
D E V E L O P M E N T

2211 SW 4TH         DESIGN REVIEW SUBMITTAL
MAY 27, 2016



2211 SW 4th Avenue, Portland OregonKōz Development I I IIDesign Review Presentation LU 16-129367 DZ 2SHEET INDEX05/27/16

SHEET INDEX

Sheet
Number Sheet Name

A1 APPENDIX SHEETS
A2 EXISTING SITE PLAN
A3 TOPO SURVEY
A4 PROJECT INFORMATION CODE SUMMARY
A5 FLOOR AREA DIAGRAM
A6 GROUND LEVEL WINDOW SUMMARY
A7 DESIGN PARTI NARRATIVE
A8 DESIGN PARTI NARRATIVE
A9 PRECEDENT IMAGES
A10 PUBLIC IMPROVEMENTS
A11 PUBLIC IMPROVEMENTS
A12 PUBLIC IMPROVEMENTS
A14 PUBLIC IMPROVEMENTS
A15 PUBLIC IMPROVEMENTS
A16 SITE PLAN STUDIES
A17 MAIN LEVEL STUDIES
A18 LEVEL 2 STUDIES
A19 LEVELS 3-6 STUDIES
A20 NORTH ELEVATION STUDIES
A21 EAST ELEVATION STUDIES
A22 SOUTH ELEVATION STUDIES
A23 WEST ELEVATION STUDIES
A24 PERSPECTIVE STUDIES
A25 PERSPECTIVE STUDIES
A26 PERSPECTIVE STUDIES
A27 PERSPECTIVE STUDIES
A28 LIGHTING SPECIFICATIONS
A29 APPROVED VAULT LIST
A30 APPROVED VAULT LID

SHEET INDEX

Sheet
Number Sheet Name

1 COVERSHEET
2 SHEET INDEX
3 SITE LOCATION
4 VICINITY PLAN
5 VICINITY AND NEIGHBORHOOD PHOTOS
6 SITE MASSING AND BUILDING CONTEXT
7 SITE MASSING AND BUILDING CONTEXT
8 ARCHITECTURAL SITE PLAN
9 EXTERIOR LIGHTING
10 LANDSCAPE PLAN
11 LANDSCAPE ROOF PLAN
12 MAIN LEVEL FLOOR PLAN
13 LEVEL 2 FLOOR PLAN
14 LEVEL 2 BIKE ROOM
15 LEVEL 3 PLAN
16 LEVEL 4 PLAN
17 LEVEL 5 PLAN
18 LEVEL 6 PLAN
19 LEVEL 6B LOFT PLAN
20 LEVEL 7 ROOF PLAN
21 NORTH ELEVATION
22 EAST ELEVATION
23 SOUTH ELEVATION
24 WEST ELEVATION
25 BUILDING MATERIAL PALLETE
26 PERSPECTIVE BUILDING ELEVATION
27 SW 4TH AVE PARTIAL ELEVATION
28 SW GRANT ST PARTIAL ELEVATION
29 SOUTH PERSPECTIVE ELEVATION
30 SOUTH PERSPECTIVE ELEVATION
31 SOUTHEAST PERSPECTIVE ELEVATION
32 NORTHWEST PERSPECTIVE ELEVATION
33 SW 4TH AVE PERSPECTIVE ELEVATION
34 SW GRANT ST PERSPECTIVE ELEVATION
35 PERSPECTIVE BUILDING ELEVATION
36 SW GRANT ST PARTIAL ELEVATION
37 SW 4TH AVE PARTIAL ELEVATION
38 SITE PLAN DETAILS
39 BUILDING SECTIONS
40 BUILDING SECTIONS
41 BUILDING SECTIONS
42 BUILDING SECTIONS
43 BALCONY DETAILS
44 SIGNAGE PLAN
45 GARAGE DOOR DETAILS



