with Three (3) Modifications and One (1) Adjustment

Proposal: A new full-block mixed-use project in the Central City Plan District’s River
sub-District. The project includes 2 north-south oriented bar buildings with a courtyard
between.

BUILDING #1: NW 13t Avenue Building

e 5 stories, maximum Height of 75’

+ Approximately 15,000 square feet of retail and 60,000 squaré feet of office

* An at-grade loading space will be located within the public right-of-way on the east side of NW
13th Ave immediately north of the intersection with NW Johnson St

¢ Raised dock within the right-of-way, as allowed by the River District ROW standards

BUILDING #2: NW 12th Avenue Building

» 15 stories, maximum Height of 150’ (including height bonuses — General Height Bonus
(33.510.210.D.) and Bonus Height Option for Housing (33.510.210.E.)

Maximum FAR allowed (which includes bonuses) is 7:1 and the proposed building reaches 7:1
Approximately 208 residential flats

Total number of parking spaces proposed is 211 spaces in two levels of underground parking
Parking and loading will be accessed from NW 12th Avenue

One (1) Adjustment is required for Quantity of Loading (33.266.310.C.) Two (2) Standard
A loading spaces are required. The applicant is proposing one (1) Standard A loading
space on site.

Three (3) Modifications are required for Rooftop Access & Mechanical (33.140.210.B.2.),
Size of Loading Spaces (33.266.310.D.a.}, Bike Parking Dimension (33.266.220.C.)
Location: 1241 NW JOHNSON ST

Legal Description: BLOCK 136 LOT 1-8, COUCHS ADD

Zoning/Designation: EXd, Central Employment with Design Overlay

- & &

Further information is available from the Bureau of Development Services. Please
contact JEFF MITCHEM at (503) 823-7011 or at 1900 SW Fourth Ave., Suite 5000,
Portland, OR 97201.

The Bureau of Development Services is committed to providing equal
access to information and hearings. If you need special accommodations,
please call 503-823-7300 (TTY 503-823-6868).




Heidi Oien | Applicant | MITHUN
1201 Alaskan Way, Ste. 200
Seattle, WA 98101

PH: 206.971.5583

TO:  Jeffrey Mitchem
Buréau of Dévelopment Services
1900 SW Fourth Avé., Suite 5000
Portland, Orégon 97201

APPLICANT’S STATEMENT CERTIFYING POSTING
Case File LU 14-230014
This eettifies that I have yosted fistice ot my site as réquired by the Zoning Code. I

understand that the hearing is scheduled for Decémber 18, 2014, and that [ was
required to post the praperty at least 30 days beéfore the hearing.

x : (date] These were placed withm 10 feet of the street frontage
llne 80 that they were visible to pedestrians and motorists.

I understand that this form must be returned t6 the Bureaii of Development Services no
later than December 4, 2014, 14 days before the scheduled héaring, I alsounderstand

that:if1-do ript post the notices by 30 days be e the héarifig, ot return this form by 14

days before the fig, my hearing will autoriatically be postponed. I also understand
this will tésult in, awaiver of ths tinie limits for processing iny case.

In addition; I understatid that I may niot remove the notices before the hearing, but am
requiréd to remove them within two weeks of the final decision on my request,

DoE W 225 A0E
__{X'g!firess

FoeTLALD , Or. K72

City/' State ] Zip Cdde




POSTING NOTICE

CASE FILE: LU 14-230014 DZM AD
PC # 14-134111
REVIEW BY: Design Commission

WHEN: January 22, 2014
WHERE: 1900 SW Fourth Ave,
Room 2500A

Portland, OR 97201

Land-Use Review: Design Review with Three [3) Modifications and One (1) Adjustment

Proposal: A new full-block mixed-use project in the Central City Plan District’s River
sub-District. The project includes 2 north-south oriented bar buildings with a courtyard
between.

BUILDING #1: NW 13t: Avenue Building

s 5 stories, maximum Height of 75’

* Approximately 15,000 square feet of retail and 60,000 square feet of office

s An at-grade loading space will be located -within the public right-of-way on the east side of NW
13th Ave immediately north of the intersection with NW Johnson St

¢ Raised dock within the right-of-way, as allowed by the River District ROW standards

BUILDING #2: NW 12tk Avenue Building

¢ 15 stories, maximum Height of 150’ (including height bonuses ~ General Height Bonus
(33.510.210.D.) and Bonus Height Option for Housing (33.510.210.E.)

Maximum FAR allowed (which includes bonuses) is 7:1 and the proposed building reaches 7:1
Approximately 208 residential flats

Total number of parking spaces proposed is 211 spaces in two levels of underground parking
Parking and loading will be accessed from NW 12t Avenue

One (1) Adjustment is required for Quantity of Loading (33.266.310.C.) Two (2) Standard
A loading spaces are required. The applicant is proposing one (1) Standard A loading
space on site.

Three (3) Modifications are required for Rooftop Access & Mechanical (33.140.210.B.2.),
Size of Loading Spaces (33.266.310.D.a.), Bike Parking Dimension (33.266.220.C.)
Location: 1241 NW JOHNSON ST

Legal Description: BLOCK 136 LOT 1-8, COUCHS ADD

Zoning/Designation: EXd, Central Employment with Design Overlay

Further information is available from the Bureau of Development Services. Please
contact JEFF MITCHEM at (503) 823-7011 or at 1900 SW Fourth Ave., Suite 5000,
Portland, OR 97201.

The Bureau of Development Services is committed to providing equal
access to information and hearings. If you need special accommodations,
please call 503-823-7300 (TTY 503-823-6868).




Heidi Oien, | Applicant | MITHUN
1201 Alaskan Way, Ste. 200
Seattle, WA 98101

PH: 206.971.5583

pare: _ 12:/23 ] 4

TOQ:  Jeffrey Mitchem
Bureau of Development Services
1900 SW Fourth Ave., Suite 5000
Portland, Oregon 97201

APPLICANT’S STATEMENT CERTIFYING POSTING
Case File LU 14-230014
This certifies that I havé posted notice ofi my sit¢ as required by the Zoning Code. 1
understand that the hearing is scheduled for January 22, 20 15 and that I was required
to post the property at least.30 days before the hearing.
The:required number of poster boards, with the notices attached, were set up on

PECENBER, 22,11 (date). These were placed within 10 feet. of the street frontage
lineso that they were visible to pedestrians-and motorists. .

—

I understand that this form must be returned to the Bureau of Development Services no
later than January 8, 2014 14 days before the scheduled heaiing: I.also understand
that if I do not"post the hotices by'30 days before the hearing; or returfi this forim by 14
days beforethie hearing, my hearing will avtomatically be postponed. Ialso understand
this will result in g waiver of the time limits for procéssing my case.

In addition, I tinderstand that | may not remiove the notiées befote the hearing, but am
required to remove them within two weeks of the final decision on my request.

Print Name
BOl N 28r0 AVE

Address B

TP RTLAND, OR- 47210

City/State/Zip Code
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Cityofportland’ oregon AmandaFrltZ,COm?mrsswner
Bureau of Development Services '_
Land Use Services TV: {593)13236868-

FROM CONCEPT 10 CONSTRUCTION wolpartANerdan b

Date: November 20, 2014

Tor Intercsted “Persan

r Mitc
508-828-7011 ,1 Jeffféy Mntchem@porﬁandﬂfegqn gov

NOTICE OF A PUBLIC HEARING ON A PROPOSAL

CASE FILE: LU 14 2300i4 DZM AD
PC f 14164111

SW Four VG, Room 2500A
_-‘:d OR 9’72'1

Development has heen proposediin your neighberhood requmng;a land useireview:. The proposal;
review process;and information on how torrespond-torthisnoticerare described below: A copy of
the site'plan and zoningmap aresattached. Iam the staff person handli ing the case. Please call
me if you. “havequestions regarding this proposal, Please contact-the applicant i'you have
questions regardingany future devéf[ﬁpmentmn the s‘te

ertles

Owners: Micha ey’ | _
___-_Ie 'WA@BlQI

e # 5400 | Seattle, WA 98101

Applicant: Heidi Oien [ Mithun
12(111 &askaay; Stes. 206 | Seatﬁle, WA 98101

Repregentatives
Site Address:

Legal Desecription:
Tax Aceount No.,:

State ID No.:

Quarter Section: 2928

Neighborhaod Peail. Dlstl iet, contact Patricia @ Gai‘dncr at 563-243—&628»
Business District: ; '

1900 SW 4thAvenue;,SUite-# 5000, Portiahd; OR:97201




Public Notice Case File LU 14-230014 DZM AD Page 2

‘Proposal:
X new full-block mixed-use project.in the Central. City Plan District’s River sub-District. The
project. includes: 2 north-southioriented. bar buildings with a courtyard between.

BLD #1; NW "13% Avenué Building
e 5storles
Ma,xlmum Kuowed Hexght of ‘75’ and_*th:: proposed building reaches 757

1 ats a,de loadmg; ace will be located within the public-right-of-way on the east side of
NW v Ave immediately north of:the intersection with NW Johnson St

ithin ’Eﬁé n _ ‘_of Ly, as éllowed By the Rivef District ROW standards

parkirig
¢ Parking and loading will be accessed from NW 126 Avenue

One (1) Adjustment.is feqliired for Quantity of Loading (S&Q&ﬁ 310.C.) Two (2) Standard A
loading spaces:are required. The applicant-is proposing-one: (1) Standard A: loading space on
site:

Three (3). Modifications:are required for Rooftop Aceess. & Mechanical (88.140.210:B.2.), Size
of Loading:Spaces (33/266.310.1.a.); Bike Parking Dimension.[33.266.220.C)

Approval Criterias
Inx ord‘eri: be: a%pmved ot

The:Blireat eloprieiit Seivices will beé: naking a, récsmmendahon on this-proposalyour
feport-dand récommenaéhon:mn béavailable: 10 days beforé the hearing, Tm Staff-report will be
posted on the Burean of Development Services website. Lookiat www.portlandonline.com, On-the
leftzside ofithe page use the:search hox tofind Development Services, i}ien click on the
Zoning/Land. Usessection select Notices and-Hearings. Land usesreview notices:are listed by the
Di’strmb C@ajiﬁon shovm a%~the beg :nnmg of this:document:. The file and all evidence:oni this-case

‘ entronk Please call the 'Ré 1 esﬁ Lhic af our ofﬁce 00

file can be obtained for & fee
ity ﬁf’ rtland; ity bureaus, and




Public Notice Case File LU 14-230014:DZM AD. | Page3

‘The figighborliood association;.listed ori theifirst page of thisuiotice, may take a position on this
application:and gy have:schediiled an 6per meefing prion fo.making their recommendation to
the-Bureau of Development Services. Please contact fhe person listed as themneighborhood
contactto:determine-the time and date of this-meeting.

To comment, you: may write: to the!Bureau «of: Developman‘t Servicesy 1900'SW Fourth Ave., Suite:

5600 or FAX your comments:to 503-828-5680; or you may:testify: at the hearing: Inyour

ts, you-stiould address the approval criteria. The Hearings Officer-does not aecept

vi%“maii’; Please referto thefilenumiber whenseeking mforfnahbn or st bm:t‘ting
must be ‘_deffh' 18

The applicant and.proponents have:the burden.of ptostto show-that each and every clémient of”
the ap roval oriteria are:satisfied. In order-to'prevail, the opponentsmust-persuade:the Degign
?ssi@n to findthat-the agiﬁcanf has not carred theburden. of proofwith regard.to ene or
more ofithe approvaleriteria. The.opponents may-also explam to the: Dealgn Commissien. how-or
‘why the facts asserted by the applicant aremot supported by-evidence in: the record. Opponents
miaywish-fo recommend conditions of approval which willimake the proposal.more acceptable, if

approveds

ai the:, fequest of the: apphcant

APPEAL PROCESS
'-Y’o-w can ap al the decision of the, Des1gm Gomml»ssmn ta ‘Ehe C‘lty Gouncll If appealed (51
& ---hmld anﬁwdenhkr}t ) I '

] y m;ay'ﬁot be abl e}
respon_ te tha 1s ue-,;gou arextry ig tofd 8., I S!rc “a &t _atio ety appeal o LUBA based ofi that
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Amanda Fritz, Commissioner
Paul L. Scarlett, Director
Phone: (503) 823-7300

Fax: (503) 823-5630

TTY: (503) 823-6868
www.portlandoregon.gov/bds

City of Portland, Oregon

Bureau of Development Services
Land Use Services
FROM CONCEPT TO CONSTRUCTION

FINAL FINDINGS AND DECISION BY THE DESIGN COMMISSION
RENDERED ON January 22, 2015

LU 14-230014 DZM AD
PC # 14-134111
BLOCK 136 - Mixed Use

CASE FILE NUMBER:

The Design Commission has approved a proposal in your neighborhood. This document is
only a summary of the decision. The reasons for the decision, including the written response
to the approval criteria and to public comments received on this application, are included in
the version located on the BDS website

http: / /www.portlandonline.com/bds/index.cfm?c=46429. Click on the District Coalition then
scroll to the relevant Neighborhood, and case number. If you disagree with the decision, you
can appeal. Information on how to do so is included at the end of this decision.

BUREAU OF DEVELOPMENT SERVICES STAFF: Jeff Mitchem 503-823-7011 /
Jeffrey.Mitchem@portlandoregon.gov

GENERAL INFORMATION

Applicant/Owner: Michael Nanney / Security Properties
701 Fifth Ave, Suite 5700 / Seattle, WA 98101
SP Pearl LLC
1201 Third Ave #5400 / Seattle, Wa 98101
Representatives: Heidi Oien / Mithun

1201 Alaskan Way, Ste. 200 / Seattle, WA 98101

Karen Karlsson / KLK Consulting, LLC
906 NW 23rd Ave / Portland, OR 97210

Site Address:

Legal Description:

Tax Account No.:
State ID No.:
Quarter Section:

Neighborhood:

Business District:

District Coalition:

Plan District:
Zoning:

Case Type:
Procedure:

1241 NW JOHNSON ST

BLOCK 136 LOT 1-8, COUCHS ADD
R180211770

IN1E33AD 01600

2928

Pearl District, contact Patricia Gardner at 503-243-2628.
Pearl District Business Association, contact Adele Nofield at
503-223-0070.

Neighbors West/Northwest, contact Mark Sieber at 503-823-
4212.

Central City - River District
EXd, Central Employment with Design Overlay

DZM, Design Review with Modifications (3)

Type III, with a public hearing before the Design Commission.
The decision of the Design Commission can be appealed to City
Council.

1900 SW 4th Avenue, Suite # 5000, Portland, OR 97201


http://www.portlandonline.com/bds/index.cfm?c=46429
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Proposal:
A new full-block mixed-use project in the Central City Plan District’s River sub-District.
The project includes 2 north-south oriented bar buildings with a courtyard between.

BLD #1: NW 13t Avenue Brick Building
e 5 stories
¢ Maximum Allowed Height of 120’°, the proposed building reaches 76™-1”
* 75" base height
* 45’ General Height Bonus (33.510.210.D.). Maximum available for 3:1
FAR - 45’.
Approximately 15,000 square feet of retail at ground level
Approximately 60,000 square feet of office at levels 2-5.
Rooftop program includes roof terrace, elevator/stair overrun, mechanical
enclosure and eco roof.
e An at-grade loading space will be located within the public right-of-way on the
east side of NW 13th Ave immediately north of the intersection with NW Johnson
St
e 13t* Ave dock within the right-of-way, as allowed by the River District ROW
standards — approximate dimensions: 124’ long, 12’-16’ deep, 3’ — 4’-9” high.
Single ADA ramp oriented north to NW Johnson St.
e Courtyard dock — approximate dimensions: 124’ long, 8-14’ deep, 3’ - 4’-9” high

BLD #2: NW 12t Avenue Tower Building
e 15 stories
¢ Maximum Allowed Height of 150°, the proposed building reaches 148’-4”
* 75" base height
= 75" height bonuses
* 45’ General Height Bonus (33.510.210.D.). Maximum available for
3:1 FAR - 45",
* 30’ Bonus Height Option for Housing (33.510.210.E.). Maximum
available for housing — 75’.
* If both bonus options are used, combined bonus height may not
exceed 75’
Approximately 208 residential flats
¢ Total number of parking spaces proposed is 196 spaces in two levels of
underground parking
e Parking and loading will be accessed from NW 12t Avenue. Three loading spaces
are proposed: Space A. A space within the footprint of the NW 12th Ave
apartment building (with access from NW 12t Ave) is 35 feet long x 11 feet 5
inches wide. Space B. Standard B size (18’ long x 9’ wide x 10’ clear) located
within the footprint of the NW 12th Ave apartment building (with access from NW
12t Ave). The space will be scheduled for food deliveries in the morning and
generally available for office deliveries and service vehicles. Space C. A cargo van
loading space (18’ long x 10’ wide x 8-11” clear) located within the footprint of
the NW 13tr Ave building. Scheduled for food deliveries in the morning and
available generally for office deliveries and service vehicles.

Site FAR
e Maximum FAR allowed for the site is 7:1, the proposed buildings combined
reach approximately 6:1.
= 4:1 base FAR (Map 510-2)
= 3:1 FAR Residential Bonus (33.510.210.C.1.a(1)). For each square foot of
housing, a bonus of 1 square foot of floor area is earned (max 3:1).
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Three (3) Modifications are required for
1. Rooftop Access & Mechanical (33.140.210.B.2.) All rooftop mechanical

equipment and enclosures of stairwells that provide rooftop access must be set
back at least 15 feet from all roof edges that are parallel to street lot lines.
Rooftop elevator mechanical equipment may extend up to 16 feet above the
height limit. Stairwell enclosures, and other rooftop mechanical equipment
which cumulatively covers no more than 10 percent of the roof area may extend
10 feet above the height limit. 12th Ave Building — The rooftop mechanical
enclosure is set back 13-2” from the roof edge abutting 12t Ave and 8-0” from
the roof edge facing the courtyard. One piece of mechanical equipment is in
excess of 10 feet tall (a make-up air unit at 13 feet tall.) And, the cumulative
area of roof enclosures 10’ above the height limit — exceeds the 10% of roof area
limit. Total coverage for this building is 18.8%.
Size of Loading Spaces (33.266.310.D.a.) Two (2) Standard A loading spaces
are required. A Standard A loading space must be at least 35 feet long, 10 feet
wide, and have a clearance of 13 feet. The project proposes three loading spaces:
= Space A. A space within the footprint of the NW 12th Ave apartment
building (with access from NW 12th Ave) is 35 feet long x 11 feet 5 inches
wide (except at doorway which is 10 feet wide). The height of the space,
however, varies. A majority of the space (28 feet of it) is 19 feet 6 inches high
with the remaining portion varying from 11 feet (at doorway) to 12 feet
outside the doorway. The space will be scheduled for food deliveries in
morning, resident move-in/out during the day and generally available for
office deliveries.
= Space B. Standard B size (18’ long x 9’ wide x 10’ clear) located within the
footprint of the NW 12t Ave apartment building (with access from NW 12t
Ave). The space will be scheduled for food deliveries in the morning and
generally available for office deliveries and service vehicles.
= Space C. A cargo van loading space (18’ long x 10’ wide x 8-11” clear)
located within the footprint of the NW 13t Ave building. Scheduled for food
deliveries in the morning and available generally for office deliveries and
service vehicles.

. Modification Request #2: Bike Parking Space Dimension

(33.266.220.C.3.b.) A space 2 feet by 6 feet must be provided for each required
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. The project proposes staggered vertical
storage, dimensioned at 18” x 6’ with a 5’ walk aisle.

Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title
33, Portland Zoning Code. The applicable approval criteria are:

River District Design Guidelines Central City Fundamental Design
33.510.210 E.4. Bonus Height Option Guidelines
for Housing = Adjustment Criteria (33.805.040) &

Modification Criteria (33.825.040)

ANALYSIS

Site and Vicinity: The subject property is full 40,000 square-foot block, located in the
River District, bound by NW 13t and NW 12t Avenues and by NW Johnson and NW
Kearney Streets. Presently under the ownership of SP Pearl LLC, the property supports
one single-storey 38,000 square-foot structure occupied by the Pacific Northwest
College of Art. The building will be demolished to make way for the proposed project.
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Over the past several years, the character of the neighborhood has significantly
changed, providing increased opportunities for a variety of residential, diversified
commercial /retail, and open space development. Starting at the north and rotating
clockwise, immediately adjacent developments include the two-story Rivertech Building
(office/retail), the 5-story Kearney Plaza, the 6-story Riverstone, the Johnson Street
Townhomes, the Armco Building (Downtown Self Storage), 24 Hour Fitness, the
Stagecraft Building (Nossa Familia Coffee, PNCA Studios), and Lovejoy Square

(retail/ office).

The site lies within the Northwest Triangle Pedestrian District per the Transportation
System Plan. Street designations are:
= NW 13t Ave is designated a City Walkway;
= NW 12t Ave, NW Johnson St and Kearney St designated as Local Service
Walkways; and,
* NW Johnson St is also designated as a City Bikeway.

The River District was established as an Urban Renewal Area in 1998, selected as such
for its proximity to the core of downtown and to correct blighted conditions that had
overtaken the area. It was envisioned that transit and open space improvements, as
well as the introduction of dense housing and commercial opportunities would bring
new life into this area while meeting the state land use planning goals. Since 2001, the
River District, and in particular the Pearl District at the heart of the URA, has
transformed significantly into one of Portland’s densest and fastest-growing
neighborhoods.

Zoning: The Central Employment (EX) zone allows mixed uses and is intended for
areas in the center of the City that have predominantly industrial-type development.
The intent of the zone is to allow industrial and commercial uses which need a central
location. Residential uses are allowed, but are not intended to predominate or set
development standards for other uses in the area.

The Design Overlay Zone [d] promotes the conservation, enhancement, and continued
vitality of areas of the City with special scenic, architectural, or cultural value. This is
achieved through the creation of design districts and applying the Design Overlay Zone
as part of community planning projects, development of design guidelines for each
district, and by requiring design review. In addition, design review ensures that certain
types of infill development will be compatible with the neighborhood and enhance the
area.