2211 SW 4th Avenue, Portland OregonKōz Development I I IIDesign Review Presentation LU 16-129367 DZ 3SITE LOCATION05/27/16

VI
CI

NI
TY

AR
EA

SI
TE

SOUTH PORTLAND
DOW

NTOW
N PORTLAND

PORTLAND STATE UNIVERSITY

W
ILLAMETTE RIVER

I-405



WM

WM

H

Y

D

H

Y

D

F

D

C

G
M

D

F

D

C

E

D

D

D

H

Y

D

WM

B L O C K   2
 2

C A R U T H E R ' S
   A

 D D I T
 I O

 N

[105.03']

[2
0
0
.0
8
']

[106.03']

[1
0
0
']

[PUBLICLY DEDICATED 60' RIGHT-OF-WAY]

[P
U
B
L
IC
L
Y
 
D
E
D
IC
A
T
E
D
 
V
A
R
IA
B
L
E
 
W
ID
T
H
 
R
IG
H
T
-
O
F
-
W
A
Y
]

[P
U
B
L
IC
L
Y
 
D
E
D
IC
A
T
E
D
 
8
4
.9
2
' 
W
ID
E
 
R
IG
H
T
-
O
F
-
W
A
Y
]

[PUBLICLY DEDICATED 60' RIGHT-OF-WAY]

[PUBLICLY DEDICATED VARIABLE WIDTH RIGHT-OF-WAY]

ACCESS RESTRICTION PER

BOOK 2203, PAGE 419 (1/16/64)

BOOK 2208, PAGE 515 (2/20/64)

12
11

F
L
A
G
 
P
O
L
E

2" CONDUIT ON SIDE OF BUILDING

0.3' EAST OF PROPERTY LINE

P
L
A
N
T
E
R
 
B
O
X

W
/
 
B
E
N
C
H

RETAINING WALL

0.7' EAST OF LINE

5' CHAIN

LINK FENCE

1.
0
'

0.
9'

1
.6
'

1.
1'

1.
4
'

5' CHAIN

LINK FENCE

5 PS

2
 
P
S

ICV

SGP

CROSSWALK

SIGNAL

BUILDING ON

PROPERTY LINE

BUILDING ON

PROPERTY LINE

1
4
.4
'

36.3'

1
4
.4
'

21.6'

1
0
9
.9
'

21.6'

1
4
.5
'

10.0' 2
.6
' 16.3' 2

.7
'

1
4
.5
'

10.0'

21.7'

1
0
9
.7
'

22.0'

BUILDING CORNER

ON PROPERTY LINE

BUILDING CORNER

ON PROPERTY LINE

B
U
IL
D
IN
G
 
C
O
R
N
E
R

O
N
 
P
R
O
P
E
R
T
Y
 
L
IN
E

25.1'

26.1'

COVERED

DRIVE-THRU

W/CONC PAD

PARCEL I, 21,125± S.F.
"UNITAS COMMUNITY CREDIT UNION"

2121 & 2125 SW 4TH AVENUE

EXISTING (6) STORY BRICK BUILDING

FOOTPRINT=9,862± S.F.

BUILDING HEIGHT=83.8'±

BUILDING OVERHANG

2.7' N OF PROPERTY LINE

EXISTING BUILDING

EXISTING BUILDING

BUILDING ON

PROPERTY LINE

STATE OF OREGON

STATE BOARD OF HIGHER EDUCATION

ON BEHALF OF PORTLAND STATE UNIVERSITY

PARCEL I OF DOC. NO. 2002-077321

5
3
.4
'

6.5'x5.5' ATTENDANT BUILDING

EXTENDS 0.7' NORTH OF PROPERTY LINE

LOT 8

LOT 7

LOT 6

LOT 5

EAST 105.08'

N
O
R
T
H

1
0
0
.0
4
'

N
O
R
T
H

1
0
0
.0
4
'

S
O
U
T
H

2
0
0
.0
8
'

WEST 106.08'

EAST

1.00'