Land Use History: City records indicate the following land use reviews for this site:

= EA 14-134106 — Pre-application conference for the proposed project (Exhibit G-2);

= EA 14-134111 - Design Advice Request for the proposed project (Exhibit G-3);

= LU 14-217898 — Withdrawn;

= LUR 01-00379 DZ — Addition of three entry awnings;

= LUR 95-00301 DZ — Removal of overhead door and infill a 2060’ wall and door
void;

= LUR 97-01095 DZ- Interior tenant improvements;

Agency Review: A “Request for Response” was mailed October 16, 2014. The following
Bureaus have responded with no issue or concerns:

The Life Safety Plans Examiner responded with preliminary Building Codes
information that could affect the Land Use Review and/or future Building Permit
reviews. Please see Exhibit E-1 for additional details.
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The Site Development Section of BDS responded with general comments related to
permitting requirements. Please see Exhibit E-2 for additional details.

The Fire Bureau responded with the following comment: A separate building permit is
required for this proposal. All applicable Fire Code requirements shall apply at the time
of permit review and development. Please contact the Fire Marshal’s Office with any
specific questions. Please see Exhibit E-3 for additional details.

The Bureau of Environmental Services responded with the following comment: BES
takes no exception to approval of this Design Review application. The proposed
development will be subject to BES standards and requirements during the permit
review process. Please see Exhibit E-4 for additional details.

The Bureau of Parks-Forestry Division responded with general comments related to
street trees. Please see Exhibit E-5 for additional details.

The Portland Bureau of Transportation responded with general comments related to
encroachment permitting for the loading dock on NW 13t Ave. All materials required for
PBOT support were submitted, reviewed and approved prior to the January 22, 2015
hearing. Please see Exhibit E-6 for additional details.

The Portland Water Bureau responded with general comments related to water service
availability and facilities. Please see Exhibit E-7 for additional details.

Neighborhood Review: A Notice of Proposal in Your Neighborhood was mailed on
November 28, 2014. Please refer to Exhibit F for a list of those individuals submitting
written testimony. Those individuals submitting written testimony for the three Design
Advice Request Hearings were incorporated into the LU14-230014 DZM record by
reference and are listed in Exhibit H.

Project History: The project was presented to the Design Commission for three Design
Advice Requests — May 15, June 5 and July 24, 2014. The feedback provided by the
Commissioners is contained in Exhibit G.3.

ZONING CODE APPROVAL CRITERIA

Chapter 33.825 Design Review

Section 33.825.010 Purpose of Design Review

Design review ensures that development conserves and enhances the recognized special
design values of a site or area. Design review is used to ensure the conservation,
enhancement, and continued vitality of the identified scenic, architectural, and cultural
values of each design district or area. Design review ensures that certain types of infill
development will be compatible with the neighborhood and enhance the area. Design
review is also used in certain cases to review public and private projects to ensure that
they are of a high design quality.

Section 33.825.055 Design Review Approval Criteria
A design review application will be approved if the review body finds the applicant to
have shown that the proposal complies with the design guidelines for the area.

Findings: The site is designated with design overlay zoning (d), therefore the
proposal requires Design Review approval. Because of the site’s location, the
applicable design guidelines are the Central City Fundamental Design Guidelines
and River District Guidelines.
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River District Design Guidelines and Central City Fundamental Design Guidelines
The River District is planned to become a place that is remarkable within the region.
The area is intended to grow rich with special and diverse qualities that are, or will
become characteristic of Portland. Further, the River District will accommodate a
significant portion of the region’s population growth. The plan calls for the creation of a
new community of dense neighborhoods, housing a resident population of over 15,000
people, and providing jobs, services, and recreation to this population and others. This
area is intended to emphasize the joy of the river, connections to it, and create a sense
of community. The goals frame the urban design direction for Central City and River
District development.

The Central City Fundamental Design Guidelines and the River District Design
Guidelines focus on four general categories. (A) Portland Personality, addresses design
issues and elements that reinforce and enhance Portland’s character. (B) Pedestrian
Emphasis, addresses design issues and elements that contribute to a successful
pedestrian environment. (C) Project Design, addresses specific building characteristics
and their relationships to the public environment. (D) Special Areas, provides design
guidelines for the four special areas of the Central City.

River District Design Goals

1. Extend the river into the community to develop a functional and symbolic
relationship with the Willamette River.

2. Create a community of distinct neighborhoods that accommodates a significant
part of the region’s residential growth.

3. Enhance the District’s character and livability by fostering attractive design and
activities that give comfort, convenience, safety and pleasure to all its residents
and visitors.

4. Strengthen connections within River District, and to adjacent areas.

Central City Plan Design Goals

1. Encourage urban design excellence in the Central City;

2. Integrate urban design and preservation of our heritage into the development
process;
Enhance the character of the Central City’s districts;
Promote the development of diversity and areas of special character within the
Central City;
Establish an urban design relationship between the Central City’s districts and
the Central City as a whole;
Provide for a pleasant, rich and diverse pedestrian experience for pedestrians;
Provide for the humanization of the Central City through promotion of the arts;
Assist in creating a 24-hour Central City which is safe, humane and prosperous;
Ensure that new development is at a human scale and that it relates to the scale
and desired character of its setting and the Central City as a whole.

3.
4.

4

bl

Staff has considered all guidelines and has addressed only those guidelines
considered applicable to this project.

Al. Integrate the River. Orient architectural and landscape elements including, but
not limited to lobbies, entries, balconies, terraces, and outdoor areas to the Willamette
River and greenway. Develop access ways for pedestrians that provide connections to
the Willamette River and Greenway.
Al-1. Link the River to the Community. Link the Willamette River to the
Community reinforcing the river’s significance. This guideline may be accomplished
by:

a. Organizing land areas, and groupings of buildings to visually define the river’s

linkage to the community;
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b. Focusing and articulating roadways and pedestrian ways to emphasize the river.
c. Developing projects that celebrate the river, and contribute to creating centers of
interest and activity that focuses on the Willamette; or
d. Connecting the internal areas of the District to the Wl]lajnette Greenway Trail.
A2. Emphasize Portland Themes. When provided, integrate Portland-related themes
with the development’s overall design concept.
A3-1. Provide Convenient Pedestrian Linkages. Provide convenient linkages
throughout the River district that facilitate movement for pedestrians to and from the
river, and to and from adjacent neighborhoods.
Bl. Reinforce and Enhance the Pedestrian System. Maintain a convenient access
route for pedestrian travel where a public right-of-way exists or has existed. Develop
and define the different zones of a sidewalk: building frontage zone, street furniture
zone, movement zone, and the curb. Develop pedestrian access routes to supplement
the public right-of-way system through superblocks or other large blocks.
Cl. Enhance View Opportunities. Orient windows, entrances, balconies and other
building elements to surrounding points of interest and activity. Size and place new
buildings to protect existing views and view corridors. Develop building facades that
create visual connections to adjacent public spaces.
Cl-1. Increase River Opportunities. Increase river and waterway view opportunities
to emphasize the River District ambiance. This guideline may be accomplished by:
a. Designing and locating development projects to visually link their views to the
river and /or waterways.
b. Providing public stopping and viewing places which take advantage of views
River District activities and features; or
c. Designing and orienting open space and landscape areas to emphasize views of
the river and waterways.

Findings for Al, Al-1, A2, A3-1, B1, C1, and C1-1:

Conceptually, the project (Heartwood + Seedling) relates to Portland themes in two
ways: ‘Heartwood’ for lumber industry and ‘Seedling’ for Portland’s natural
setting and forested past. The courtyard’s log-jam concept relates to Portland’s
history in the timber industry, and the NW 13th Ave Building’s roof terrace uses
a wood grain theme. Stormwater planters incorporated into the courtyard
highlight the rain and natural environment unique to Portland and the
Northwest.

The proposed two-Building development will support and enhance pedestrian
activity within the public right-of-way. The ground floors of both buildings
include a variety of public space-activating uses including storefront retail, office
and residential lobbies and amenity space. These active, sidewalk-proximate
spaces will enhance pedestrian connectivity throughout the district and
reinforce connections to the Willamette River (about eight blocks north and west
of the site.) The project adds a layer to the circulation hierarchy in the
neighborhood by providing an on-grade, accessible public courtyard running
north-south between the buildings fronting NW 12t and 13t Aves. The NW 13th
Ave Brick Building contributes to the predominant loft warehouse typology in
the area with a raised retail /restaurant loading dock and flexible

retail /restaurant spaces that can help to activate the active, mixed-use
pedestrian corridor on NW 13th Ave and can help to reinforce the sense of place
of the street. The project is retaining cobblestones on NW Kearney St to maintain
a pedestrian scale to the street.

The apartment building roof terrace and unit balconies will have river and
territorial views. Many visual cues signifying river and greenway connections are
evident from the abutting right-of-way including the arched span of the Fremont
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Bridge and the Union Station clock tower. These features and others like them
serve as visual landmarks for the entire neighborhood. Neither building
interferes with views down Johnson Street to the Union Station clock tower.

NW 13t Ave Brick Building: The roof terrace will offer views northward to the
river and the Fremont Bridge, and southward to downtown and the west
hills. Projecting box bays intermittently located on floors 2-5 will offer views
over the courtyard below and obliquely on NW 13t Ave.

NW 12t Ave Tower Building: The roof terrace will offer views eastward (SE
Portland, Mt Hood, etc.), westward (NW Portland, West Hills, etc.) and
southward (central city, West Hills, etc.). The orientation of the tower puts
the long walls along a north-south axis. Since river views are north and east,
most of the units on three sides will all be able to enjoy at least some river
view. Balconies for over one third of the units are oriented for views of the
river. This orientation also maximizes sun exposure to the courtyard.

These guidelines are met.

A3. Respect the Portland Block Structures. Maintain and extend the traditional
200-foot block pattern to preserve the Central City’s ratio of open space to built space.
Where superblocks exist, locate public and/or private rights-of-way in a manner that
reflects the 200-foot block pattern, and include landscaping and seating to enhance
the pedestrian environment.

Findings: The project is being developed utilizing a traditional 200' by 200
block pattern, with right-of-way improvements as per adopted River District
standards. The project will further enhance pedestrian connectivity by providing
a mid-block connection through the courtyard between NW Johnson and
Kearney Sts.

This guideline is met.

A4. Use Unifying Elements. Integrate unifying elements and/or develop new
features that help unify and connect individual buildings and different areas.

AS5. Enhance, Embellish, and Identify Areas. Enhance an area by reflecting the
local character within the right-of-way. Embellish an area by integrating elements in
new development that build on the area’s character. Identify an area’s special features
or qualities by integrating them into new development.

Findings for A4 and A5: The project will reinforce a unified streetscape through
the use of established street elements such as historic light standards, street
tree spacing, and sidewalk joint patterns. The material palette continues that
found in the Pearl District, and each building is unified with its immediate
context. The NW 13th Ave building relates in height to the buildings in the
predominantly brick historic district immediately south, while the NW 12th Ave
building relates to the spine of taller buildings north of the site between NW
11th and 13th Aves where the height limit reaches 225’.

Two-Building Identity. While the two buildings differ in height, program, and
materials, to contribute to the diversity of the Pearl, they share several unifying
features — transparent storefronts, board-formed concrete base elements,
painted steel canopies, galvanized railings, a similar storefront character, a
common color palette and relational bays at the courtyard. The spaces are
unified across the courtyard through vision glass and actives along the
courtyard edges in both buildings.
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Loading Docks. The project will include a covered retail dock along NW 13th Ave,
contributing to the unique streetscape of covered loading docks along NW 13th
Ave which are important symbols of the area’s industrial past. The NW 13th Ave
Building will use materials similar to the NW 13th Ave Historic District: brick,
punched openings and light steel elements.

Ground Floor Residential. Townhouses along NW Johnson St and NW 12th Ave
activate the street and enhance the residential character of these streets. The
use of board-formed concrete, painted steel, canopies, and soft landscaping
reflect the Pearl District and enhance the pedestrian experience.

Public Character. The public courtyard continues vital Pearl District place-
making traditions such internally activated open spaces, social pocket places,
anything bicycle, pervasive artistic expression, integrated landscapes and Italian
pastimes such as Bocce Ball.

These guidelines are met.

A5-3. Incorporate Water Features. Incorporate water features or water design
themes that enhance the quality, character, and image of the River District.
A5-4. Integrate Works of Art. Incorporate works of art or other special design
features that increase the public enjoyment of the District.

Findings: While the project does not propose a water feature with running
water, the design of the courtyard is based on logs moving down a river during
their industrial process from trees to lumber. Stormwater planters are
incorporated into the courtyard with visible overflows from rooftops. These
provide buffers from the building to the public through block connection and
perform critical stormwater function. Eco-roofs are planned for portions of both
building’s rooftops.

Given the history of the Pacific Northwest College of Art on the site, special
importance is placed on incorporating art at Block 136. The project owner,
Security Properties is working with PNCA on a concept plan for integrating
public art by PNCA alumni. The concept plan will describe two programs for
incorporating art:

= Courtyard. An area has been designated for art in the courtyard; and
= Buildings. Art will also be integrated into the buildings.

RACC-approved art is strongly encouraged, but not subject to design review.

These guidelines are met.

A7. Establish and Maintain a Sense of Urban Enclosure. Define public rights-of-
way by creating and maintaining a sense of urban enclosure.

Findings: To continue the Pearl’s sense of urban enclosure, both buildings will
be built to their lot lines on all streets. The only exceptions occur where the
residential building form steps back at the lower levels to create semi-public
townhouse stoops at NW Johnson and 12th Avenue.

The overall form of the 13th Avenue Building is kept at 75 tall to relate to the
historic fabric around it. Retail spaces at the corner of NW 13th & Johnson and
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NW 13th & Kearney step with the adjacent grade to create street level urban
spaces.

This guideline is met.

A8. Contribute to a Vibrant Streetscape. Integrate building setbacks with adjacent
sidewalks to increase the space for potential public use. Develop visual and physical
connections into buildings’ active interior spaces from adjacent sidewalks. Use
architectural elements such as atriums, grand entries and large ground-level windows
to reveal important interior spaces and activities.

Bl-1. Provide Human Scale to Buildings along Walkways. Provide human scale
and interest to buildings along sidewalks and walkways.

B2. Protect the Pedestrian. Protect the pedestrian environment from vehicular
movement. Develop integrated identification, sign, and sidewalk-oriented night-
lighting systems that offer safety, interest, and diversity to the pedestrian. Incorporate
building equipment, mechanical exhaust routing systems, and/or service areas in a
manner that does not detract from the pedestrian environment.

C7. Design Corners that Build Active Intersections. Use design elements
including, but not limited to, varying building heights, changes in facade plane, large
windows, awnings, canopies, marquees, signs and pedestrian entrances to highlight
building corners. Locate flexible sidewalk-level retail opportunities at building corners.
Locate stairs, elevators, and other upper floor building access points toward the
middle of the block.

Findings for A8, B1-1, B2, and C7: Streetscape. Providing a round-the-clock
mix of residential, office and retail uses on the block ensures diverse human
activity in the streetscape throughout the day and night. The project
incorporates a variety seating options on the sidewalk and within the courtyard.
The through-block connection at the courtyard provides ample opportunities for
seating, gathering and people watching. The bocce court provides an active
public program, as do public bicycle repair stations and ample bike parking.

The furnishing zone of the abutting streets has a mix of River District standard
elements including trees, benches, bike racks and light poles separating
pedestrians from cars. Existing parallel parking on NW Johnson, Kearney Sts
and 12th Ave will maintain an effective separation from the pedestrian and
vehicular traffic. Canopies at major building entry points will provide weather
protection. Mechanical equipment is isolated from pedestrian view on the roof or
penthouse levels of the buildings. No ground level mechanical equipment is
proposed. The office building includes a band of louvers in the top level of the
retail storefronts out of the pedestrian realm.

Human Scale. The design of the NW 13t Ave building will promote use of the
loading dock with large folding storefront doors for direct public access into the
proposed market. High-volume active ground-levels (18’-217), deep steel
canopies, folding storefront walls, and custom entry doors with custom
hardware to the office lobby will provide human scale proportion adjacent to the
sidewalk and raised dock. The NW Johnson and Kearney St elevations are
designed to encourage the use of adjacent on-grade sidewalks by providing
direct visual and physical connections to retail spaces through large windows
and storefront openings. In addition, recessed ground level wall planes will
enhance these spaces for spill out activity.

Pedestrian Protection. In the NW 12t Ave Tower, connections between the
residential lobbies, units and the sidewalk are enhanced with outdoor transition
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areas — large windows facing the street, and elevated stoops (2’-6”) at the
townhouse entries. Tall 20’ ceilings and large expanses of clear glazing at the
northeast corner of the residential building will allow views into the leasing office
and lobby. Sensitive detailing of the townhouse transitions on 12th Avenue and
Johnson Street, including low planter walls, high and low plantings, trellises
and canopies at the stoops also provide human scale. The high rise also
includes balconies to allow for informal surveillance of the street. Ground level
building detailing, proportions, materials, interior space configuration and
entries with large canopies are human scaled and will induce conditions
supportive of pedestrian interest, activity and safety.

Active Corners. The corner of NW13th Ave and Johnson St has long been an
important corner in the neighborhood with the active PNCA entry and artistic
bike parking. In an effort to continue this use and energy, the NW 13th Ave
dock pulls back at the corners creating spill-out potential. Both wall- and
ground-mounted bike parking are provided at both corners as well as prominent
retail building entries. This will induce sidewalk-level spill-out on NW Johnson
and Kearney Sts.

These guidelines are met.

B3. Bridge Pedestrian Obstacles. Bridge across barriers and obstacles to pedestrian
movement by connecting the pedestrian system with innovative, well-marked
crossings and consistent sidewalk designs.

Findings: The street improvements on all frontages are consistent with the
adopted street standards for the River District and will ensure a well-integrated
and well-marked pedestrian system. At approximately 125’ in length, both the
NW 13t Ave dock and the courtyard dock are pulled back from the corners
allowing for at-grade retail entries and spill-out potential. This is

NW 13 Ave Dock. The raised loading dock on NW 13t Ave is consistent with
PBOT's street standards. A single accessible ramp will be provided at the south
end of the dock orienting to the corner of SW Johnson and Kearney Sts.

Courtyard Dock. The courtyard between the buildings will provide a new mid-
block connection between NW Johnson and Kearney Sts including a variety of
features to enhance pedestrian safety, convenience and enjoyment. A single
accessible ramp will be provided at the south end of the dock orienting to SW
Johnson at mid-block.

This guideline is met.

B4. Provide Stopping and Viewing Places. Provide safe, comfortable places where
people can stop, view, socialize and rest. Ensure that these places do not conflict with
other sidewalk uses.

Findings: The unique street plan along NW 13t Avenue provides opportunities
to create places for people to linger that are different from most other places in
the downtown grid. The pervasive “loading dock” feature is included for a
majority of the NW 13t Avenue block face with steps at both ends and a ramp at
the south end. The courtyard between the two buildings will provide both formal
and informal resting opportunities, tables and chairs, and a bocce court. Ample
raised spill-out areas are provided on both sides of the NW 13t: Ave Brick
Building designed to accommeodate retail or restaurant tenants. Canopies
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proposed at all the retail storefront bays will provide protection from the
elements.

This guideline is met.

B6. Develop Weather Protection. Develop integrated weather protection systems at
the sidewalk-level of buildings to mitigate the effects of rain, wind, glare, shadow,
reflection, and sunlight on the pedestrian environment.

B7. Integrate Barrier-Free Design. Integrate access systems for all people with the
building’s overall design concept.

Findings for B6 and B7: Well integrated all-weather protection is provided at
all primary points of entry in both buildings and within the courtyard.

NW 13%* Brick Building. The building includes a singular canopy covering the
entire dock and canopies are provided over the north and south retail entries, as
well as a glass canopy over the courtyard dock.

NW 12t Ave Residential Building. The 12th Avenue building has a canopy over
the residential lobby entrance, and canopy/trellis combinations are provided
over the townhouse entries.

The elevated docks on both the east and west sides of the 13t Ave building
feature ramps to ensure accessibility for all people.

These guidelines are met.

B6-1. Provide Outdoor Lighting at a Human Scale. Provide outdoor lighting at a

human scale to encourage evening pedestrian activity.

C12. Integrate Exterior Lighting. Integrate exterior lighting and its staging or

structural components with the building’s overall design concept. Use exterior lighting

to highlight the building’s architecture, being sensitive to its impacts on the skyline at

night.

C1l-2. Integrate Signs and Awnings. Integrate signs and awnings to be

complementary and respectful of a building’s architecture. This guideline may be

accomplished by:

a. Placing signs and awnings to fit with and respect a building’s architecture;

b. Avoiding large, excessively illuminated or freestanding signs that contribute to
visual clutter; or

c. Integrating with a building’s design, an exterior sign program/system for flexible
sidewalk level space that accommodates changing tenants.

Findings for B6-1, C1-2, and C12: Lighting goals have been established for the
project in order to enhance the pedestrian environment: identify entry points;
provide ambient light; accent the landscape; define building edges; and, define
circulation. These goals have been achieved through a combination of
pedestrian-oriented lighting strategies including downcast flood lighting in
security critical areas such as interior courtyard spaces, low-level ground plane
illumination, well-concealed landscape accent lighting, wall surface mounted
downlighting of building faces and corners, in-grade uplighting of structural
columns, and recessed linear lighting to accent ground-plane grade changes. No
roof-top lighting has been specified at the roof terrace area, but the planter walls
may incorporate low-level steplights to provide gentle night-time illumination.
Overall, the exterior lighting approach illuminates the buildings, landscape and
gathering spaces with well-concealed fixtures that will minimize light throw-back
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to nearby residences.

Signage Integration. Signage is not proposed at this time. Therefore, guidelines
relevant to signage do not apply. The applicant understands that any future
signage in excess of 32 square feet will be subject to design review per Portland
Zoning Code Section 33.420.041.

These guidelines are met.

C2. Promote Quality and Permanence in Development. Use design principles and
building materials that promote quality and permanence.

C4. Complement the Context of Existing Buildings. Complement the context of
existing buildings by using and adding to the local design vocabulary.

C5. Design for Coherency. Integrate the different building and design elements
including, but not limited to, construction materials, roofs, entrances, as well as
window, door, sign, and lighting systems, to achieve a coherent composition.

Findings for C2, C4, and C5:

Quality and Permanence. Material choices are responsive to DAR comments,
especially with regard to the NW 12t Ave building — greater reference to Pearl
District context, simplification of vertical striping pattern, increase ground floor
volumes, etc. Primary material composition includes: board-formed concrete (in
place of GFRC), composite aluminum panels and aluminum window wall
proposed at the levels above. The red brick proposed for the bulk of the NW 13th
Ave building adds a long-lasting, human-scale layer of texture that can be
experienced by pedestrians at the ground level as well as by those observing
from other vantage points. Both buildings will include high quality detailing of
light, small-scale steel elements such as steel railings and canopies.

Compliment Context. The Pearl District is mixed in use and styles. The two
proposed buildings take their cues from different eras of construction observed
in the Pearl. The NW 13th Ave building complements the 13th Avenue Historic
District in massing, opening proportions and material. Interpreted with modern
details, the building also repeats design elements that are common to the
Historic District’s design vocabulary, such as a loading dock with canopy and
human-scaled light steel elements like railings and canopies. The NW 12th Ave
building uses elements that are common in newer high rises in the Pearl, such
as subtle variation in massing, use of window wall, and the addition of balconies
and roof terraces. Most importantly, the base of the building takes cues from
successful adaptive reuse and new ground-related residential units in the area,
such as townhouses with raised stoops, set-in windows and planting areas.

Coherency. Each building is a coherent composition of its own — the NW 13t Ave
red brick warehouse vernacular reflecting a simply composed office over retail
partie (history, heartwood) juxtaposed with the layered verticality of the NW 12t
Ave building (future, seedling). As a two-building composition, they reference
one another in subtle ways — unifying elements of concrete at the base of both
buildings, matching metal panels on the residential and office bays, projecting
metal/glass window bays on the brick building and an overlapping color palette.

The 12th Avenue Building expresses the lightness of a young forest, as metal
panels and bays accentuate verticality. A concrete base at the townhouses
anchors the building while opening the corners to the courtyard and NW 12th
Ave. The window wall comes to the ground in a few areas to integrate the base
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with the middle and top. Charcoal ground-level canopies and a light-colored
trellis at the top of the building have similar details to unify the building, and
also express a dark-to-light color scheme from bottom to top.

The 13th Ave Building expresses the solidity and industry of worked lumber.
The building is a solid, compact composition of punched openings in brick. It
contains a few inset areas—‘%kerf’ patios and retail entries—cut into the form to
open the building to the street, as well as the addition of two raised docks with
canopies to anchor the solid building to the ground.

These guidelines are met.

C1l-1. Integrate Parking. Design surface parking and parking garage exteriors to
visually integrate with their surroundings. This guideline may be accomplished by:

a.

b.

C.

Designing street facing parking garages to not express the sloping floors of the
interior parking;

Designing the sidewalk level of parking structures to accommodate active uses,
display windows, public art or other features which enhance the structure’s
relationship to pedestrians; or

Accommodating vending booths along sidewalks adjacent to parking facilities,
when active ground level uses are not possible.

C7-1. Reduce the Impact of Residential Unit Garages on Pedestrians. Reduce the
impact on pedestrians from cars entering and exiting residential unit garages by
locating garage access on alleys, and active spaces on ground floors that abut streets.

Findings for C1-1 and C7-1: The project provides two levels of underground
parking accessed via a single garage entry from NW 12t% Ave at mid-block.
Ground floor uses adjacent to the garage entry are elevated townhome stoops,
the enclosed trash room and a single loading bay. The remainder of the ground
floor around both buildings includes active residential amenity and retail space.
Because the below-grade parking is expressed at the building exterior only at
the garage entry, the buildings’ ground level enhances the site's relationship to
pedestrians.

The garage entry is concealed with a 5-panel telescoping door set back from the
property line by approximately six feet. This depth is consistent with the rhythm
established by the adjacent townhome porches and effectively conceals oblique
views of garage door operations by residents. The board-form concrete will
return to the face of the garage doors. The depth is sufficient to allow motorists
oblique visual access to the sidewalk upon exiting thereby minimizing potential
conflicts with pedestrians.

These guidelines are met.

C8. Differentiate the Sidewalk-Level of Buildings. Differentiate the sidewalk-level
of the building from the middle and top by using elements including, but not limited
to, different exterior materials, awnings, signs, and large windows.

C9. Develop Flexible Sidewalk-Level Spaces. Develop flexible spaces at the
sidewalk-level of buildings to accommodate a variety of active uses.

Findings for C8 and C9: The sidewalk level of the NW 13th Ave building is
differentiated with a continuous retail storefront expression and associated
canopies. The elevated docks on NW 13t Ave and the courtyard feature ample
retail entries, operable wall panels, and unique steel/glass canopies.
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The sidewalk level of the NW 12th Ave building is distinguished with double-
height glazing (averaging approximately 18’-7”) and a material unique to the
ground floor (board-formed concrete). Steel canopies, plantings and wire mesh
occur at the townhouse entries, while glazing comes to the ground at the
residential amenity spaces facing the courtyard and the leasing area to
distinguish the public nature of its use from the rest of the semi-private and
private uses. Canopies at the entrances to the townhomes include glass
extensions over a portion of the adjacent sidewalk offering additional all weather
protection.

The NW 13th Avenue building is designed to be flexible, as tenants can be either
demised east-to-west with access to both docks for each tenant, or ideally will
accommodate an open market-type space. Corner retail either can be added to
the larger market space (ramped internally), or can serve as smaller retail
spaces. These spaces could include restaurants, retail shops or professional
services in the future life of the building.

These guidelines are met.

C10. Integrate Encroachments. Size and place encroachments in the public right-
of-way to visually and physically enhance the pedestrian environment. Locate
permitted skybridges toward the middle of the block, and where they will be physically
unobtrusive. Design skybridges to be visually level and transparent.

Findings: The NW 13* Ave building features a covered loading dock projecting
into the right-of-way by approximately 12 feet for 125 of the building’s 200 feet
of frontage. This type of encroachment is characteristic of the NW 13th Avenue
Historic District adjacent to the site. In addition, projecting window bays are
proposed at levels 2-5 on the east facade allowing oblique views between the
building’s interior and the courtyard.

The NW 12t Ave building will feature a large canopy over the residential lobby
entrance on NW Kearney St. Residential balconies on the south facade at levels
2-14 project over the NW Johnson St right-of-way by approximately four feet.

Though no skybridges are proposed, the canopies, balconies and projecting
window bays will conspire to shape and protect the at-grade pedestrian
environment, while adding visual interest and relief to upper wall planes.

This guideline is met.

Cl1l. Integrate Roofs and Use Rooftops. Integrate roof function, shape, surface
materials, and colors with the building’s overall design concept. Size and place rooftop
mechanical equipment, penthouses, other components, and related screening
elements to enhance views of the Central City’s skyline, as well as views from other
buildings or vantage points. Develop rooftop terraces, gardens, and associated
landscaped areas to be effective stormwater management tools.

Findings: Roof terraces are proposed on both buildings designed in reference to
each building’s overall design concept. The roof of the NW 13t Ave building is
integrated into the overall ‘heartwood’ concept through the use of a wood grain
pattern executed in different colors and textures of eco-roof. The roof of the NW
12th Ave building includes two outdoor kitchens, a fire pit, benches with

river /mountain views, a large planter with trees which may be seen from
elsewhere, and community gardens.
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On both buildings, the mechanical equipment is organized into north and south
mechanical enclosures which are integrated with stair penthouses and elevator
overruns, thereby being unobtrusive when viewed from other locations. Trellises
are placed over the office building’s mechanical enclosures to block views of
equipment from potential taller buildings to the north, improve the appearance
of the otherwise non-descript enclosures and provide an interesting element to
Portland’s skyline. In addition, the roof of the subterranean parking garage is
resolved as a landscaped, publically accessible courtyard between the two
buildings.

This guideline is met.
MODIFICATIONS (33.825)

33.825.040 Modifications That Will Better Meet Design Review Requirements:
The review body may consider modification of site-related development standards,
including the sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of
the design review process. These modifications are done as part of design review and
are not required to go through the adjustment process. Adjustments to use-related
development standards (such as floor area ratios, intensity of use, size of the use,
number of units, or concentration of uses) are required to go through the adjustment
process. Modifications that are denied through design review may be requested as an
adjustment through the adjustment process. The review body will approve requested
modifications if it finds that the applicant has shown that the following approval criteria
are met:

A. Better meets design guidelines. The resulting development will better meet
the applicable design guidelines; and

B. Purpose of the standard. On balance, the proposal will be consistent with the
purpose of the standard for which a modification is requested.

Modification Request #1: 33.140.210.B.2. Rooftop Access And Mechanical
Equipment All rooftop mechanical equipment and enclosures of stairwells that provide
rooftop access must be set back at least 15 feet from all roof edges that are parallel to
street lot lines. Rooftop elevator mechanical equipment may extend up to 16 feet above
the height limit. Stairwell enclosures, and other rooftop mechanical equipment which
cumulatively covers no more than 10 percent of the roof area may extend 10 feet above
the height limit. . 12th Ave Building — The rooftop mechanical enclosure is set back
13’-2” from the roof edge abutting 12t Ave and 8’-0” from the roof edge facing the
courtyard. One piece of mechanical equipment is in excess of 10 feet tall (a make-up
air unit at 13 feet tall.) And, the cumulative area of roof enclosures 10’ above the height
limit — exceeds the 10% of roof area limit. Total coverage for this building is 18.8%.

Purpose Statement. The height standards work with the FAR, building setback,
and building coverage standards to control the overall bulk and intensity of an area.
The EG1 zone height limit is the same as the General Commercial zone because the
EG1 zone often functions as a transition zone between industrial and residential or
commercial zones. The EX zone height limit reflects its use in intense urban areas and
the range of uses that are allowed. The other zones do not have height limits because
tall buildings in these areas have traditionally not been a problem.

C11 Integrate Roofs and Use Rooftops. All rooftop mechanical equipment and
enclosures of stairwells that provide rooftop access must be set back at least 15 feet
from all roof edges that are parallel to street lot lines. Rooftop elevator mechanical
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equipment may extend up to 16 feet above the height limit. Stairwell enclosures, and
other rooftop mechanical equipment which cumulatively covers no more than 10
percent of the roof area may extend 10 feet above the height limit.

A. Better meets design guidelines. The resulting development will better meet the
applicable design guidelines.

Findings: The mechanical equipment is organized into north and south mechanical
enclosures which are integrated with stair penthouses and elevator overruns,
thereby being unobtrusive when viewed from other locations.

In an effort to create a unified building top appropriate for this prominent site, the
mechanical enclosure has been integrated with the penthouse to create a singular
form which serves to anchor the overall rooftop design. The resulting singular
volume is enclosed with materials similar to residential floors below and further
enhanced with the integrated trellis feature. The building mechanical equipment
being integrated and screened in this manner will better meet the guidelines
because the alternative to locate the equipment elsewhere on the building would
result in a more visible, less integrated configuration. Overall, the rooftop is a nicely
composed assemblage of simple landscape elements and passive gathering areas.

Therefore this criterion is met.

B. Purpose of the standard. On balance, the proposal will be consistent with the
purpose of the standard for which a modification is requested.

Findings: The purpose of the design standard is to limit building rooftop
mechanical equipment area to reduce clutter and preserve views. In this situation,
building views have been maintained and enhanced by the integration of the
mechanical equipment with the access enclosures and rooftop terrace landscape
elements. Combined with screening and planted steel trellises the appearance will
be unified and softened. The relatively modest increase in all dimensions will still
enable the purpose of the design standard, which is to limit clutter while preserving
the building’s aesthetic. Therefore this criterion is met.

Therefore this Modification merits approval.

Modification Request #2: Modification to 33.266.310.D (Loading Standards; Size
of loading spaces). Two (2) Standard A loading spaces are required. A Standard A
loading space must be at least 35 feet long, 10 feet wide, and have a clearance of 13
feet. The project proposes three loading spaces of various sizes:

* Space A. A space within the footprint of the NW 12th Ave apartment building
(with access from NW 12t Ave) is 35 feet long x 11 feet 5 inches wide (except at
doorway which is 10 feet wide). The height of the space, however, varies. A
majority of the space (28 feet of it) is 19 feet 6 inches high with the remaining
portion varying from 11 feet (at doorway) to 12 feet outside the doorway. The
space will be scheduled for food deliveries in morning, resident move-in/out
during the day and generally available for office deliveries.

* Space B. Standard B size (18’ long x 9’ wide x 10’ clear) located within the
footprint of the NW 12th Ave apartment building (with access from NW 12t Ave).
The space will be scheduled for food deliveries in the morning and generally
available for office deliveries and service vehicles.

* Space C. A cargo van loading space (18’ long x 10’ wide x 8-11” clear) located
within the footprint of the NW 13t Ave building. Scheduled for food deliveries in
the morning and available generally for office deliveries and service vehicles.
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Purpose Statement: A minimum number of loading spaces are required to ensure
adequate areas for loading for larger uses and developments. These regulations
ensure that the appearance of loading areas will be consistent with that of parking
areas. The regulations ensure that access to and from loading facilities will not have a
negative effect on the traffic safety or other transportation functions of the abutting
right-of-way.

Standard:
33.266.310.D: Size of loading spaces
a. Standard A: the loading space must be at least 35 feet long, 10 feet wide, and
have a clearance of 13 feet.

A. Better meets design guidelines. The resulting development will better meet the
applicable design guidelines.

Findings: The applicant has provided extensive loading demand analysis to
estimate the specific type, quantity and location of loading activity. The complexity
of demand triggered by a multi-use building (office, residential, retail, etc.)
necessitates a diverse and well-coordinated loading configuration. The sizes and
locations of the three spaces are well suited to meet the project’s complex demand
for service — Space A (capacity: 30’ long trucks), predominately serving residentially
based tower demand; Space B (capacity: 20’ long trucks), flexible service for food
and office demand; Space C (capacity: cargo vans), primary demand for smaller
office deliveries and some food service.

The provision of three loading spaces (with varying dimensions) within the below-
grade parking area better meets Central City Fundamental Design Guidelines B1-1
Provide Human Scale to Buildings Along Walkways, B2: Protect the Pedestrian, B3:
Bridge Pedestrian Obstacles, B4: Provide Stopping and Viewing Places, and B5: Make
Plazas, Parks, and Open Space Successful. The reason for the varying dimensions is
in response to the complexity of building programming and the desire to create a
uniform facade design, scaled for pedestrians at street level, as well as an
aesthetically rich design facing the neighbors to the east. Artistically designed doors
which are appropriately scaled, along with entry canopies denoting entry to the
building, create this richness.

Therefore this criterion is met.

B. Purpose of the standard. On balance, the proposal will be consistent with the
purpose of the standard for which a modification is requested.

Findings: The purpose statement for the Loading standard states that the
appearance of loading areas should be “consistent with that of parking areas;” this
is met simply by virtue of the loading space being located within the below-grade
parking area, and with adequate clearance for a majority of the space. The truck
loading space size is intended to ensure that trucks have adequate clearance given
vehicle dimensions. Because the low average unit sizes demand smaller moving
vehicles, the slight reduction in clearance is unlikely to significantly constrain
loading operations. Lastly, the placement of the loading spaces below-grade greatly
reduces negative effects “on the traffic safety or other transportation functions of the
abutting right-of-way.” The proposal remains consistent with the purpose statement
for the Loading standard. Therefore this criterion is met.

This Modification therefore warrants approval.
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Modification Request #2: Bike Parking Space Dimension (33.266.220.C.3.b.) A
space 2 feet by 6 feet must be provided for each required 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. The
project proposes staggered vertical storage, dimensioned at 18” x 6’ with a 5’ walk aisle.

A. Better meets design guidelines. The resulting development will better meet the
applicable design guidelines.

Findings: The project includes 332 total long term bicycle parking spaces
(residential and retail). Accommodating 473 bicycle parking spaces in a horizontal
rack would consume considerable floor area (3,984 sf + maneuvering area). Relying
upon a vertical/wall hanging bike rack is a far more efficient use of space and is
identical to the parking system recently approved in other Pearl District projects.
The proposed functional and space efficient system better meets the design
guidelines because it eases floor plan demands and results in active uses at the
street, such as commercial use, lobbies and residential units. This criterion is met.

B. Purpose of the standard. On balance, the proposal will be consistent with the
purpose of the standard for which a modification is requested.

The purpose of the bike parking standards is: (italicized)

“These standards ensure that required bicycle parking is designed so that bicycles
may be securely locked without undue inconvenience and will be reasonably
safeguarded from intentional or accidental damage.”

Findings: The proposed Bike Rack system is engineered to stagger bikes vertically
to allow the handle bars to overlap. This allows the racks to provide the same level
of service that would be provided by a standard 24” on center spacing within an 18”
space. The staggered clearance between adjacent bikes and allowance for sliding
hangers ease the hanging and locking of a bike. Additionally the loops, to which the
bikes are hung, project out of the wall 27” to further ease hanging and locking
bikes. A 5’ minimum aisle is still provided behind each bicycle rack. The rack
system will be located within a secure bike storage enclosure within the parking
garage. The bicycle parking system is safe and secure, located in a convenient area,
and is designed to avoid initial or accidental damage to bicycles, so the proposal is
consistent with the purpose statement of the bicycle parking standards. This
criterion is met.

This Modification therefore warrants approval.

HEIGHT BONUS OPTIONS

Section 33.510.205 & 33.510.210, Height and Floor Area and Height Bonus
Options

Base height allowed for this site is 75’. Additional height, up to a maximum of 75' over
the base height, is allowed through general bonus heights and the bonus height option
for housing. Both buildings are utilizing height and FAR bonuses —

The NW 13th Ave brick building is allowed a maximum height of 120’ (75’ base
height + 45’ General Height Bonus). The proposed building reaches 76-1.
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The NW 12t Ave residential tower is allowed a maximum height of 150’ (75’ base
height + 75’ height bonuses: 45’ General Height Bonus (33.510.210.D.), maximum
available for 3:1 FAR — 45’ and 30’ Bonus Height Option for Housing
(33.510.210.E.), maximum available for housing — 75’. If both bonus options are
used, combined bonus height may not exceed 75°. The proposed building reaches
148-4”,

General bonus heights.
For achieving a bonus floor area ratio of 3:1, a height bonus of 45' is earned. The
project is earning bonus FAR through residential bonus and Eco-roof bonus.

Bonus height option for housing.

Although this subsection allows the review body to approve bonus height, the review
body may also require reconfiguration of the building, including reducing its height,
and may approve all, some or none of the bonus height requested, based on application
of the criteria in Section 33.510.210.E.4. It is important to note that bonus height in
excess of the maximum allowed through general bonus heights, above, must be used
exclusively for housing, and may not be used to qualify for the residential floor area
bonus option.

Section 33.510.210.E.4, Approval Criteria. The approval of the bonus height is
made as part of the design review of the project. The bonus height may be approved
if the review body finds that the applicant has shown that all of the following criteria
have been met:

A. The increased height will not violate an established view corridor;

Findings: There is no established view corridor at the location of the project per
the Portland Scenic Resources Protection Plan adopted March 15, 1991 (ord. #
1639577).

B. If the site is within 500 feet of an R zone, the proposed building will not
cast shadows that have significant negative impacts on dwelling units in R
zoned lands;

Findings: The site is not within 500 feet of an R zone.

C. If the site is shown on Map 510-3 as eligible for the Open Space (0OS)
performance standard, the project must meet the performance standards of
Subsection 33.510.205.E.;

Findings: This criterion is not applicable because the site is not included on
map 510-3 as eligible for the Open Space performance standard.

D. If the site is on a block adjacent to the Yamhill or Skidmore Fountain/Old
Town Historic Districts, the project must meet the performance standards
of Subsection 33.510.205.D.;

Findings: This criterion is not applicable due to the location of the project.

E. The increased height will result in a project that better meets the
applicable design guidelines; and

Findings: For the reasons stated below, the project better meets the applicable
Central City Fundamental and River District Design Guidelines noted in
parentheses:
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= The parallel bar building plan with on-grade central access is a common
precedent throughout the Pearl District. The repetition of building footprint,
contrasted by height and material variation, sharing a common ground plane
will serve to tie the project to the immediate area [A2, A4, A5].

= The placement of the tower on the east side of the block allows the program
to step down to NW 13t Ave, reflecting context scale and massing of the
adjacent historic district. [A2, C3, C9].

= A lower height would likely consume more ground plane thereby yielding a
less public-oriented courtyard amenity space. [A4, AS, C4].

= The central courtyard is a carefully designed amenity for public enjoyment
that will be activated with ground level commercial uses connecting the
courtyard to NW 13t Ave. [B4, B5, C6].

= The height and orientation of the residential tower surrounded by the lower-
scale brick building reinforces the north-south view opportunity between
river and downtown along NW 13t Ave. [Al, C1, C2-1].

F. Approval of the increased height is consistent with the purposes stated in
Subsection 33.510.205.A.

Findings: "The maximum building heights are intended to accomplish several
purposes of the Central City Plan. These include protecting views, creating a
step-down of building heights to the Willamette River, limiting shadows on
public open spaces, ensuring building height compatibility and step downs to
historical districts, and limiting shadows from new development on residential
neighborhoods in and at the edges of the Central City." [Purpose statement]

The project design is consistent with the purpose of this section as follows:

= Massing and height do not disrupt established views.

= Inherent in the maximum building heights and sites afforded height
bonuses, both depicted on Map 510-3, the River Sub-district will have
building heights that generally step down from freeway to river. This project
is compliant with height allowances/bonuses of the River Sub-district of the
Central City.

= The project does not shadow public open space (Jamison Square) anymore
than would a project meeting the 45’ height bonus only.

=  The project steps down to NW 13t Avenue (the spine of the NW 13 Avenue
Historic District to the south).

= The project is compatible with desired/allowed building heights and
massing. It adds to a positive and varied skyline in this district.

=  The zoning for the site, EX, allows for a variety of uses. The development in
the Pearl District has typically been with a residential focus.

DEVELOPMENT STANDARDS

Unless specifically required in the approval criteria listed above, this proposal does not
have to meet the development standards in order to be approved during this review
process. The plans submitted for a building or zoning permit must demonstrate that all
development standards of Title 33 can be met, or have received an Adjustment or
Modification via a land use review prior to the approval of a building or zoning permit.

CONCLUSIONS

The design review process exists to promote the conservation, enhancement, and
continued vitality of areas of the City with special scenic, architectural, or cultural
value. The applicant has addressed all major concerns expressed by staff and designed
a building that embodies the spirit intended by the applicable design guidelines, and
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responds well to the natural, cultural and built context. The proposal meets, and in
some cases exceeds the applicable design guidelines, and Modification and Adjustment
criteria and therefore warrants approval.

DESIGN COMMISSION DECISION

It is the decision of the Design Commission to approve Design Review for

BLD #1: NW 13t: Avenue Brick Building

5 stories

Maximum Height 76-1”

Approximately 15,000 square feet of retail at ground level

Approximately 60,000 square feet of office at levels 2-5.

Rooftop program includes roof terrace, elevator/stair overrun, mechanical
enclosure and eco roof.

An at-grade loading space on NW 13th

13t2 Ave dock

Courtyard dock

BLD #2: NW 12t Avenue Tower Building

15 stories

Maximum Height of 148°-4”

Approximately 164,000 square feet of residential, floors 1-15.
Approximately 208 residential flats

Two levels of below grade parking — 196 spaces — access via NW 12t Ave

Approval of the following Modification requests:

1. Rooftop Access & Mechanical (33.140.210.B.2.) All rooftop mechanical

equipment and enclosures of stairwells that provide rooftop access must be set
back at least 15 feet from all roof edges that are parallel to street lot lines.
Rooftop elevator mechanical equipment may extend up to 16 feet above the
height limit. Stairwell enclosures, and other rooftop mechanical equipment
which cumulatively covers no more than 10 percent of the roof area may extend
10 feet above the height limit. 12th Ave Building — The rooftop mechanical
enclosure is set back 13-2” from the roof edge abutting 12 Ave and 8-0” from
the roof edge facing the courtyard. One piece of mechanical equipment is in
excess of 10 feet tall (a make-up air unit at 13 feet tall.) And, the cumulative
area of roof enclosures 10’ above the height limit — exceeds the 10% of roof area
limit. Total coverage for this building is 18.8%.

Size of Loading Spaces (33.266.310.D.a.). Two (2) Standard A loading spaces

are required. A Standard A loading space must be at least 35 feet long, 10 feet

wide, and have a clearance of 13 feet. The project proposes three loading spaces

of various sizes:

= Space A. A space within the footprint of the NW 12th Ave apartment
building (with access from NW 12t Ave) is 35 feet long x 11 feet 5 inches
wide (except at doorway which is 10 feet wide). The height of the space,
however, varies. A majority of the space (28 feet of it) is 19 feet 6 inches high
with the remaining portion varying from 11 feet (at doorway) to 12 feet
outside the doorway. The space will be scheduled for food deliveries in
morning, resident move-in/out during the day and generally available for
office deliveries.
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= Space B. Standard B size (18’ long x 9’ wide x 10’ clear) located within the
footprint of the NW 12t: Ave apartment building (with access from NW 12th
Ave). The space will be scheduled for food deliveries in the morning and
generally available for office deliveries and service vehicles.

= Space C. A cargo van loading space (18’ long x 10’ wide x 8-11” clear)
located within the footprint of the NW 13t Ave building. Scheduled for food
deliveries in the morning and available generally for office deliveries and
service vehicles.

3. Bike Parking Space Dimension (33.266.220.C.3.b.) A space 2 feet by 6 feet
must be provided for each required 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. The project proposes staggered vertical storage, dimensioned at
18” x 6’ with a 5’ walk aisle.

Approvals per Exhibits C.1, Block 136 Land Use Application Drawing Set (pages 1-155)
and C.2, Block 136 — Materials & Cut Sheets (Chapter 1-7) signed, stamped, and dated
January 29, 2015, subject to the following conditions:

A. No field changes allowed.

o 7

David Wark, Design Commission Chair

Application Filed: October 24, 2014 Decision Rendered: January 22, 2015
Decision Filed: January 23, 2015 Decision Mailed: February 2, 2015

About this Decision. This land use decision is not a permit for development. Permits
may be required prior to any work. Contact the Development Services Center at 503-
823-7310 for information about permits.

Procedural Information. The application for this land use review was submitted on
October 24, 2014, and was determined to be complete on October 26, 2014. The
application was presented at the Design Commission hearing on December 18, 2014
and continued to January 22, 2015 when it was approved.

Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed
under the regulations in effect at the time the application was submitted, provided that
the application is complete at the time of submittal, or complete within 180 days.
Therefore this application was reviewed against the Zoning Code in effect on October
24, 2014.

ORS 227.178 states the City must issue a final decision on Land Use Review
applications within 120-days of the application being deemed complete. The 120-day
review period may be waived or extended at the request of the applicant. In this case,
the applicant waived the 120-day review period, as stated with Exhibit A-3.

Some of the information contained in this report was provided by the applicant.
As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is
on the applicant to show that the approval criteria are met. This report is the final
decision of the Design Commission with input from other City and public agencies.
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Conditions of Approval. This approval may be subject to a number of specific
conditions, listed above. Compliance with the applicable conditions of approval must
be documented in all related permit applications. Plans and drawings submitted
during the permitting process must illustrate how applicable conditions of approval are
met. Any project elements that are specifically required by conditions of approval must
be shown on the plans, and labeled as such.

These conditions of approval run with the land, unless modified by future land use
reviews. As used in the conditions, the term “applicant” includes the applicant for this
land use review, any person undertaking development pursuant to this land use
review, the proprietor of the use or development approved by this land use review, and
the current owner and future owners of the property subject to this land use review.

Appeal of this decision. This decision is final unless appealed to City Council, who
will hold a public hearing. Appeals must be filed by 4:30 pm on February 17, 2015 at
1900 SW Fourth Ave. Appeals can be filed at the Development Services Center Monday
through Wednesday and Fridays between 8:00 am to 3:00 pm and on Thursdays
between 8:00 am to 2:00 pm. After 3:00 pm Monday through Wednesday and Fridays,
and after 2:00 pm on Thursdays, appeals must be submitted at the reception desk on
the 5t floor. Information and assistance in filing an appeal is available from the
Bureau of Development Services in the Development Services Center or the staff
planner on this case. You may review the file on this case by appointment at, 1900 SW
Fourth Avenue, Suite 5000, Portland, Oregon 97201. Please call the file review line at
503-823-7617 for an appointment.

If this decision is appealed, a hearing will be scheduled and you will be notified of the
date and time of the hearing. The decision of City Council is final; any further appeal is
to the Oregon Land Use Board of Appeals (LUBA).

Upon submission of their application, the applicant for this land use review chose to
waive the 120-day time frame in which the City must render a decision. This additional
time allows for any appeal of this proposal to be held as an evidentiary hearing, one in
which new evidence can be submitted to City Council.

Who can appeal: You may appeal the decision only if you have written a letter which
was received before the close of the record at the hearing or if you testified at the
hearing, or if you are the property owner or applicant. Appeals must be filed within 14
days of the decision. An appeal fee of $5,000.00 will be charged.

Neighborhood associations may qualify for a waiver of the appeal fee. Additional
information on how to file and the deadline for filing an appeal will be included with the
decision. Assistance in filing the appeal and information on fee waivers are available
from the Bureau of Development Services in the Development Services Center, 1900 SW
Fourth Ave., First Floor. Fee waivers for neighborhood associations require a vote of
the authorized body of your association. Please see appeal form for additional
information.

Recording the final decision.

If this Land Use Review is approved the final decision must be recorded with the
Multnomah County Recorder. A few days prior to the last day to appeal, the City will
mail instructions to the applicant for recording the documents associated with their
final land use decision.

¢ A building or zoning permit will be issued only after the final decision is recorded.
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The applicant, builder, or a representative may record the final decision as follows:

¢ By Mail: Send the two recording sheets (sent in separate mailing) and the final
Land Use Review decision with a check made payable to the Multnomah County
Recorder to: Multnomah County Recorder, P.O. Box 5007, Portland OR 97208.
The recording fee is identified on the recording sheet. Please include a self-
addressed, stamped envelope.

¢ In Person: Bring the two recording sheets (sent in separate mailing) and the final
Land Use Review decision with a check made payable to the Multnomah County
Recorder to the County Recorder’s office located at 501 SE Hawthorne Boulevard,
#158, Portland OR 97214. The recording fee is identified on the recording sheet.

For further information on recording, please call the County Recorder at 503-988-3034
For further information on your recording documents please call the Bureau of
Development Services Land Use Services Division at 503-823-0625.

Expiration of this approval. An approval expires three years from the date the final
decision is rendered unless a building permit has been issued, or the approved activity
has begun.

Where a site has received approval for multiple developments, and a building permit is
not issued for all of the approved development within three years of the date of the final
decision, a new land use review will be required before a permit will be issued for the
remaining development, subject to the Zoning Code in effect at that time.

Applying for your permits. A building permit, occupancy permit, or development

permit must be obtained before carrying out this project. At the time they apply for a

permit, permittees must demonstrate compliance with:

e  All conditions imposed here.

e  All applicable development standards, unless specifically exempted as part of this
land use review.

e  All requirements of the building code.
e  All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.

Jeffrey Mitchem
January 29, 2014

The Bureau of Development Services is committed to providing equal
access to information and hearings. Please notify us no less than five
business days prior to the event if you need special accommodations. Call
503-823-7300 (TTY 503-823-6868).
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EXHIBITS - NOT ATTACHED UNLESS INDICATED

Applicant’s Statement

1. Block 136 Written Statement

2. Stormwater Drainage Report

3. Request for an Evidentiary Hearing and Waiver of Right to a Decision within 120
days

Zoning Map (attached)

Plan & Drawings

Block 136 Land Use Application Drawing Set, Pages 1-155

Sheet 21-Ground Level Plan (attached)

Sheet 24-South Elevation (attached)

Sheet 25-East Elevation (attached)

Sheet 26-North Elevation (attached)

Sheet 27-West Elevation (attached)

Sheet 41-Couryard Plan (attached)

Block 136 — Materials & Cut Sheets (Chapter 1-7)

Notlﬁcatlon information:

Request for response

Posting letter sent to applicant

Notice to be posted

Applicant’s statement certifying posting

Mailed notice

Mailing list

Agency Responses:

Life Safety Plans Examiner
Site Development Section of BDS
The Fire Bureau
The Bureau of Environmental Services
The Bureau of Parks-Forestry Division
The Portland Bureau of Transportation
bhc Testimony
Tim Allen, 10-22-14, Email in opposition to the project citing bulk, excessive
height, traffic, visual impacts, demand for water.

2. Mark Litchman, 12-09-14, Email in opposition to the project citing excessive
height.

3. David Moiel, MD, 12-18-14, Email in opposition to the project citing excessive
height, climate impacts, cutesy rooftop garden, public process, lack of low-
income housing and loss of sun, and increased parking demand and crime.

4. Ann Remen-Wills, 12-22-15, Email in opposition to the project citing massing,
bulk, imposing scale, lack of blending design and public process (PNDA).

Other

Original LUR Application

Pre-Application Conference Summary Notes

Design Advice Request Summary Notes

Staff Report and Recommendation to the Design Commission (December 18,

2014)

Request for Extension of 120-day Review Period with a Continuation Hearing

(12/18/14)

Hearing and Post Hearing Exhibits

1. Staff Report and Recommendation to the Design Commission (January 22,
2015)

12-18-14 Hearing, Public Testimony

2. David Moiel, 820 NW 12t Ave. Portland, OR 97209

3. Jack Rocheld, 1410 NW Kearney St. Portland, OR 97209
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4. Kevin Strever, PO Box 1644 Newport, OR 97365
5. Burton Francis, Protect the Pearl, 3430 SE Belmont St. Portland, OR 97214.
Requested that public testimony from DARs be incorporated by reference into
LU14-230014 hearing. The following testimony is hereby incorporated:
Stiffler, 5-9-14
Quinn, 5-9-14
Anderson, 5-9-14
Winn, 5-11-14
Jaecksch, 5-12-14
Francis, 5-12-14
Drake, 5-13-14
McKinnis, 5-14-14
Backstrand, 5-14-12
Remen-Willis, 5-14-14
Moiel, 5-15-14
Kirby, 5-14-14
Wymore, 5-15-14
Backstrand, 6-3-14
Anderson, 6-5-14
Francis, 5-15-14, 6-2-14
Halliburton, 5-15-14, 6-5-14, 7-24-14
Schwartz, 6-4-14
Yeiter, 6-4-14
Merrick, 5-20-14
Luan, 6-4-14
Nute, 6-5-14
Hoang, 5-15-14
Cartwright, 5-15-14
Sutherland, 5-28-14
Leming, 5-27-14
Kirby, 5-27-14
Backstrand, 5-21-14
Virey, 5-19-14
Merrick, 5-19-14
Buck, 6-5-14
Gardner, 6-5-14
Drake, 6-5-14
Strand, 6-6-14
Haines, 6-12-14
Hansen, 6-23-14
Trout, 7-7-14
King, 7-7-14
Randall, 7-7-14
Remen-Willis, 7-8-14
Krattenmaker, 7-9-14
McBride, 7-10-14
Evans, 7-18-14
Jess, 7-20-14
Hickerson, 7-21-14
Yeiter, 7-21-14
Cartwright, 7-22-14
Merrick, 7-22-14
Beach, 7-22-14
Garsha, 7-23-14
Rocheld, 7-23-14
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Garsha, 7-23-14
Moiel, 7-23-14
Czarnecki, 7-23-14
Rocheld, 7-23-14
Nallakrishnan, 7-24-14
Gardner, 7-24-14
Czarnecki, 7-24-14
Rahm, 7-24-14
Lennard, 7-24-14
Hoang, 5-15-14 and 6-5-14
Buck, 6-5-14
Schwartz, 7-24-14

1-22-15 Hearing, Public Testimony

6. Seth Johnson, roblect@hotmail.com. (no address provided)
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Overview
Context Map

Zone + District Classifications

Base Zone EXd

Land Use Classification Central Employment (EX)
Plan District Central City Plan District
District River District, RD-2

(Core + Parking Sector)
Design Overlay Zone Design District (d),

use River District Design Guidelines
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Overview
DAR Review

What We Heard

Ground-level Experience

Focus on the pedestrian experience—particularly the base of the
apartment building.

The ground floor of the apartment building is too compressed.
The townhouse facades should be more open.
Study and refine the garage and service entrances along 12th.

Study whether or not the dock should extend to the corner of the 13th
Avenue Building.

Be careful that the dimensions between courtyard logs are meaningful.

Character

Develop a reading of the character of the Pearl District.

The two buildings have different material palettes—clarify what binds
them together.

Examine the character of the office building -it should look less
residential.

State the windowwall color concept and the idea behind the metal and
spandrel.

Different building expressions can work if the courtyard ties them
together.

Additional 30’ of Height

PORTLAND BLOCK 136 | LAND USE APPLICATION LU14-230014 DZM, AD

Supportive of additional 30’ of height.
Supportive of north-south orientation.

Supportive of having a public courtyard and office program on 13th
Avenue.

Stepping down to the river is less important than to the Historic District.

What We Studied

January 22, 2015

Garages

MITHUN
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Overview

Contextual Analysis - River Disrict

distinct neighborhoods with unique character
pedestrian-oriented + transit-served
park network + river connections

mixed use + mixed building types
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Overview

Contextual Analy3|s NW 13th Avenue Historic District
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repurposed
historic buildings

consistent buildng
form + materials

bearing wall
masonry

punched openings

loading docks +
canopies

street wall
enclosure

uniform surfaces
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Overview

Contextual Analysis - North Pearl Subarea
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Overview
Vicinity Plan

PORTLAND BLOCK 136

LAND USE APPLICATION LU14-230014 DZM, AD

January 22, 2015

LEGEND
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24 Hour Fitness

Mixed - Uses

Pearl West Office Development
Edge Lofts / REI

Mixed Uses

Mixed Uses

Mixed Uses

Kearney Plaza

Riverstone Condominiums
Johnson Street Townhouses

Jamison Square
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Overview
Site Context
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Overview
Site Context
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Overview
Site Context
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Overview

Pearl District Material Context
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Overview
Pearl District Neighborhood Association Meetings on 11/5/13 + 4/1/14

» 13th Avenue is critical to success of project
» Don’t put height on 13th Ave

» Thru-block, at-grade pedestrian connections
are desireable and fit the Pearl

» Office (especially incubator) is desirable and
lacking in the Pearl

» Site needs same energy as PNCA
» Celebrate bicycles (as PNCA does)

» Retail could work in this location because of
proximity to Safeway, REI, etc.

» Loading dock should be long, open on both
sides and covered

* Need residential for people to age in place
» There is a need for larger residential units

* Loading is appropriate on 13th Avenue

PORTLAND BLOCK 136 | LAND USE APPLICATION LU14-230014 DZM, AD January 22, 2015 MITHUN 13
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Overall Project

Design Concept

Heartwood

Work
Layers
Heavy
Solid
History
Durable
Massive
Processed

PORTLAND BLOCK 136 | LAND USE APPLICATION LU14-230014 DZM, AD

Seedling

a young plant or tree grown from a seed
Live
Habitat
Delicate
Unfolding
Fresh
Future
Light
Dynamic

the dense inner part of a tree trunk, yielding the hardest timber

January 22, 2015
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Overall Project

Project View from Southwest

PORTLAND BLOCK 136 | LAND USE APPLICATION LU14-230014 DZM, AD January 22, 2015 MITHUN 16
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Overall Project

Parking Garage Plan - Level P2
NW Kearney St

Parking Count

r_ ' <«— Lotline
Level P1: 114’ ‘ ‘ ‘ + N
Level P2: 82’
Total: 196’
? ?I ? @
s _I— . . V’ N J |
= Ramp to P1
2
I -
S . -
z VT TH %
) k 4
I‘.T"T == Parking
Johnson St Retail ﬁ H I H I
‘Q_L Parking ‘ — H M L u L
' I T ]
A Right-of-Way Parking - NW Johnson St ¢ 5 3 60 é'}
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Overall Project

Parking Garage Plan - Level P1
NW Kearney St

Parking Count

Level P1: 114’ r_ ! ‘ .H—I _ D D[ le -H +ﬂ N m ||l«— Lotline

Level P2: 82’ =
Total: 196’
a D E— I¥

T

23 | ] |
—_ Ramp to P2 Ramp to 12th Ave
— —
- :
o a! 0 b ) >
£ NS _ Trash 1' Loading L -
z L =l | =
P
]
— Parking
e s
]
e NW Johnson St i
A8 ohnson 0 15 30 60' @
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Overall Project

Bike Mezzanine Plan

Bicycle Count

Mezzanine: 332

PORTLAND BLOCK 136

NW 13th Ave

NW Kearney St

LAND USE APPLICATION LU14-230014 DZM, AD

January 22, 2015

RERER RN R REARE N | ‘ T T W oam =]
. 1 I ol | |
= N | | E—
I | | |
£ i B0 | S
23 | 1 [ . ]
LLjm- L g Ramp to 12th Ave
Bike
Club
Bike Parkin " = o [ &
i ® s =1 |
£ § T
m % - o o o O _— —
p-mmm JOIEY L S
— Level P1 Parking
(I, = — Garage Below
Storage n H a——n =
) [ .
.»“ __ L th f £ =
: u) - off “ X A L 3 by : w P gt O
HER'RERER |
NW Johnson St 0

NW 12th Ave

<«— Lotline

N
* &
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Overall Project

Ground Level Plan

I J . /—Lol lne
—_— e ok B
-5 |
Restaurant or Retail |
— '
= Rl |
d L
|
s i A g
E | £ = 0 N |
= | |
. 2?) WLL- I‘ ‘:s ;
z D i .
Z
5= 1 | i 5 I
£ " = / | ',I ﬁ
% Restaurant or Retail 11 =
| =
= N ? : Wb
- | | =
t +
X - g
b i :
Temporary RN ; = WO, A ; g ! - / 2
lpading zone Y % I | | | =% 1 'l
' | Restaurantor Retai 1 4 { A

I |}
., A - N
V NW Johnsan St W &B
\
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Overall Project

Typical Office & Residential Plans v
NW Kearney St

<«—— Lot line

_ e
I
.j_ :

% ‘ 28 29}
Office Space m |
. : % Resideg ntlal Units

2

< (0]

< $

] i o

> 3

< I N

Z Courtyard =
Below <

27 { 25

e
P
24
N
NW Johnson St 0 15 30 60' @
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Overall Project

Building Section Looking North

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

AN

i e M

Office

Restaurants

Courtyard

Parking

75

—_———— -

1l 4

Residential

o |

148’-4”

W & o o N

7

: ‘JAmgni}ie.; _I-"
il

It

/

g | N O
Dock — = :
SN PR, | < ————

NW 13th Ave — =
I==11
Tl

:m—h '|_"I| || |
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Overall Project
South Project Elevation

Pttty

—HR ==
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Overall Project

North Project Elevation

PORTLAND BLOCK 136
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Overall Project

13th Avenue Building - West Elevation on 13th AVenue

PORTLAND BLOCK 136
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Overall Project

13th Avenue Buildling - East Elevation at Courtyard
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Overall Project

12th Avenue Building - West Elevation at Courtye

PORTLAND BLOCK 136 | LAND USE APPLICATION LU14-230014 DZM, AD January 22, 2015 MITHUN



Overall Project

Materials Palette

12th Ave

e P

— p—

Board-Formed Glass & Prefinished Perforated Painted Accent  Perforated Metal

Concrete Alum Railing Corrugated Metal Color Screens
Shared

‘lllll E:_.i l
Concrete Corrugated Metal  Alum Composite Prefin. Metal Painted Steel Ipe Decking Green Roof
Panel Parapet Cap Trellis

13th Ave

European Vinyl Painted ails w/ Wood Soffits Colorful French Metal louver
Windows SS cables Doors

PORTLAND BLOCK 136 | LAND USE APPLICATION LU14-230014 DZM, AD January 22, 2015 MITHUN
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Streetscape

Project View from Southwest
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Streetscape

Materials Plan

NW Kearney St
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Mid-Block Pub
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e e
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NW Johnson St
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15’
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Streetscape

NW Johnson Street Plan and Elevation

| 8: | B Townhouses 0 1 Single Fixture Historic Streetlight
R - < 2 Bicycle Rack in Furnishing Zone (6)
fy e _0‘3—.; £ g Horseshoe Rack, Surface Mount, Stainless
= = steel finish
Z Z

3  Tree Grate

A NW Johnson Street Plan Urban Accessories, Jamison Grate
Recycled Grey Iron

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

Trees
5 Patmore Ash,
Fraxinus pennsylvanica 'Patmore’
6 American Hophornbeam,
Ostyra virginiana
7 Black Tupelo,
Nyssa sylvatica

N

0 10' 20' 40’ @

B NW Johnson Street Elevation
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Streetscape

NW 12th Avenue Plan and Elevation

1 Twin Fixture Historic Streetlight
Townhouses P Garage Entry
2 Bicycle Rack in Furnishing Zone (1)

Horseshoe Rack, Surface Mount, Stainless
steel finish

NW Kearney St

10/ 5 [ a-[a] s e=id]

w W

4

3 Benchesin Fur;xishing ic;ne (2)
A NW 12th Avenue Plan Forms + Surfaces, Knight Bench, Reclaimed

Teak with aluminum frame, 6’ L

= il T 3 | =y |
= TikEl =i - : :in -1 | = = . — 4  Permeable Concrete Unit Pavers
' '. . ' | | B o Mutual Materials, Eco-Priora, 4" x 8"
IEL & _!I'.\_ Ll | || S _A| ' g i - &
\ _Fﬁ i 'Ia : 3o
C— e ! 2 B in - | i i
&) | I 1 =24
*3 _ l ' : Trees
i — _'____%_ - T — 1 5 Existing Maple, 7-8” Caliper
B ) el | n o PRTY 0
‘% e : : = ) ol g T 6 Patmore Ash,
e k s g : = — e \ R~ e Fraxinus pennsylvanica 'Patmore’

N

0 10' 20' 40' @

B NW 12th Avenue Elevation
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Streetscape

NW Kearney Street Plan and Elevation

1 Single Fixture Historic Streetlight

Residential Lobby 2 Bicycle Rack in Fumnishing Zone (3)

Horseshoe Rack, Surface Mount, Stainless
steel finish

A NW Kearney Street Plan s .
5 Existing Linden, 14" Caliper

6 American Hophornbeam,
Ostyra virginiana

|

i

|
e 11T

I—

|
I

=i
. ‘-»—III-I¥I-IFI-

[
i

-1

PN

Al

. T —— ——

N

0 100 20 40' @

B NW Kearney Street Elevation
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Streetscape

NW 13th Avenue Plan and Elevation

| Retalil

r Retail

Py
(0]
—
.

NW Kearney St
W
[l
%]

I +
-]

. |
—
- |
= |
- |
. l

T
.
+ |
i

&

)

(=1

1 Elevated Dock
2 Bicycle Rack - Wall Mount

9 NW 13th Ave 5 4 '

A NW 13th Avenue Plan 3 Bicycle Rack - Surface Mount (12)
Horseshoe Rack, Surface Mount, Stainless

steel finish

4  Proposed Loading Space
Loading space in R.O.W. has
been requested of PBOT but is
not counted as one of the project’s
required loading spaces.

T B | IRUNDAR : | ;lh SRRER  BRROAR 5  Parallel Parking (5)
i Mid g; 1 TN YY1y Ei 'lﬁ); Ig?'g 'i ;; 1 I 6 Existing Cobra Head Light
I N ¢ S 1111 181} =7 % o, 4HE 3 ; 1] ol § Yty - g N BT §if

0' 10' 20' 400\ @

B NW 13th Avenue Elevation
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Streetscape Plant Schedule

Streetscape

BOTANICAL NAME COMMON NAME SIZE  ROOT CONDITION ON-CENTER SPACING
Plants TREE

Fraxinus pennsylvanica 'Patmore’ PATMORE ASH 4" CAL. CONTAINER AS SHOWN

Nyssa sylvatica BLACK TUPELO 4" CAL CONTAINER AS SHOWN

Ostrya virginiana AMERICAN HOPHORNBEAM 4" CAL CONTAINER AS SHOWN

SHRUB

Cephalotaxus harringtonia ‘Fastigiata’ |UPRIGHT JAPANESE PLUM YEW |5 GAL CONTAINER 24"0.C.

Hydrangea quercifolia OAKLEAF HYDRANGEA 5 GAL CONTAINER 24"0.C.

Sarcocca confusa SWEETBOX 3 GAL CONTAINER 24"0.C.

GROUNDCOVER

Hakonechloa macra JAPANESE FOREST GRASS 1 GAL CONTAINER 12" 0.C.

Juncus effusus var. Pacificus SOFT RUSH 1 GAL CONTAINER 12" 0.C.

VINE

| Trachelospermum asiaticum |STAR JASMINE [3GAL. | CONTAINER | 36" 0.C. |

Street Trees

Black Tupelo Patmore Ash American Hophornbeam
Nyssa sylvatica Fraxinus pennsylvanica "Patmore’ Ostrya virginiana

Shrubs and Vines

Sarcococca Oakleaf Hydrangea Japanese Forest Grass Japanese Plum Yew Star Jasmine
Sarcococca confusa Hydrangea quercifolia Hakonechloa macra Cephalotaxus harringtonia ‘'fastigiata’ Trachelospermum asiaticum
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Courtyard

Pearl District Courtyard Study

1 e i

|
| WILLAMETTE |

— RIVER

(Wi ||!i-1|||"i.'
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i
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=h

o] Feeemd=== NUW NORTHRUP ==m—m—=—m————
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e | = F—-— HW LOYEJOY -—-——- "

MW KERRMEY LIMIOH

STATION

MW JOHNSON

M HOYT

FOST OFFICE

o

MW GLISAM

MU FLANDERS

MW EMERETT
et
=
i

—

HW DARVIS

STH

12TH
aTH
FARK

1ETH
14TH
EROADWAY
ETH

\ MW CoUucH

A-

Key:

B Public

I Semi - Public / Private
I Vvacated ROW.'s

WEST BEURKNSIDE

_................_._.._.{'_.__.. 11TH —=—=——=——c-—ceeeeemeeedo——==——= STREET CAR --—----
e e e e s v . | DT 7 et i e e e Y el e . S TREET GHH“——--—-—-————)-———————-—
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Courtyard

Pearl District Precedents

Lessons Learned from Courtyard Observations:

« Success is dependent on destinations

* Mid-level tree canopy for privacy

* Largely passive programming

« Simple, clean materials are most successful

« People sit in dappled shade

* People sit facing pedestrian traffic

+ Grade change can be a barrier
« People like to pass through a space, not a void

Lobilsles
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Courtyard

Concept
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-7 X3

Courtyard

Plan
! I 12th Ave Building ==
B { s
A — !
| O Residential Residential Amenity
| L = Nl Entry == - )
¥ i 74z g e e
= ¥ b =
e 5 am |
i &>
. ||'II i
| 3 ;
B 1% -
ol =
E N L
m
@ -~
b4
% +3742 o
) ESSr
+15
B a .-
=
45 Bike Club Retail
875 75 &
13th Ave Building
435
1 Enfry Plaza 7 Elevaled Planter  Dapih varies 18.30°
Sicewak | 1o residersial entry. surface afacent sdawalk 8 Bocee Court with Aggregate Surfacing
2 Sealing Area wilh Concrete Pavers 4 oyster shef playng .zt sand ¥ ge: Serves 5% sand fier
Mortzr saf concrale pavers desgnate 2ons for movable fumére, event boused space for pedesinian zones arownd cout
3 Dock Seating Area 9 Public Bicycle Warkstation
Dvarion froem infierior program, alavinted 58 vand. Accassibla fr at norh and, ramg ot Froa standing slaton with hange pocrt bika Inciudess Y sl for simpla tiia repair
Bouthend and pump; secorety sttachad 1o staton wih caties.
4 Spillout Amenity Space  Morar sel paver zone spilis out from inferioe comman space 10 Log Jam Benches
5 Bioretention Flanter, Recessed Racimed fmber festures, range from firsh b igh. Prmarily serve as banches. Delals on page 46.
Captires water fmm adjacent pedestian surlace. I below adiacent jrade. Standard soé and gravel section 11 Bike Parking Zones
with §° panding 12 Log Jam Flow
&  Biorslention Planter, Elevated Raciamad {rnbar festies dract pedesiian mavament. thraugh fows and addies
Captwes water from adjacent i tertace, Standaed 5ol and g with B ponding (i} 10
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Courtyard

Enlarged Plan

—f e m TS S S S E e -

—

1 Bench Access Zone

Allowance of 2'-0" from bench face for access to bench and cear space from pedestrian walkway
2 Reclaimed Timber Bench - Typical

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

Bench consisting of one reclaimed timber column for a seat depth of 11"
4  Reclaimed Timber Wall Cap

See detail B / page 46
5 Timber Wall Hanging

See detail D/ page 46
6 Flush Paving Accent

See detail C / page 46

¢ 5 10 20 N@

PORTLAND BLOCK 136 | LAND USE APPLICATION LU14-230014 DZM, AD January 22, 2015 MITHUN 415




PORTLAND BLOCK 136

N AN W

REERERRTE

-

4, 08

MITHUN

42



\ __. ) L >
- \'\Q\\« S
Ry
RN

A
LA
AR
S

..
NN
N

AN
S

AN

Ty

N
o=

=
¥ vn’nh’ﬂ’? v

WDBLOCK136 |  LAND USE APPLICATION LU14-230014 DZV, AR " G e e MITREN, =



Courtyard

Overlapping Program

Planting = Stormwater
5-6" 86"

A Section through Seating Area looking North

||||||||||||||||||

|||||||||||||||||||||||||||||||||||||||||

Dock Stormwater Walkway Gathering
10-0"

B Section through Seating Area looking North
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Courtyard

Overlapping Program
i E
Dock | Stormwater Bocce
7-4" = 11-5"

A Section through Bocce Court looking North

|

t

Walkway

Planting

12°-2"

==]

]

N

ot

i fa-:
Y

Planting

B Section through Amenity Spillout Space looking North
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Courtyard

Details

1N

/2 CHAMFER

N RECLAMED TIWBER COLUWNS

T

1

|

ERONT FACE € BACKENE
SECTION

A Reclaimed Timber Bench Frame Detail

s

/2 GALV. STL KNIFE PLATE

[ \VIDE FLANGE BEAM 4X13

DRY PACK MORTAR TO SHIM

|
TOP OF COURTYARD TOPPING SLAB

REINFORCED TOPPING SLAB Wi THICKENED EDGE

EXPANSION JOINT

PRECAST CONCRETE PANEL, BOARDFORM FINISH
/2" ¥ 4" DOWEL CONNECTION @ 24" 0.C.

MORTAR
ADJACENT PLANTING BED

BACK FILL GRAVEL RELIEF UNDER

PAVING ACCENT

C Flush Paving Accent Detail

PORTLAND BLOCK 136

304" GALV THROUGH BOLT AND CENTER SINK
WOOD PLUG AT ALL EXPOSED FACES

o oI
~~1—— RECLAIMED TINBER COLUNS S RECLAVEDTIMESRCOLUMN Y
L THROUGH BOLT, COUNTERSINK g : e TR T T [ RECLANEDTHBER COLUMNS
L= COVERWITH3¥" WOODPLUG i : THROUGH BOLT, COUNTERSA,
—— HIDDEN KNFE PLATE gl = g HaOn LU RO SEES = > COERWITH 34" WOOD FLUG
= N 112 GALV. STL KNIFE PLATE LR =~ HDDEN KNFE PLATE
— WIDE FLANGE BEAM 4X13 =T . — WELD CONNECTION
—— TOP OF COURTYARD TOPPING SLAB . mErNGEmMAXR WIDE FLANGE BEAN 4X 1
e CONCRETEPLANTER WAL DA NS Y S5 TOPOF PLANTER WALL

NOTE: LOCATE BENCH SUPPORT 16"
FROM BENCH ENDS AND INTERMEDIATES
60 0.C. AT MININUM.

SECTION AT

B Reclaimed Timber Wall Cap Detail

>y L ENFORECEDCONCRETEPLAVIERWAL

| TR

4 RECLAIMED TIMEER COLUMN

112° GALV STEEL PLATE GUSSET SUPPORT BEYOND
LAG BOLT FROM BELCW, 2 PER SUPPORT

2" GALV. STL. PLATE SUPPCRT, RUN
CONTINUOUS THE LENGTH OF THE BENCH

EMBEDDED 1/2" STEEL MOUNTING PLATE,
W/ {4) STUDS, FACE FLUSH WITH WALL,
WELD GUSSET TO PLATE

NOTE: LOCATE SUPPORT 40" 0.C.,
BEGIN AND END 18" FROM TEMBER ENDS

D Timber Wall Hanging

| LAND USE APPLICATION LU14-230014 DZM, AD

DECORATIVE MULCH, (1-1/2°
RIVER COBBLES) 6° DEFTH

WEATHERING STEEL BOCCE EDGE,
1/4° PLATE. EASE EXPOSED EDGES.

BOCCE COURT
SAND FLLTER

DRAIN ROCK

January 22, 2015

NOTE: LOCATE BENCH SUPPORT 16"
FROM BENCH ENDS AND INTERMEDIATES

6-0" 0.C. AT MINIMUM.

REMFORCED CONCRETE TOPPING
SLAB WI THICKENED EDGE

DOWEL CONNECTION

WATERPRODFING

- [———————— HIDDEN CONCRETE WALL

MITHUN
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Courtyard

Material Precedents

Reclaimed Timber Site Furnishings

| I N N N N . .

Bocce Court Sawcut Concrete Narrow Modular Concrete Pavers
Score Pattern

Movable Tables and Chairs Public Bike Workstation
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Courtyard

Planting Design Concept
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Courtyard

Planting Plan

—

P
I
II||
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I
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Courtyard Planting Plan

BOTANICAL NAME COMMON NAME SIZE ROOT CONDITION ON-CENTER SPACING

f TREE
! | GLEDITSIA TRIACANTHOS | THORNLESS HONEY LOCUST _ |3"CAL [CONTAINER  |AS SHOWN |

BRPA

CAREX DEWEYANA DEWEY SEDGE 1GAL  [CONTAINER 18" 0.C.
JUNCUS EFFUSUS VAR. PACIFICUS SOFT RUSH 1GAL [CONTAINER 12'0C.
DESCHAMPSIA CESPITOSA TUFTED HAIR GRASS 1GAL _|CONTAINER 12'0C.
ELEOCHARIS ACICULARIS NEEDLE SPIKE RUSH 1GAL  |CONTAINER 12'0C.
PERENNIALS
| ACTAEA SIMPLEX 'BRUNETTE' | BLACK-LEAFED SNAKEROOT [1GAL [CONTAINER  [18"'OC.
SHRUB

SYMPHORICARPOS ALBUS SNOWBERRY 3GAL _|CONTAINER 36"0.C.
ARUNCUS DIOICUS GOAT'S BEARD 1GAL _|CONTAINER 36" 0.C.
DRYOPTERIS ERYTHROSORA BRILLIANCE'  |AUTUMN FERN 1GAL  |CONTAINER 18" 0.C.
TRILLIUM OVATUM TRILLIUM 1GAL  [CONTAINER 12'0C.

0 10 20 40 N@
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Courtyard

Planting Palette

Canopy | |

Thornless Honey Locust Gleditsia triacanthos

Groundplane

Goat’s Beard Aruncus dioicus Autumn Fern Dryopteris erythrosora Snowberry Symphoricarpos albus Trillium  Trillium ovatum
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12th Avenue Building

View from the North

Conceptual Diagram from Southeast

January 22, 2015
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12th Avenue Building

Level 1 Plan
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12th Avenue Building

Level 2 Plan
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12th Avenue Building

Level 3 Plan
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12th Avenue Building

Typical Residential Level Plan
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12th Avenue Building

Level 15 Penthouse Plan
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12th Avenue Building

Roof / Mechanical PH Plan
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12th Avenue Building

Building Section at Window Wall Form
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12th Avenue Building

Building Section at Townhouses
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12th Avenue Building |

Building Section at Bays T === T e g |
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12th Avenue Building

Material Photo + Precedents

Top
Storefront Corrugated Metal, Prefin. Parapet Painted Steel Ipe decking Green roof
Medium Grey Cap, Silver Trellis, Silver
Middle
Alum Composite Glass and Pre Perforated Concrete
Panel, Silver Spandrel finished Alum Corrugated Metal  Balconies
Railin
Bottom g
i = - e —
Alum Composite Board-Formed Concrete Painted Structure ~ Window-wall + Perforated Metal
Panel, Silver Concrete Spandrel Screens Accent Door
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12th Avenue Building

North Elevation
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12th Avenue Building

West Elevation at Courtyard
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12th Avenue Building

South Elevation
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12th Avenue Building Details

Pearl District Townhouse Context

Townhouse Principles
+ Define the individual residence
+ Elevate the townhouse above the street

* Provide individual entries and stairs from the
sidewalk

« Buffer the townhouse from the sidewalk with two
level planters

« Create patios with privacy element through planting
or screening

* Create detail through canopies, railings, or similar
methods
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12th Avenue Building Details

Board-Formed Concrete

Board-Formed Strategy: B

+ Formed with highly-textured salvaged lumber _ _* BN .~ S e s

(no formliner) b e e ey T

« 2x6 boards, horizontally laid (g VT pls =

» Gaps between boards to acheive raw i
horizontal lines b e Mo

- Mock-up using garage walls until desired look o g L
is acheived e

1/4” gaps between form 4 ﬁ_ e - -{__. : T
boards to create rough, 4 ’ et e 23 v
protruding ribs SRR i

=
-

Salvaged
form boards:
2x4 shown
2x6 proposed
1

-
-

£ :; Vi R T ey et gt 7on finde A A Y SR
i, ST LR AL S (R G Ol e

2 [ -
-
- =
' = ’
lqi_.,‘ e - iy ’ X A =% 'i ] ¥ o .‘.,, f *(

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

ing Details

1 Stoop, Height above Street Varies
2 Stormwater Planter at Stoop Level
3 Planting at Street Level

4 Bench at Furnishing Zone

5 Bike Parking at Furnishing Zone
6 Permeable Concrete Unit Pavers

VARIES

PER PLAN

CONCRETE SLAB AT STOOP

4" OVERFLOW DRAIN WITH CROWN
DRAINVENT

FINISHED GRADE AT STOOP,
BIORETENTION PLANTER

STOOP WALL

BIORETENTION SOIL

PLANTING AREA

+— CONC. THICKENED EDGE@
B . i
=|1|| t AT

DRAIN ROCK

RIGID INSULATION

CEMENTITIOUS FILL, SLOPE T0 DRAIN

AN

4" PERFORATED PIPE UNDERDRAIN

DRAN BODY Wi THREADED
PVC ADAPTER AT SLAB

TOP OF SLAB

A Section through Stoop Planter
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12th Avenue Building Details

Ground Level at 12th Avenue

mii [ TR [ L[ I
— || W = 2 7 i | i =
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A East Elevation at NW 12th Avenue

o W8/59- 0L

Leasing

1
1
1

1 o
|
=T i
I
vd

; EBI?S 5 /

Glass Canopy over
Steel Frame N

B Enlarged Plan at NW 12th Avenue Stoop, typ. A 0 8 16 32 @
AIT2

|—Trelllis; with Glass
Canopy Segments
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12th Avenue Building Detalls

Townhouses (Shown at 12th Avenue)

|
% —_- ‘.,_..‘!r —_——— — - — - BB
| |
| | v
| | =
= ! SLOPED A/75
s | - == LEVEL H2
—-—— I T 1T~ 7w
. : e e BB
N WNDOWWALL o,
| SYSTM >
— BOARDFORM =
I|-I. I‘ u CONCRETE WALL
= [+—PROPERTY LINE
| I STORMWATER
s I e
LEVEL H1 -E
|- | Wl —-— N — - — - — R
i Qﬁ@ SDEWAK
N it menom e
L e L W
- - ST
CUETTIT NW 12th Ave

A Elevation at 12th Avenue Townhouses C Section at NW 12th Ave

TH 4 TH 3 #=lr=, 8is TH2 TH 1
| |
5 39'-3 1/2” 39-31/2" | l 39'-3 1/2" 39"-3 1/2"
5 @ © I I © S —
i -
— |
| - . ——F — ] :
| |
I a Y. . - |
Lo B g {L (A B4
/ Privacy screen
Trellis with Glass b, - Planter walls
AIT3 N
Canopy Segments ¢ g -
B Plan at NW 12th Avenue @
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12th Avenue Building Details

Townhouses (Shown at 12th Avenue)
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A Section through Stair
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12th Avenue Building Detalls

Townhouse Canopy Detail

BOARD-FORM CONCRETE BEYOND
METAL FRAMING & INSULATION
GWB INTERIOR LEDGE ——

PRE-FINISHED ALUM GUTTER & DOWNSPOUT
GLASS FASTENED TO STEEL TEE

Li PROPERTY LINE

1I-0II
P ——SLOPED TO GUTTER O
126 STL TUBE; EMBEDSIN_ _ e — Y N R N _ LEVEL H2
CONCRETE BEYOND X 48'-4
___________ A
\ PAINTED STEEL TEE 7
10" CHANNEL
gl:;)ow WALL SYSTEM ETAL FRAVING ' +- 5 WIDE GLASS @ ENTRY
8'x3" HSS, TYP.
ALUMINUM COMPOSITE PANEL Eﬂﬁé’;ﬁlﬁm@z 10"x 6" HSS, @ PERIMETER
. ‘ ] I I Il I
A Section through Cangpy | = | ” : :
= | || || u ~— SLOPE
‘ Sui [J S S ) = =
| :_j I I I | I
— B ———— ————— = SN
—. ‘ . =i RS ‘ = N GLASS PANEL
el =1 R
e 1 L 10" CHANNEL
10" x 6" HSS TUBE STL, TYP
. STEEL TEE SECTION
B Detail Plan BOARD-FORM CONCRETE WALL BELOW
| “_ |
‘ | L = TRELLIS
WINDOW WALL SYSTEM I T | SROPERTY LINE
| SLoPE | ——— STORMWATER PLANTER
RSP N BN P P — = = —— | \\\/ ] : : : : )
e e e '-‘3=,—‘m‘-‘ 1| ~————— ARCHITECTURAL CONCRETE WALL
e e o i - TUBE FRAME, SLEEVE INTO
i S B NN A
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12th Avenue Building Details

Townhouses
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12th Avenue Building Details

Pearl District Garage Entry Context
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12th Avenue Building Detalls

Garage and Loading Entries on 12th Avenue ‘ ‘ ‘ ~ |
e = Y—— e
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i
il
i
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i ) |I
__ . |:~ RIEIE N P
Perforated Metal RESDENTA éﬁgﬁgﬁgﬁ%
Sectional Door ST
A Elevation at Garage¢ and Loading Entries C Section at Garage and Loading Entries
o 4 8 16'
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Concrete and gyp
board walls at ramp
down

|
-

Garage Entry

|
|
|
|
e

B Plln at Gange Entry
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12th Avenue Building Details

Garage Entry on 12th Avenue

s

e

Board - Formed Concrte Painted Steel

Loading Entry with
tighter perforation
pattern

Garage Entry Door Garge Entry
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12th Avenue Building Details

Garage Entry Canopy Details

\\ H FITNESS | UNIT TYPEF [ —— TErmrmmm o EmEm e
\ sl _ _+—ALUM COMPOSITE PANEL

A
A
A
A

_ |  LEVELH3
T . RS DR R 57' - 4"
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o

/—| STEEL CHANNEL TRACK
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|
/ LEVEL H2
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) I
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R-38 INSULATION EER I\ N .
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VERTICAL RISE TELESCOPING DO(?R‘_ TREE LOADING OPEN ’

RAMP TO GARAGE 1 .

DOOR FRAME SET INTO R p .
12" STL CHANNEL e e o 1 = p \
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B Evan
|
|
|
|
|
|
NEEEN
1

VERTICAL RISE TELESCOPING DOOR

— BOARD-FORMED CONCRETE WALL
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A Section at Garage Entrance | B Section at Loading
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12th Avenue Building Detalls

Residential Entry
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12th Avenue Building Detalls

Residential Entry Details

ALUMINUM WINDOW WALL SYSTEM

WITH SPANDREL GLASS SLAB EDGE N

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

QO
CHANNEL CLIP
GLASS PANELS ON SLOPED
STRUCTURAL SUPPORT .
BUILDING SIGNAGE ﬁ e
— _ j L] © o | _
d

10" PAINTED STEEL CHANNEL N
CANOPY FASCIA
PAINTED 9" STEEL TUBES

PRE-FINISHED ALUMINUM GUTTER & DOWNSPOUT ——

ALUMINUM WINDOW WALL
CONCRETE PAVING OVER

/ UI - 4ll
| VAj(ES FROM 10-2" TO 114"

kY

= = =
) aa

«

-
i -

T T
PARKING GARAGE

P

A Section at Lobby Canopy
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ALUMINUM SOFFIT PANEL OVER RIGID INSULATION

ALUMINUM WINDOW WALL
BOARD-FORMED CAST-IN-

i

AL .

I emng

e 57'- 4"

/ PAINTED STEEL PIPE COLUMN

PLACE CONCRETE WALL \
o &
_____ I Hl i\  LEVELH2
g — 48 - 4"
iz ~—
WOOD CEILING PANELS q :—h\— VETAL CLAD ARCHIWAY
ALUMINUM STOREFRONT WINDOWS & = [P I PN — ALUMINUM STOREFRONT
DOORS AT MAIN ENTRY I y . .| WINDOWS & DOORS AT ENTRY
CONCRETE PAVING OVER H{™~ 117 vestBue . S
STRUCTURAL FOAM AT COURTYARD =
. N /) LOBBY
|u \\ // ///
- 2! N 1 LEVELH1-N
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12th Avenue Building Details

Residential Entry

—~. Il

Painted Steel, Charcéal Custom Colored Door Board-Frmed Concreé

Window Wall
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12th Avenue Building Details

Building Facade Elements Diagram

PORTLAND BLOCK 136

LAND USE APPLICATION LU14-230014 DZM, AD

January 22, 2015

Window Wall Form

Glass Charcoal Glass
Color Balconies

Aluminum Composite Bay

Aluminum Silver Glass

Panel Color
Bay Return

Perforated
Corrugated
Metal
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12th Avenue Building Details

Typical Facade Elements - Window Wall Form

L]

L]

B Enlarged Plan

PORTLAND BLOCK 136
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|
C/86 B/92
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Residential Unit
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C Section
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12th Avenue Building Details

Typical Facade Elements - Bays

Residential Unit

Residential Unit

N7 N

7z

8
A Enlarged Elevation C Section

Residential Unit Residential Unit

B Enlarged Plan
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12th Avenue Building Details

Typical Facade Elements - Window Wall Form

BY-PASS (SPANDREL-FIXED LITE)

9000 SERIES STANDARD

Window Wall Slab Bypass Detail

= »

Window Wall | Vision Glass - pandrl Gas: MullionCoIor

PORTLAND BLOCK 136 | LAND USE APPLICATION LU14-230014 DZM, AD January 22, 2015 MITHUN 88



12th Avenue Building Details

Typical Facade Elements - Bays
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BY-PASS @ HSS (METAL PANEL - FIXED GLAZING)
9000 SERIES STANDARD

: |
Rendered Perspective
/

. Window Wall Slab Bypass Detail

DRAINGS ARE SUIBIECT TE)

| | . 3 =
Aluminum Composite Panel Window Wall Mullion Color Vision Glass Prefinished Alum Balcony
Railings with Vision Glass
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12th Avenue Building Detalls

Typical Facade Elements - Window Wall Form / Balconies

ju) ¥
2X2" PRE-FINISHED ALUMINUM VERTICAL POSTS

WITH END CAPS

C Detail at Window Wall Form

PORTLAND BLOCK 136

| LAND USE APPLICATION LU14-230014 DZM, AD

| /GLAZING STOP

[DETAIL/ PAGE |

ILICONE SEALANT

EXTRUDED PVC

SANTOPRENE FIN SEAL
WEATHER STRIPPING

faxi/z”
WAFER_HEAD
SELF—DRILLING SCREWS

SILICONE SEAL

I8

-
- T
= o T
o = ALUMINUM WINDOW WALL SYSTEM il
E GLAZING TAPE
,_?'l_ o SANTHERTHER STRIPPING
¥ 5 DIS0 : VS
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o 0 2" SEMI-RIGID INSULATION OVER Hl .
4. o Z-GIRT SYSTEM OVER | |
N WEATHER RESISTANT BARRIER OVER § |
EXTERIOR GYPSUM SHEATHING OVER =l e eacs '
| | 6" METAL STUD ASSEMBLY WITH R-19 BATT INSULATION !
L *
:_ Unit Deck: - - |
A WEATHER_RESISTANT BARRIER
: A BACK SIDE OF
: O oS G
ST DEFLECTION CHANNEL AT HEAD
D Exterior e (2, Sau
-‘ : SPANDREL GLAZING
WEEPING CHANNELS
SPLICE PLA
{where req'd)
S T ~ WEATHER STR‘IglP_ﬁdN(;
PSR CANTELIVERED CONCRETE DECK WITH TRAFFIC COATING
R THERMAL BRENK
- ’ ‘I n
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N ‘QLON" WEATHER STRIPPING
TYPICAL SEALED UNIT;
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gt 174" CONCRETE SCREWS
R

h o R
LAt
Y. .1+ 4 1/4" CONCRETE SCREWS
H 17 s % 7 © FREQUENCY AS ENGINEERED
- 3 1 W “ v ..

S _COMPATIBLE SEALANT

1"xi™%1/167 ALUMINUM
ANCHORING ANGLE

e

v 4’ @ FREQUENCY AS ENGINEERED

SLAB THICKNESS

" ‘."_‘ .
'« b ey

EXTRUDED ALUM.
DEFLECTION STOP

SPLCE FLATE (where reg'd)

ANNEALED GLASS / BENT ALUM.
SPACER BAR / ANNEALED GLASS

;‘ALL DOUBLE SEALED WITH
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0 1 2
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12th Avenue Building Detalls

Typical Facade Elements - Bays with Aluminum Composite Panels

1
[[ 1 ;

; e SILICONE SEALANT N [Eiiiviois
| ! CORREGATED/PERFORATED METAL WALL PANEL OVER PN He e L SAZNG STOP
] _' 2" SEMI-RIGID INSULATION OVER WEATHER STRIPPING el SANTOPRENE PN SEAL
i ; Z-GIRT SYSTEM OVER /47 WP OLE (s i
i | WEATHER RESISTANT BARRIER OVER By
] EXTERIOR GYPSUM SHEATHING OVER | |
i 6" METAL STUD ASSEMBLY WITH R-19 BATT INSULATION | |
] |
E _— | [
i Residential Unit Interior 1/4" WEEP HOLE : : Jox1/2"
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Exterior | — 1 T ~—cowewmLe sEANT
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THERMAL HREAK TYPICAL SEALED UNIT
ALUMINUM COMPOSITE METAL PANEL OVER 2’;&%&%&&% s
2" SEMI-RIGID INSULATION OVER ﬁ; SORC iy au
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] . ] OI 1I 2I . . .
A Detail at Aluminum Composite Panels s B Aluminum Panel Slab Edge Detail (Starline)
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12th Avenue Building Detalls

Typical Facade Elements - Balconies at Window Wall Form

CORRUGATED METAL WALL
PANEL BEYOND

| ALUMINUM COMPOSITE WALL
| PANEL BEYOND

2x2 ALUMINUM TUBE TO
/ MATCH WINDOW WALL FINISH
| ALUMINUM BRACKET
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gﬂ // // // 2X2 ALUM POST
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12th Avenue Building Details

Bay Termination at Penthouse Level

|

A Enlarged Elevation
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B Enlarged Plan
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12th Avenue Building Detalls

Bay Termination at Penthouse Level
ALUMINUM & GLASS GUARDRAIL, TYP. 3" x 6" PAINTED TUBE

STEEL, NOTCHED
ECO-ROOF ‘\

B Detail Section at Trellis Support

AN .
T

4

PAINTED STEEL TRELLIS, TYP. 3/8" STEEL FIN

RIGID INSULATION
METAL BYPASS PANEL, COLOR TO

MATCH WINDOW WALL
3"x 6" PAINTED TUBE STEEL, NOTCHED
10" CHANNEL, PAINTED p— \

____________________

ALUMINUM WINDOWALL, TYP.

o) o o} o}
|
ALUMINUM WALL PANELS %
o~ ||
38" STEEL FIN BI94
_ TUBE STEEL
PREFINISHED, CORREGATED, WINDOW WALL SYSTEM
PERFORATED METAL PANELS —————| | il I _ _ KNIFE PLATE
\ S e C Detail Section 6" DIA. STEEL TUBE
PAINTED STEEL CHANNEL
\ PAINTED TUBE STEEL,NOTCHED
:‘:ﬂ 3/8" STEEL FIN ;
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P METAL PANEL KN
| |
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TUBE STEEL
. _ _ KNIFE PLATE
A Detail Section at Penthouse D Plan Detail at Eyebrow Bracket 6" DIAMETER STEEL TUBE
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12th Avenue Building Details

Trellis and Inset Private Terrace Details

STAINLESS STEEL GLASS EDGING 8

CORRUGATED METAL PANEL WALL
BEYOND

ALUMINUM COMPOSITE PANEL
GLASS GUARDRAIL

PAVERS (OR PLANTING AREA) OVER
RIGID INSULATION PER PLAN

DRAIN EITHER END INTO SIDE WALL
GALV. BENT PLATE IN SEALANT BED N

LEVEL H15
T 13-4

BENT ALUM COVER PLATE
CONCRETE CURB
EMBED PLATE AND TUBE STEEL FRAME

METAL FRAMING

WINDOW WALL SYSTEM N

A Detail Section
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12th Avenue Building Details

Roof View from Southeast
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12th Avenue Building Detalls

Mechanical Penthouses

PRE-FINISHED METAL COPING

PAINTED STEEL TRELLIS BEAMS \

PRE-FINISHED CORRUGATED METAL WALL PANEL OVER
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12th Ave Building Roof Terrace

Plan
[ 1T T T [1 [ T T T T T T T T1 HEE | T T T ] [ [
1 Main Entry, Elevator Lobby 6 Elevated Planting Area 10 Fire Pit
Flush with level of concrete unit pavers Rooftop feature of protected grove of seedlings. Finished grade Gas fire pit, approximately 18"H, located on west side for sunset
; varies from 24°-36" above pavers. Articulated concrete wall and and evening views. Surrounded by flexible furniture.
2 Mechanical Space ‘ )
3 St Ent sun loungers on east and west sides. 11 Communlty Gardens, 30-60 Plots
a". ey 7 Hardwood Chaise Lounge (30) 2x4 galvanized steel trough planters, paired. Can be further
4 Trellis Overhang Facing the river and protected from the other program areas by divided to create more plots.
5 Outdoor Kitchen, Total of 2 the elevated planter. 5' W is sized to accommodate 1-2 people, 12 Storage
Bar height concrete counter with (1) gas gril, (1) sink, haight ls 12" above pavers Built in storage box, 2, 610'L to accommodate gardening tools.
(1) mini-refrigerator. Seating for 6-8 8 Paving Accent Zone Top serves as bench.
9 Tree Planter 13 Green Roof 4" planting depth
Precast concrete planter, 24" min. depth. Planted with medium 14 Flexible Space Area for casual seating, dining overflow
sized trees to subdivide spaces
0' 8 16'
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12th Ave Building Roof Terrace

Planting Plan

Parrotia Parrotia persica Autumn Moor Grass Sesleria
autumnalis

i

N

><|

i

o 10 20 40 N @ Tuﬂgd Hairgrass Deschampsia Allium  Allium spp.
cespitosa

12th Ave Building Roof Terrace Plant Schedule

BOTANICAL NAME COMMON NAME SIZE ROOT CONDITION ~ ON-CENTER SPACING
TREE
.7 Betula jacquemonti HIMALAYAN BIRCH 2" CAL CONTAINER AS SHOWN
Parrotia persica PERSIAN IRONWOOD 3" CAL CONTAINER AS SHOWN
GROUNDCOVER
Allium senescens var. glaucum CIRCLE ONIOIN 1GAL CONTAINER 12’0C.
Deschampsia cespitosa 'Goldtau' TUFTED HAIR GRASS 1 GAL CONTAINER 12*0.C. P
Sedum 'Matrona' AUTUMN STONECROP |1 GAL CONTAINER 12'0C. pod - g e b
Sesleria autumnalis AUTUMN MOOR GRASS |1 GAL CONTAINER 12'0C. ¢ RSB Ul T A
| GREEN ROOF MIX Autumn Stonecrop Sedum Green roof Sedum spp.

‘Matrona’
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12th Ave Building Roof Terrace

Section
17D e
11 i
_%#311_011_: ——ﬁ——— | ____H&HT_LIMQ
Green Roof : : = @ ! 190°'-9
et A P W [ I ® | 1 illmea  TOPOFPAVING
Iisss= = | e
I i I !
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Accent Pavers Sun Loungers Concrete Accent Wall Fire Pit Colorful Accent Furniture
Stepstone, 12" x 36" Precast Concrete,

Pedestal set
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12th Ave Building Roof Terrace

Details

S EDRIE FINISHED GRADE MULCH, TAPER AT EDGE 14 GALV. STL PLATE FRANE
PERPLAN .
PER PUN MULCH, TAPER AT EDGE & éf;slésmmmm 1 %6 HARDWOOD SLAT CONCRETE PLANTER WALL
TL- e RADUS AT ALL & — X Sak - — SEATBACK, 118" SPACING TW 1-4° ABOVE PAVERS
= EDGES, TYP. e EE'"FWE”Fﬁs“HURE"E WAL, SPACING, SSFASTENERS RAISED PLANTER BED,
| - f—————— REINFORCED CONCRETE WALL RILNE PAINTED STEEL SIDE PANEL ATTACH ELEVATION PER PLAN
- TO TUBE FRAME, SET 1*IN FROM EDGE
o LIGHTWEIGHT PLANTING SOIL , LIGHTWEIGHT PLANTING SOLL Lot \ T
e & DRANROCK et HSS 2B GALY TUBE ——————— e}
il P S FRAM BEHIND STEEL PANEL M s
& ADJACENT PEDESTAL PAVERS 1x4'W00D SLATS AT FACE = | £-758°
+— 3! ———— ADJACENT PAVERS « 5 |
L Y PEDESTALPAVERS ¢ JrocooooooooooooooooIooc
+— : — NOTCHAT PAVERS . T [~ NOTCHATPAVERS RIGID INSULATION —x‘\ ' |
W 1 ] N o TOPWSLB
NOTE DAPPROCF ASDEOFRLATER. WEEP HOLE, 112-ROUND 4" DiA, PVC S N EEPHOLE 1Z2ROUND DA PIC 5 B
VIALLS BELOW TOP OF SOIL PIPE@30* OC,, TYP. 10 PPE @0 0., TYP. % HH
A Concrete Planter Wall Detail A B B Concrete Accent Wall Detail B A B C Sun Lounger Detail o
— — — S— — —
| —ocure
$:——EMBEDEDPLATE
h—— VERTICAL POST
PLAN
g0
OC.TYP. —!_
CONTINUOUS HORIZONTAL
$5 PLATE, 3'x 12"
[ VERTICAL 5§ PLATE,
T
& 114" S5 CABLE, DRILL 358" HOLE
s < < NVERTCALPOSTALGNWT
2 rd CENTER OF VERTICAL POST
112 S PLATE, 4%4, W/ (4) 58"
/" STUDS, EMBED IN CONC.
CURB, FACE PLUSH W/ CURB,
— WELD POSTS TO PLATE.
T~ L e CONCRETE CURB f"}
P " ¢
Lt
EQEQ.
ELEVATION TION
D Cable Rail Detail o
0 1 Z 4
— — Qutdoor Kitchen Concrete Planters
Concrete counter with (1) gas grill, (1) sink, (1) mini-  Greenform, Delta Round 30" Dia x 24" D
refrigerator
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13th Avenue Building

View along 13th Avenue
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13th Avenue Building

Ground Level Plan
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(LOADING SPACE IN ROW IS REQUESTED
BY PBOT BUT NOT COUNTED AS ONE OF

THE PROJECT'S REQUIRED LOADING
SPACES)

0 8 16'
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13th Avenue Building

Typical Office Level Plan
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13th Avenue Building

Roof + Mechanical Enclosure Plan
108
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13th Avenue Building

West Elevation at 13th Avenue

PAINTED STEEL TRELLIS
OVER OPEN MECHANICAL

WELL

MECHANICAL SCREEN WALL Wi
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13th Avenue Building

North & South Elevations

ELEVATOR PENTHOUSE BEYOND -
CORRUGATED PREFINISHED STEEL
PANEL

76'-1" [FROM GRADE PLANE TO TOP OF PARAPET)

75-0" (FROM GRADE PLANE TOTOP OF WALKING SURFACE)

— - - -
BALCONY - PAINTED STEEL
PERIMETER CHANNELS Wi

TIE-RODS & PAINTED STEEL
RAILINGS

ALUM STOREFRONT
WINDOWS

PAINTED STEEL &
GLASS CANOPY

PTD STEEL
RAILING W 55T
CABLES

PAINTED STEEL

CHANNEL

GRADE PLANE

401018
| [ O 1]

STEEL STAIR

110

A North Elevation at NW Kearney St

PORTLAND BLOCK 136 |

LOUVERS
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PAINTED STEEL TRELLIS OVER OPEN
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MECHANICAL SCREEN WALL Wy

PERFORATED CORRUGATED PREFINISHED
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13th Avenue Building

East Elevation at Courtyard
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13th Avenue Building

Building Section at Docks
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13th Avenue Building

Building Section at On-Grade Retail
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13th Avenue Building

Materials Palette

Top

Middle

Bottom
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w/ SST cables parapet cap Panel

)
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Painted steel i Painted steel rails  Colorful french i Alum Composite European vinyl window

structure w/ horiz. rods doors Panel
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13th Avenue Building Details

Pearl District Dock Context

" IRVING st B
KITCHEN |

PORTLAND BLOCK 136 | LAND USE APPLICATION LU14-230014 DZM, AD January 22, 2015

Dock Principles:
* Elevate the dock at least 36” above street level

* Provide separate stairs outside the dock boundary -
steel stairs are best

» Provide accessible ramp within dock footprint
» Use concrete or wood for the dock surface
* Provide a steel canopy

» Provide transparency and multiple doors onto the
dock

 Have an industrial attitude

MITHUN



13th Avenue Building Details

Pearl District Dock Context
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13th Avenue Building Details

13th Avenue Ground Level
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13th Avenue Building Details

Dock on 13th Avenue

A Elevation
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| Brick returns Prefinished alum vestibule accent color at |
| walls w/ custom wood-clad doors |
| _ = storefront doors Alum Composite [ [ |
+|7 Steel stair Kiumistorefont Panels
| Ligle of canopy —\ | Steel stair
| —Painted steel i t-bar CIP concrete above \ |
| rails w/ SST cables raised dock L 4—'—— CIP concrete
)/ O B =1  ramp
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13th Avenue Building Details

Dock on 13th Avenue

Painted steel canopy
structure W e

Loy B 9 | — — - = 2 e > = = —— s
: ¢ Ty ' . i |+ ' =
T ) P‘_ ot ] 1 ] i :

Metal louver

Folding storefront
/—Painted steel railing

Painted steel channel

e h fConcrete dock E
il A S

glf VT

g b =l = === ==

S N <= = = e e e ] = ==

T I TR T TR T T

T T =TT =T T = T T T T
Rendering at 13th Avenug Dock i I H H . 0 2 4 8
° I i : i i A Section at Dock, Typ e —

! I I I I

Alum composite panel @ A
interior & exterior face of N‘“‘ ji

3“ 6! 3ll 6“ j
o= 1=

” I
Custom wood-clad

storefront door w/ clear ﬂg |
glazing strips 1

Alum storefront sidelight

Painted steel structure Concrete Folding Alum Composite  Painted steel fl t-bar rails w/ Painted steel channel @ >
storefront Panels SST cables end walls, typ Mﬂg

B Jamb @ Vestibule Door, Typ
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13th Avenue Building Details

Dock on 13th Avenue

PORTLAND BLOCK 136

8” painted steel —/

channel
8” painted steel

Tie-rod & clevis /)

Glass panel @ Courtyard

dock (galvanized corrugated

panel @ 13th Ave dock)

3” channel purlins, typ

Wood soffit

Concrete column beyond

5-0"TYP

GLASS PANEL

T-section Galvanized gutter f|
12" painted steel C-channel > |
A Detail Section of Dock Canopy @ face of concrete column \ |
12” painted steel channel N\
% |
N
|
y \\ |
/ |
< 3” channel purlins “k/p > g T
f | »é‘q é;' T d“
8” T-section J/ : e e
\/\ |
i |
|
|| /' |
|| bl |
Edge of metal roofing i
B Reflected Ceiling Plan of Canopy
January 22, 2015 MITHUN
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13th Avenue Building Details

North + South Retail Entries

—
[ ]

3

| Concrete column «—— Canopy above
| Brick return :
| = |
| Cch18 !
cd L 5
B Plan A
A/118
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o —

Wood soffit, typ

Metal louver

Aluminum storefront

ISRV OR R R R RS ST DL R AR

« Concrete base beyond

ST E R T T PR
SELEAN N NN T ==

MR R
[l

C Section

OI 2I 4! 8! @
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13th Avenue Building Details

North + South Retail Entries

|

Storefront Painted steel structure Concrete
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13th Avenue Building Details

North + South Retail Entries

Brick, typ > ; a g ; ‘ o : -
EHo, 20E § B, Rane
2" @ tie-rod & clevis > % —= —
|
Painted steel ledger angle 4ﬂ/ | | | /
Wood soffit | | | | | /
Metal louver // | | | | N
Steel channel to match | | /
storefront mullions // | | | | | /
Galvanized corrugated el | /
roof panel // | e | |
Painted steel purlin, typ | |
| | | /
| |
| | |
e m9% | "
o T B N = R R == = = B
H -
@]
d———————*———————————————“T—|—|— ——————— —
| | |
Painted steel ch;k | |
Painted steel HSS beyond | | | | |
Alum storefront [ [

A Detail at Retail Canopy
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13th Avenue Building Details

Courtyard Dock

_. . BARISTA?

i,

i
__ = JEs .
€l

Folding storefront Painted steel structure Painted steel fl t-bar rails w/ Steel canopy w/ glass roof
SST cables
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13th Avenue Building Details

Typical West Facade
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Eco-Roof, see roof plan
for extents
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french doors

A2a N
I 7 '
|
1
1 T
1 1
1 1
1 ¢ i
| (] | |
1 A | 1
[ Lo
| R : |
| N )

i

|

|

|

iy |
|

|

|

|

B/124 I,’ HA
I 11
| |
1/ I
] s | 1
I =1
Smaliil
| R I g

i
) i
£ |
. --4--

Al124.5/ TN
x| HE
I A
I A
I |
! Ll L
\-——-{ ---/
C Section

MITHUN

122



13th Avenue Building Details

Typical West Facade
JEWS.
[t
il _:m % |
[;j :: I"_;A J
Steel tabs @ brick R 1 “ ! :
e . J 4 L : Brick, typ = /
750y MW | %
Painted steel flat-bar Lkt Steel strapﬁ
railing w/ steel rods =] o Vinyl window
L system
E
d | : 3/4” painted steel flat- /
=  —— RS bar w/ 5/8” @ steel rod
—2 H ! . L
A Detail at French Door Railing B Jamb Detail at Railing
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13th Avenue Building Details

Typical West Facade

Rendering at West Facade

Painted steel rails w/ horiz. rods Colorful french European vinyl window
doors
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13th Avenue Building Details

Typical West Facade

Prefinished metal
parapet cap

Brick, typ——

Insulated metal
stud box header N

Painted steel

ledger angle \

European vinyl
windows

tl

R R RN RN AR R

e

Roof drain

—

oof leader

\ Glulam joist

Painted steel

column beyond

A Detail at Typical Wall Section

Prefinished metal
sill flashing \ﬂ»

B D

PORTLAND BLOCK 136

K
H
H

etail at Typical Wall Section
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Sealant & backer
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Vinyl window
system

Prefinished metal
sill flashing
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13th Avenue Building Details

Kerf Patio at Southwest Corner

| |,— Patio above
/|

N
H et
P |
‘ 'I f![[ |
| ;r | A\
A Elevation = [}
N
il
_1__1# 1
] H|
|l | BT - 8]
= s
| ]
B Plan A/125 €125
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European vinyl
windows

Painted steel railing —_

Painted steel
structure

Glulam joists @ e

patio ceilings

Painted steel railing \
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January 22, 2015

MITHUN



13th Avenue Building Details

Kerf Patio at Southwest Corner

Painted steel rails w/ horiz. rods Painted steel structure European vinyl window Charcoal colored  Wood soffits
french doors
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13th Avenue Building Details

Kerf Patio at Southwest Corner
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A Detail at Kerf Patio Floor
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13th Avenue Building Details

Balcony at Courtyard

L

A Elevation

= A - ; . - - e | F_
== P e rsrsra ! =
1
Painted steel railing / \_ Tie-rod & clevis
w/ painted steel rods |
S Steel grating
— V' N
B Plan Gleh A28 ¢ 2 4 g
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13th Avenue Building Details

Balcony at Courtyard

N 1% &

Rendering at Courtyard

\
b\

Steel grating

Painted steel structure Painted steel rails w/ horiz. rods
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13th Avenue Building Details

Brick, typ

e

a

Painted steel ledger angle

I Brick return beyond

H | Painted steel knife plate
” | & clevis

| | 1 1/2” @ tie-rod

| AN =
X 1,
| ‘ a-k— Painted steel flat-bar
| AN | . stanchion w/ painted
| \\ \ . steel rods
NN I
| N Ii
| A\ I
| A ‘ /—Steel grating
NN
| ~_ ¥
=577 ] 1
Z : “ ““““““““““““““““ - 10” painted steel channel
© © e R~ =
o o : 8” painted HSS
o o ‘ f Knife plate connection @ brick AR
v pn , , Industrial appurtenance
B Floor at Balcony 0 6 1 2
_—_
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13th Avenue Building Detalls

Mechanical Penthouses & Rooftop Enclosures

Painted steel trellis Steel Corrugated Panel Storefront Painted steel fl t-bar rails w/
SST cables

PORTLAND BLOCK 136 | LAND USE APPLICATION LU14-230014 DZM, AD January 22, 2015

.
Painted steel trellis ———» J_

-

beams |
Pre-finished metal coping/

Pre-finished perforated
corrugated steel wall panel over
vertical light gauge z-girts over
galvanized structureal steel
framing

Eco-roof over
roof membrane
over rigid insulation
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13th Ave Building Roof Terrace

Concept
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13th Ave Building Roof Terrace

Plan

1 Elevator Lobby 6 Maintenance Path
Flush with level of terrace wood pavers Access route of crushed rock or cinder; min. 1'-0" wide, incorporated into roof
2  Stair Access pattemn
3 Hardwood Bench 7  Trellis Overhang
Built-in bench of tropical hardwood 8 Tree Planter, 1 0of 3
4  Stainless Steel Cable Rail Large scale precast concrete planter with min. depth of 24", planted with
Setback from paving in particular areas to blend between paving and planting. small-medium specimen trees to create areas of shade and divide spaces
5 Seating Area  with movable tables and chairs within terrace.

9 Mechanical Space

0 8 16' 32 N @
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13th Ave Building Roof Terrace

View from 12th Ave Building
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13th Ave Building Roof Terrace

Plant Palette
8
o 10 20 40 N @
BOTANICAL NAME COMMON NAME SIZE ROQT CONDITION ON-CENTER SPACING
TREE
| Parrotia persica |PERSIAN IRONWOOD 3" CAL | CONTAINER AS SHOWN |
GREEN ROOF
1 H Mexican Beach Pebbles
2 Sempervivum ‘Lavendar & Old Lace'  |Hen and Chicks
3 - Sedum makinoi 'Ogon’ Yellow Flowered Sedum
Achillea millefolium Yarrow
4|:| Thymus vulgaris Thyme
Allium schoenoprasum 'Rising Star' Flowering Onion
5\_[ Sedum spurium 'Green Mantle' White Flowered Sedum
6. Sedum forsterianum 'Antique Grill Yellow Flowered Sedum
7 - Pennisetum alopecuroides viridescens |Fountain Grass
Rudbeckia hirta Black-eyed Susan
8| | Perovskia superba Russian Sage
PORTLAND BLOCK 136 | LAND USE APPLICATION LU14-230014 DZM, AD January 22, 2015

Lavender Flowered Hen and Chicks Yellow Flowered Sedum
Sempervivum ‘Lavender & Old Lace” Sedum forsterianum ‘Antique Grill'

Yellow Flowered Sedum
Sedum makinoi ‘Ogon’

Thyme Thymus vulgaris

Russian Sage Perovskia
superba

Black Eyed Susan Rudbeckia Fountain Grass Pennisetum
hirta alopecuroides viridescens
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13th Ave Building Roof Terrace

Green Roof Depth Diagram and Section

Maxx Module

Standard +
Deep Module

Maxx Module

© Lite Module: 000 Standard Module: (000 Deep Module: ~ Maxx Module: Pedestal Paver:
Concrete, 2" thickness plus pedestal

2-1/2" System Over Roof Assembly 4-1/4" System Over Roof Assembly 6" System Over Roof Assembly 8" System Over Roof Assembly
1'x 2' Trays 1'x2 Tra 1 x1' Tra IPE, 1-3/4" thickness plus pedestal
* - o Available sizes: 2x2, 2x4, 1x2, 1x4
g
! 37
I
1
1
1
i d
.- | AT B/137
- ~ r i !
' oA e D A S N fatt S G I M SR D RS S A P N N A 0w (Y AT S PR e S S S SR ) NN I G P AR A S A £ I (Y S S Y e S N YN S Y S (T S S

Green Roof Section e 2 4 8
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13th Ave Building Roof Terrace

Details
1 1 ‘ | —=——CURB
I | %-—EMBEDED PLATE
! ! [M———VERTICAL POST
i i BLAN
: ! GAURDRAIL BEYOND -0 |
I S QL. TYP. |
S REINFORCED CONC. CURB 1 CONTBLIOUS HOREONTAL
oEDESTAL PAVER s S TRUDED 0F PTG HOOLLE. i — - GALV. STLPLATE, ' x 112
PERPLAN ALUMINUM EDGING I i o A ACENT CONDTIONS b, SN L ANE
||::m:|ﬁgﬁé ROGE PLANTING l:mEL ——rl—-1 ';; L/ /// VARY, PER PLAN ‘ t .
T T NODULE Tmﬁmf % /A4 PAVER AND PEDESTAL E P = = :r:‘wséﬂ CAGELLE, Pgsmrl'kl. Tgu ﬁLEﬁ\-.
| e % T ® CENTER OF VERTICAL POST
—— 172" GALY. STL PLATE, &%, Wi
S == S S - iTT-?ELF'?ETgERSLU:lEO?)M__\ e — mm FE.MCEBEP%';H Wi
STRUCTURAL FOAM IR A i | | — CURB, WELD POSTS TOPLATE.
] EEEEEEE T j‘_;__;:_' '_.." i 3 . e CONCRETE CURB -rm
W cr;"r%ﬂiﬁou o J-_J-_.L
EQEQ.
ELEVATION SECTION
A Green Roof Edge at Paver 6 F ” B Concrete Curb at Roof Terrace B 5 C Roof Terrace Guardrail 5B @ 5
L oy S— I —

il PTe g X L ot SR R

: - e = &4 s
Graphic Green Roof Pattern Modular Ipe Pavers Concrete Benches Concrete Planters
Landscape Forms, Socrates Bench, 95" L and 24" L Greenform, Delta Square 39" W x 39"L x 24" D
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Appendix A - Miscellaneous Plans ===

Site Utility Feasibility Plan
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Appendix A - Miscellaneous Plans

Site Plan

PORTLAND BLOCK 136
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Appendix A - Miscellaneous Plans

Lighting - Goals
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Appendix A - Miscellaneous Plans

Lighting - Goal Precedents

DEFINE BUILDING EDGE

PROVIDE AMBIENT LIGHT ACCENT LANDSCAPE
DEFINE CIRCULATION :
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Appendix A - Miscellaneous Plans

Lighting - Fixtures

& |
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Appendix A - Miscellaneous Plans

Lighting - lllumination Maps

A T T T — g i
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Appendix B - 30’

Floor Area Bonuses

Floor Area Bonuses

Max | Areafrom FAR
Category FAR Bonus Eartiad Notes
Bonus | (GSF)
Site Area 40,000
Base FAR Allowed
Outright 4,00 160,000 | 4.00
Map 510-2
Residential Bonus 12th Ave Bldg
210.C.1 300 162,542 4.06 Levels 1-12
Rooftop Gardens
Bonus n/a 7,823 0.20 | 12th Ave Bldg
210.C.4
Eco-Roof Bonus
210.C.10 n/a 27156 | 0.68 | 13th Ave Bldg
Total 7.00 357,521 | 8.94 2.12 extra

Y

Acheiving FAR Bonus of 3.00 automatically qualifies
for a 45 height bonus.

PORTLAND BLOCK 136

Height Request

=== 150’

Discretionary
Housing Bonus

=== 120’
General FAR
Bonus

45’

------------ TEPTTY PRy 4%

Allowed
Outright

75’

—— ; il

Building Section showing Height Bonuses

LAND USE APPLICATION LU14-230014 DZM, AD

MITHUN 145
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Appendix B - 30" Height Request

River District Zoning Base Heights

PORTLAND BLOCK 136 | LAND USE APPLICATION LU14-230014 DZM, AD January 22, 2015

Arca where maximum height
is determined by Base Zone

Area eligible for general and
housing height bonuses

Maximum heights area boundary

Maximum building height

Allowable building height when
rezoned to EX or CX

Boundary of area where building
heights area tied to rezoning to EX or CX

Area eligible for housi
height Lgonua only e

33.510.210 Floor Area and Height Bonus Options

D. General bonus heights. Bonus height is also earned at certain locations
in addition to the bonus floor area achieved through the bonus options.
Bonus height is in addition to the maximum heights of Map 510-3.
Qualifying areas, shown on Map 510-3, are located such that increased
height will not violate:

established view corridors,
the preservation of the character of historical districts,
the protection of public open spaces from shadow, and

the preservation of the City’s visual focus on important buildings
(such as the Union Station Clock Tower).

MITHUN
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Appendix B - 30" Height Request

Zoning Bonus Height Maximums
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| Area where maximum height

is determined by Base Zone
Area eligible for general and

1 housing height bonuses

Maximum heights area boundary
Maximum building height

Allowable building height when
rezoned to EX or CX

Boundary of area whers building
heights area tied to rezoning to EX or C>

Area eligible for housi
height bigonus only >

Height Key:

75’
120’

Base Height from Map 510-3

FAR Height (Automatic) Bonus

150’
(+4)

Housing Height Bonus

North Pearl Specific Bonuses

MITHUN 19



Appendix B - 30" Height Request

Existing Nearby Building Heights

e Er Legend
o - 0'to 25
25" to 50’
- 50'to 75

75 to 100°
~ 100" to 125’
125" to 150°

arshall Street.. e e p—— Bl N W 17510200

* Housing Bonus Projects

The Casey, 175’ tall - 311 NW 12th Ave
Park Place, 150’ tall - 922 NW 11th
The Henry, 175’ tall - 1025 NW Couch
The Louisa, 175’ tall - 123 NW 12th
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Appendix B - 30" Height Request

Zoning Code Requirements

33.510.210 E. Bonus height option for housing.

1. Generally. In the bonus height areas, building heights may be allowed to be greater than shown
on Map 510-3 if the bonus height is for housing. Although this subsection allows the review body to
approve bonus height, the review body may also require reconfiguration of the building, including
reducing its height, and may approve all, some or none of the bonus height requested, based on
application of the criteria in E.4, below.

2. Standard. The maximum height bonus that may be allowed is 75 feet.
3. Relationship to Subsection D.

a. On sites shown on Map 510-3 as eligible for general and housing height bonuses, both the bonus
height options of this subsection and Subsection D., above may be used. However, if both options are
used, the combined bonus height may not exceed 75 feet. Bonus height in excess of the maximum
allowed through Subsection D., above, must be used exclusively for housing, and may not be used to
qualify for the residential floor area bonus option in Subsection C.1., above;

b. On sites shown on Map 510-3 as eligible for housing height bonuses, only the housing height bonus
of this subsection may be used.
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Appendix B - 30" Height Request

Zoning Code Requirements

4. Approval Criteria. The approval of the bonus height is made as part of the design review of the
project. The bonus height may be approved if the review body finds that the applicant has shown that
all of the following criteria have been met:

(met)

(met)
e. The increased height will result in a project that better meets the applicable design guidelines;
f. and Approval of the increased height is consistent with the purposes stated in
Subsection 33.510.205.A. (next page)
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Appendix B - 30" Height Request

Zoning Code Requirements

33.510.205 A. Height.

A. Purpose. The maximum building heights are intended to accomplish several purposes of the
Central City Plan. These include:

- protecting views,

- creating a stepdown of building heights to the Willamette River,

- limiting shadows on public open spaces,

- ensuring building height compatibility and step downs to historical districts, and

- limiting shadows from new development on residential neighborhoods in and at the edges of
the Central City.
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Appendix B - 30" Height Request

Zoning - Open Space Performance Standard

33.510.205 C. Height.

C. Performance standard for sites adjacent to designated
open spaces. (Not applicable to Block 136)

2. The performance standard. Building heights may be
increased if the amount of shadow cast by the proposed
building on the adjacent open space will be less than or
equal to the shadow that would result from an allowed
building constructed to the maximum height shown on Map
510-3. (75

The shadow from an allowed building is based on the
shadow that would be cast by a structure covering the entire
site at the height limit of Map 510-3. Shadows must be
analyzed for noon and 3:00 p.m. on April 21 to determine
compliance with this provision.

PORTLAND BLOCK 136 | LAND USE APPLICATION LU14-230014 DZM, AD January 22, 2015

Rlverstone shadow on Janils'on Squ“arPeb +/ 6 15 pm May 20

MITHUN
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Appendix B - 30" Height Request

Jamison Square Sun Study - Without Proposed Project

March 21, 5:30 PM

———

o !l .

NW Kearney St

Jamison Square

NW 11th Ave

(45)

=
<
=
N
=
=

NW Johnson St
=]
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Appendix B - 30" Height Request

Jamison Square Sun Study at Proposed Height - 120’

March 21, 5:30 PM

[

L H_I,J.V

NW Kearney St

Jamison Square

NW 11th Ave

)

>
<
=
N
=
=
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Appendix B - 30" Height Request

Jamison Square Sun Study at Proposed Height - 150’

March 21, 5:30 PM

=™

L JJ’J*

NW Kearney St

Jamison Square

NW 11th Ave

(<5)

=
<
=
N
=
=

NW Johnson St
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30" Height Request

Existing Nearby Building Heights

ol ey B W Legend
| 0'to 25°
25 to 50°
W 50’ to 75

=1 75 10 100’
~ 100’ to 125
" 125'to 150
" 150" to 175’

M 175’ to 200’
M 200’ to 225’

* Housing Bonus Projects

The Casey, 175’ tall - 311 NW 12th Ave
Park Place, 150’ tall - 922 NW 11th
The Henry, 175’ tall - 1025 NW Couch
The Louisa, 175’ tall - 123 NW 12th

fa— SEATTLE / Pier 56, 1201 Alaskan Way, #200 / Seatile, WA 98101 / 206.623.3344
RITY PROPERTIES M l T H u N SAN FRANCISCO / 660 Market Street, #300 / San Francisco, CA 84104 / 415.956.0688
@ Mithun, All Rights Reserved / mithun.com
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30" Height Request

Zoning Code Requirements

33.510.210 E. Bonus height option for housing.

1. Generally. In the bonus height areas, building heights may be allowed to be greater than shown
on Map 510-3 if the bonus height is for housing. Although this subsection allows the review body to
approve bonus height, the review body may also require reconfiguration of the building, including
reducing its height, and may approve all, some or none of the bonus height requested, based on
application of the criteria in E.4, below.

2. Standard. The maximum height bonus that may be allowed is 75 feet.
3. Relationship to Subsection D.

a. On sites shown on Map 510-3 as eligible for general and housing height bonuses, both the bonus
height options of this subsection and Subsection D., above may be used. However, if both options are
used, the combined bonus height may not exceed 75 feet. Bonus height in excess of the maximum
allowed through Subsection D., above, must be used exclusively for housing, and may not be used to
qualify for the residential floor area bonus option in Subsection C.1., above;

b. On sites shown on Map 510-3 as eligible for housing height bonuses, only the housing height bonus
of this subsection may be used.

— SEATTLE / Pier 56, 1201 Alaskan Way, #200 / Seattle, WA 98101 / 206.623.3344 21
_ _ MITH UN SAVFRANCISCO! 660 Marke Street, 4300, San Francisco, CA 94104 /415.956.0668
PORTLAND BLOCK 136 Design Advice Request #2 | EA 14-134106 | June 5, 2014 ® Mithun, All Rights Reserved / mithun.com



30" Height Request

Zoning Code Requirements

4. Approval Criteria. The approval of the bonus height is made as part of the design review of the
project. The bonus height may be approved if the review body finds that the applicant has shown that
all of the following criteria have been met:

a. The increased height will not violate an established view corridor; (met)

b. Ift
c. Ift
d. Ift
e
f

. The increased height will result in a project that better meets the applicab

ne site is within 500 feet of an R zone, the proposed buidling will not cast shadows...; (met)

ne site is shown on Map 510-3 as eligible for the Open Space (OS) per

ne site is on a block adjacent to the Yamhill or Skidmore Fountain/Old T

formance standard...;(met)
‘own...; (met)

e design guidelines;

. and Approval of the increased height is consistent with the purposes stated in
Subsection 33.510.205.A. (next page)

PORTLAND BLOCK 136

— SEATTLE / Pier 56, 1201 Alaskan Way, #200 / Seattle, WA 98101 / 206.623.3344
M I T H U N SAN FRANCISCO / 660 Market Street, #300 / San Francisco, CA 94104 [/ 415.956.0688
@ Mithun, All Rights Reserved / mithun.com
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30" Height Request

Zoning Code Requirements

33.510.205 A. Height.

A. Purpose. The maximum building heights are intended to accomplish several purposes of the
Central City Plan. These include:

- protecting views,

- creating a stepdown of building heights to the Willamette River,

- limiting shadows on public open spaces,

- ensuring building height compatibility and step downs to historical districts, and

- limiting shadows from new development on residential neighborhoods in and at the edges of
the Central City.

— SEATTLE / Pier 56, 1201 Alaskan Way, #200 / Seattle, WA 98101 / 206.623.3344 23
555555555555 / 660 Market Street, #300 / San Francisco, CA 94104 / 415.956.0688
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30" Height Request

Zoning - Open Space Performance Standard

33.510.205 C. Height.

C. Performance standard for sites adjacent to designated
open spaces. (Not applicable to Block 136)

2. The performance standard. Building heights may be
increased if the amount of shadow cast by the proposed
building on the adjacent open space will be less than or
equal to the shadow that would result from an allowed
building constructed to the maximum height shown on Map
510-3. (75

The shadow from an allowed building is based on the
shadow that would be cast by a structure covering the entire
site at the height limit of Map 510-3. Shadows must be
analyzed for noon and 3:00 p.m. on April 21 to determine
compliance with this provision.

PORTLAND BLOCK 136 Design Advice Request #2 | EA 14-134106 | June 5, 2014

Rlverstone shadow on Jémlson Square +/ 6 15 pm May 20

fa— SEATTLE / Pier 56, 1201 Alaskan Way, #200 / Seattle, WA 58101 / 206.623.3344
M l T H U N SAN FRANCISCO / 660 Market Street, #300 / San Francisco, CA 94104 [ 415.956.0688
@ Mithun, All Rights Reserved / mithun.con
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30" Height Request

River District Design Guidelines

River District Design Guidelines

A Portland Personality

A1-1
A3-1
AS5-1-1

AS-3
AdS-4
A8-1

A9-1

Link the River to the Community
Provide Convenient Pedestrian Linkages

Reinforce the Identity of the Pearl District
Neighborhood

Incorporate Water Features
Integrate Works of Art

Design Fences, Walls, and Gateways
to be Seen Over

Provide a Distinct Sense of Entry and Exit

PORTLAND BLOCK 136 Design Advice Request #2 | EA 14-134106 | June 5, 2014

B Pedestrian Emphasis

B1-1

B5-1

Provide Human Scale to Buildings Along
Walkways

Recognize the Roles of the Tanner Creek
Parks

C Project Design

C1-1
C3-1
C9-1

Increase River View Opportunities
Integrate Parking

Reduce the Impact of Residential Unit
Garages on Pedestrians

— SEATTLE / Pier 56, 1201 Alaskan Way, #200 / Seattle, WA 98101 / 206.623.3344
M I T H U N SAN FRANCISCO / 660 Market Street, #300 / San Francisco, CA 94104 / 415.956.0688
Mithun, All Rights Reserved / mithun.com
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30" Height Request

Jamison Square Sun Study at Proposed Height - 120’

June 21st, 3:00PM

m ‘ - SEATTLE / Pier 56, 1201 Alaskan Way, #200 / Seatile, WA 28101 / 206.623.3344 25
. . JiRlil FECURITY FROFERTIES SAN FRANCISCO / 660 Market Street, #300 / San Francisco, CA 94104 [ 415.956.0688
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30" Height Request

Jamison Square Sun Study at Proposed Height - 150’

June 21st, 3:00PM

SEATTLE / Pier 56, 1201 Alaskan Way, #200 / Seatile, WA 28101 / 206.623.3344 26
SAN FRANCISCO / 660 Market Street, #300 / San Francisco, CA 94104 / 415,956.0688
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30" Height Request

Jamison Square Sun Study at Proposed Height - 120’

June 21, 5:30 PM

W SEATTLE / Pier 56, 1201 Alaskan Way, #200 / Seattle, WA 98101 / 206.623.3344 27
{ 660 Market Street, #300 / San Francisco, CA 24104 [ 415.956.0688
Reserved [ mithun.com
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30" Height Request

Jamison Square Sun Study at Proposed Height - 150’

June 21, 5:30 PM

W SEATTLE / Pier 56, 1201 Alaskan Way, #200 / Seattle, WA 98101 / 206.623.3344 28
{ 660 Market Street, #300 / San Francisco, CA 24104 [ 415.956.0688
Reserved [ mithun.com

I8 cecumriTy PROFERTIES = SAN F CiSCO
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30" Height Request

Jamison Square Sun Study at Proposed Height - 120’

March 21, NOON

SEATTLE / Pier 56, 1201 Alaskan Way, #200 / Seatile, WA 98101 / 206.623.3344 29
SAN FRANCISCO / 660 Market Street, #300 / San Francisco, CA 94104 / 415,956.0688
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30" Height Request

Jamison Square Sun Study at Proposed Height - 150’

March 21, NOON

SEATTLE / Pier 56, 1201 Alaskan Way, #200 / Seatile, WA 28101 / 206.623.3344 30
SAN FRANCISCO / 660 Market Street, #300 / San Francisco, CA 94104 / 415,956.0688
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30" Height Request

Jamison Square Sun Study at Proposed Height - 120’

March 21, 3:00 PM

W - SEATTLE / Pier 56, 1201 Alaskan Way, #200 / Seatile, WA 88101 20563
D = M ITHUN SA FR CSCO!EGOM*TSMT#UU San Francisco, CA 94104 59560688
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30" Height Request

Jamison Square Sun Study at Proposed Height - 150’

March 21, 3:00 PM

PORTLAND BLOCK 136 Design Advice Request #2 | EA 14-134106 | June 5, 2014

SEATTLE / Pier 56, 1201 Alaskan Way, #200 / Seattle, WA 88101 / 206.623.3344
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30" Height Request

Jamison Square Sun Study at Proposed Height - 120’
March 21, 5:30 PM
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30" Height Request

Jamison Square Sun Study at Proposed Height - 150’

March 21, 5:30 PM

PORTLAND BLOCK 136 Design Advice Request #2 | EA 14-134106 | June 5, 2014



30" Height Request

Jamison Square Sun Study at Proposed Height - 120’
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December 21, 3:00 PM

SEATTLE / Pier 56, 1201 Alaskan Way, #200 / Seattle, WA 88101 / 206.623.3344
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30" Height Request

Jamison Square Sun Study at Proposed Height - 150’

PORTLAND BLOCK 136 Design Advice Request #2 | EA 14-134106 | June 5, 2014

December 21, 3:00 PM

\TTLE / Pier 56, 1201 Alaskan Way, #200 / Seatile, WA 38101 / 206.623.3344
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120" Height Alternative

Retail Podium + Residential Towers

Kearney Street

13th Ave
12th Ave

Johnean Sreet Ground Level Plan

PORTLAND BLOCK 136

Design Advice Request #2 | EA 14-134106 | June 5, 2014

75

105’

50’

78’

120°

Building Section

N @

Upper Typical Plan

Project Components:

Raised Retail/ Amenity Podium:
+/- 15,000 sf
Housing:
+/- 265,000 sf
120’ tall
+/- 285 units

This alternative puts a 105’ height along 13th
Avenue which is inconsistent with the Historic
District to the south, as well as the 75 height
setback along 13th Avenue required in the
North Pearl Subarea.

This alternative would make a complicated
residential/office mix in the 13th Avenue
Building, and would likely turn it into an all-
residential use.

Different construction type required for 13th
Avenue Building (cannot be wood framed).

FAR=7.0

Legend

" Residential
Retail

" Office / Housing / Retail
Parking

SEATTLE / Pier 56, 1201 Alaskan Way, #200 / Seatile, WA 98101 / 206.623.3344

e
ROPERTIES ‘ M I T H U N SAN FRANCISCO / 660 Market Street, #300 / San Francisco, CA 94104 [ 415.956.0688

@ Mithun, All Rights Reserved { mithun.com
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Proposed Design

Residential Highrise and Office Lowrise with Public Courtyard
Keamey Steet Project Components:

Public Courtyard:
+/- 12,000 sf between Johnson + Kearney
13th Avenue Buidling:
+/- 60,000 sf Office or Residential
+/- 14,000 sf Retail base and dock
75’ tall
Wood/steel frame over concrete
12th Avenue Building:
Residential upper floors
Residential amenities + live/work in base
+/- 220 units
150’ tall
Concrete structure
Parking Structure:
Below-grade
Access off 12th Avenue

13th Ave
12th Ave

Johnson Street Ground Level Plan

Typical Plan

FAR=7.0

Legend

" Residential
Retail

" Office / Housing / Retail
Parking

Upper Typical Plan

- SEATTLE / Pier 56, 1201 Alaskan Way, #200 / Seatile, WA 28101 / 206.623.3344 38
IFERTIES M I T H U N SAN FRANCISCO / 660 Market Street, #300 / San Francisco, CA 94104 [ 415.956.0688
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Proposed Design

PORTLAND BLOCK 136

Design Advice Request #2 | EA 14-134106 | June 5, 2014

[ —
il EECURITY PROFPERTIES M I T H U N

SEATTLE / Pier 56, 1201 Alaskan Way, #200 / Seatile, WA 28101 / 206.623.3344
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 Additional height on 12th Avenue
. isbestway to keep 13th Avenue
|; = Ccharacter intact.

On-grade public plaza is an asset
to the neighborhood.

Proposed massing is the best
configuration for community-
desired office use.
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SUN STUDY PROCESS

The existing context model was a purchased 3D Studio Max file (http://www.3dcadbrowser.com/
download.aspx?3dmodel=29359) from 3dcadbrowser.com. This includes the base topography and
existing buildings. GIS information from the Clty of Portland is not easily available.

We then compared the model to current conditions and added new construction and some elevated
roads and bridges (between 2009 when the model was created and July 2013) using whatever readily
available information we could find. We downloaded some models from Google Warehouse.

The basic envelope models for the shadow studies for Block 136 were built and located in Sketchup.

We cross-checked the building heights in the model with the information provided by the City for
reasonable accuracy. In the case of discrepancies, we verified as necessary. (One disrepancy at
building south of Jamison Square.)

We used Sketchup for the shadow studies, with manual geo-location using specified Portland latitude Geographic Location
and |0ng|tUde ® This model is manually geo-ocated

Country: USA
Location: Portland, OR
Latitude: 45.528973N

We used Revit to visually verify the consistency of the shadow results for randomly selected times / Longitude: 122.683867W

Clear Location Add More Image

dates. The Revit shadow studies match those in Sketchup.
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EXHIBIT F: SUMMARY OF APPLICABLE APPROVAL

i
1

(33.140.110)

| Lot Size

-allowed if they comply with specific
" regulations for the accessory uses and all
- development standards.

Requirement * Standard Proposal/Notes E
 (Reference) v
Uses
Allowed Uses i Table 140-1 Household Living, Retail Sales and ’-
(33.140) ! Service, Office, Parks + Open Areas.
| Complies.
Accessory Uses ’ Uses that are accessory to a primary use are B

|

]

Growth Parking. Complies. ;
|

Minimum Lot
Dimensions Standard
(33.140.200; see
33.614.100)

EX zone. Standard A: 20,000 sf, as single lot.

Floor Area Ratio

SV

Complies. : i

Floor Area Standards
(33.140.205, Table

140-3, 33.510.200)

;’ Max FAR = 3:1 per base zone, 4:1 per Central
‘ City Plan District. Limit of 3:1 for all FAR
I bonuses.

Bike Mezzanine is more than 4° below |
NW 13" Avenue grade so does not
count toward FAR.

See bonuses below. Complies.

Bonus Floor Area
(33.510.210.C)

. 1. Residential Bonus: Earns 1 sf for 1 sf of

. floor area developed and committed as

- housing, up to an additional FAR of 3:1. May
| be used entirely for housing, or up to 1/2 of

; their bonus floor area to nonresidential uses.

" 4, Rooftop Gardens Bonus: Less than 30% of
: roof coverage in gardens earns 1 sf per 1sf of
1 garden. No maximum.

10. Eco-Roof Bonus: Over 60% roof coverage
| in eco-roof earns 3 sf per 1 sf of ecoroof. No

1]

! maximum,

s

Total earned FAR:

4.00 base FAR + 4.94 bonus FAR= !
8.94 total FAR. Capped at 7.0. !
Complies.

(33.510.210.E, Map
510-3)

Height _ _ )
Height (33.140.210, Table 140-3. Base height = 65’ per base zone, | Base height = 75°,
Table 140-3, 75’ per Central City Plan District See bonuses below.
3.510.205,
Map 510-3)
| General Bonus 1. The height bonus allowed is based on the General Bonus Height = 45,
Heights floor area bonus options of 33.510.210.C: + Base height of 45* = 120°.
1 (33.510.210.D, Map 2. For achieving a bonus floor area ratio of 3
1 510-3) to 1, a height bonus of 45 feet is earned.
Bonus Height Option | 1. Generally...this subsection allows the '
for Housing review body to approve bonus height, the

review body may also require reconfiguration
of the building, including reducing its height,

971569




| - protecting views, |
H 1
1

- creating a stepdown of building heights to
© the Willamette River,

i - limiting shadows on public open spaces,

- ensuring building height compatibility and .
* -step downs to historical districts, and

. Jlimiting shadows from new development
on residential neighborhoods in and at the
edges of the Central City.

Johnson Street,

- Because of its immediate adjacency
to the NW 13" Avenue Historic
District, the priority is to step down

i

to the historic district rather than the ;

river,

- Limits shadows on Jamison Square.
See shadow studies in the Appendix.

- Preserves the character of the NW
13" Avenue Historical District.

- The site is in a mixed-use central
city neighborhood, not a residential

neighborhood, and is not at the edge i

of a neighborhood.
Complies.

i Height Standard —

Rooftop mechanical

Rooftop elevator mechanical equipment 16°
above height limit. Stairwell enclosures, and

Mechanical coverage is 16% of the
roof. Requires modification—see

i
|
i
i
i

i

(33.140.220,
Table 140-3. )

equipment | other rooftop mechanical equipment which modification narrative.
(33.140.210) ' cumulatively covers no more than 10% of the :
! roof area may extend 10” above the height |
¢ limit,
Setbacks _ . e 4.
Setbacks No setbacks required per base zone. Complies i
(33.140.215) :
Building Coverage Allows 100% coverage, Complies.

(33.140.230,
(33.510.220)

- and 25% of the ground level wall area.

Required Building Required on NW 13" Ave, Johnson St
Lines ) and Kearney Street. Complies.
(33.510.215,

Map 510-6)

Ped + Street Facades {
Landscaped Areas | Not required per base zoning. Complies. '
(33.140.225, |

Table 140-3) :

Ground Floor * Must comply with base zone: Ground level 12th Ave Building: Windows along
Windows ¢ windows must be at least 50% of the length 62.37% of length, and 52.82% of

ground level wall area. Complies.

13th Ave Building: Windows along
65.73% of length, and 63.31% of
ground level wall area. Complies.

Pedestrian
Standards

1
|
i
1
-

. Connection between streets and entrances.

1
There must be a connection between one main

13™ Avenue Building has main
entrance from NW 13" Avenue. 12"

971569




’: (33.140.240) - entrance of each building on the site and the

i © adjacent street. The connection may not be

l: - more than 20’ longer or 120% of the straight

g " line distance, whichever is less.

]

: . 4. EX zones. Land between a building and a
street lot line must be landscaped to at least
the L1 level and/or hard-surfaced for use by

- pedestrians.

Avenue Building has main entrance
from the new courtyard. The entry
dooris 17’ from the NW Kearney
sidewalk. Complies,

2.5 setback on NW Johnson and 4°
setback at NW 12 Ave includes areas
of expanded sidewalk and planning

areas with low shrubs and groundcover. .
Complies..

! Required Windows “Not required—one block away.
; above the Ground

i Floor (33.510.221,

I

L 510-12)

Complies.

i Ground Floor Active
Uses (33.510.225)

. Not required—one block away.

Complies.

Minimum Active
i Floor Area
. (33.510.226)

Not required—one block away.

Parking
Map 510-8

...............

| Minimum Spaces Sltes well-served by transit: None, except
! (33.266.110.D) i housing living with 51 or more units = 0.33
i ' spaccs per unit.

Household living, retails sales and
services. Complies.

Superseded by Central City Parkmg '
Requirements.

Maximum Spaces®
(33.266, Table 266-1,
Table 266-2, “Std A™)

Retall 1 per 200 sf (n/a)
i Office: 1 per 400 sf (n/a)
; Restaurants/Bars: 1 per 75 sf (n/a)
- Household Living: 1 per unit (n/a)
i

Superseded by Central City Parking |
Requirements.

Accessible Spac'éus_ * Group R-2: 2% accessible spaces

| (0SSC, 1106, Table |

Complies with OSSC.

(33.266, Table 266-5)

|

1106.1) ! Van Spaces: 1 per 6 accessible spaces.
| Exception for R-2 in private garages: 7’ clear
; height for route, entrances, spaces and aisles.
| One accessible passenger loading space per
* 100” of loading zone.
i
Setbacks / 5’ of L2 (low screen) at surface parking. No surface parking proposed.
Landscaping Complies,

Central City Parking Requirements

971569

" Growth Parking ! Growth Parking is allowed. Non-office
| (33.510.265.A, Table : growth parking: more than 60 spaces is
510-15,16) ! subject to CCPR.
Residential/Hotel Off’ ice growth parking max: 2.0 spaces per
Parking . 1,000 nsf
(33.510.265.E, _.EggldentlaIMOtel Parking max: 1.7 spaces per | 211 space




i

i_ Loading Sizes

Standard A:

| Table 510-19) ! unit.

i All Parking ’ None of the limitations in 265.F apply to the “.I Complies.

. (33.510.265.F) ! site--parking is Allowed. Restrictions for i

! ¢ parking structures that are >50% of gross floor

I area. i

Roads + Drives . e

l Sidewalks - Must have connection between main entrance | Complies.

1 (33.140.B) . of each building and the adjacent street. May

| (PBOT Pedestrian i not be more than 20’ longer or 120% of

. Design Guide Sect. A)  straight line distance, whichever is less.

. Sight Triangles o City of Portland Street Tree Planting Con_lpl-lesn_* [

¢ (PBOT Pedestrian i Guidelines call for street trees to be placed no

+ Design Guide Sect. B) : closer than 25’ to the curbline of an

% - intersecting street, No obstructions within 5’ _

| . of corner. - :
Driveway Location . Commercial driveways 25’ from corner of Complies.
(17.28.110.B) - two intersecting streets '

| (Map 510-8) ' None allowed on NW 13th Avenue

i Driveway 20’ min to 30’ max for each 100’ frontage. | Complies. o l
Width+Number " Allowed two driveways if separate with 5’ of 5

; (17.28.110.C) . straight curb.

Toadig R I

i Loading Required - Two Standard A spaces for > 50,000sf of non | 2 required, 3 proposed. Requires

E (33.266.310.C.2.c) i Household Living, adjustment—see narrative.

| (33.266.310.D)

Perimeter Landscap’g
(Table 266-7)

35" long x 10" wide x 13’ clear height

Lot Line abutting street: 5ft / L2 (low screen)
or 10ft / L1 (low landscaping)

No loading setbacks in projects.
Complies.

(33.266.210,
Table 266-6)

Office: 1 per 10,000 nsf
Household Living: 1.5 per unit

Short term:

i Retail: 1 per 5,000 nsf

Office: 1 per 40,000 nsf
Household living: 1 per 20 units

| Forward Motion ' OK to back out if not on transit street. | Complies.
(33.266.310.F) _;
Bicycles i
Minimum Bicycle Long term: Retail: 15,000 nsf/ 12,000 nsf= 2
Parking Spaces Retail: 1 per 12,000 nsf - Office: 60,000 nsf/ 10,000 nsf = 6

Household Living: 1.5 * 216 units =
324

Total required = 332

Total long term provided = 332,
Complies,

Retail: 15,000 nsf/ 5,000 nsf=3 :
Office: 60,000 nsf'/ 40,000 nsf = 2
Household living: 216 units / 20 = 11
Total required = 16

Complies. ;

971569




1 !
é Bicyc:le Parkjng Sizes__..___‘é_pace lnin: 2_’_}_{ g;._ N — S —

i ; Modification requested—see narrative.
" (33.266.220.C) - Aisle min: 5° '
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