LOT 1

LOT 2

LOT 3

LOT 4

SW LINCOLN STREET

S
W
 
4
T
H
 
A
V
E
N
U
E

S
W
 
5
T
H
 
A
V
E
N
U
E

SW GRANT STREET

WEST

N
49°

23'55"W
46.10'

EAST 26.08'

N65°33'22"W
24.17'

N
3
3
°
18
'3
8
"W

4
1.8

8
'

N
O
R
T
H

2
0
.0
0
'

N
48°

48'51"W
53.15'

I-405 FREEWAY

CO

CO

TREE WELL

(TYPICAL)

BIKE

RACK

CONCRETE SIDEWALK

C
O
N
C
R
E
T
E
 
S
ID
E
W
A
L
K

CONCRETE SIDEWALK

PEDESTRIAN

ACCESS

4.0'

4
.0
'

4
.0
'

4.0'

N90°00'00"E 220.16'BASIS OF BEARINGS

45.0'

1
0
.0
'

23.0'

4
5
.0
'

40.0'

3
0
.0
'

P
L
A
N
T
E
R

4.9'

SIGN

"PAY TO PARK"

SIGN

"NO PARKING

S
IG
N

"
3
H
R
 
P
A
R
K
IN
G
"

S
IG
N

"
P
A
Y
 
T
O
 
P
A
R
K
"

S
IG
N

"
N
O
 
P
A
R
K
IN
G

7
A
M
-
7
P
M
"

SIGN

"STOP"

"LT TURN ONLY"

8
'H
 
C
O
M
M
E
R
C
IA
L
 
S
IG
N

"
U
N
IT
A
S
 
C
O
M
M
U
N
IT
Y

C
R
E
D
IT
 
U
N
IO
N
"

SIGN

"EXIT ONLY"

SIGN

"PAY TO PARK"
SIGN

"5HR PARKING"

S
IG
N

"
3
H
R
 
P
A
R
K
IN
G
"

S
IG
N

"
G
R
A
N
T
/
4
T
H
"

SIGN

"PAY TO PARK"

SIGN

"PAY TO PARK"

TRENCH DRAIN

V
E

V
E

DRIVEWAY

DRIVEWAY

3.9'

4.5'

5.0'

HCRHCR

CURBED

DRIVE AISLE

D
R
IV
E
W
A
Y

P
LA
N
TE
R

CONC PAD

W/GENERATOR

FENCED

MECHANICALTRASH

ENCLOSURE

(1) STORY

BUILDING ADDITION

PL
AN

TE
R

P
LA
N
TE
R

ASPHALT PARKING LOT

ASPHALT PARKING LOT

D
R
IV
E
W
A
Y

DRIVEWAY

C
U
R
B
 
E
N
C
R
O
A
C
H
E
S

1
.4
' 
IN
T
O
 
R
IG
H
T
 
O
F
 
W
A
Y

C
U
R
B
 
E
N
C
R
O
A
C
H
E
S

0
.5
' 
IN
T
O
 
R
IG
H
T
 
O
F
 
W
A
Y

WV

WV

VW

WV
WV

WV

[42']

[84.92']

[VARIABLE]

ta bl eta bl eta bl e

Proposed Project

SW GRANT ST

SW
 4

TH
 A

VE

2211 SW 4th Avenue, Portland OregonKōz Development I I IIDesign Review Presentation LU 16-129367 DZ 4VICINITY PLAN05/27/16

 1" = 50'-0"1 Vicinity Plan
PSU CAMPUS MAP AND AREA

VICINITY MAP
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A

B

C

D

E

E - ADJACENT COMMERCIAL BUILDING AT THE CORNER

OF SW
 LINCOLN AND SW

 4TH

A - ADJACENT RESIDENTIAL STRUCTURE

B - ADJACENT RESIDENTIAL STRUCTURE

C - ADJACENT COMMERCIAL BUILDING AT THE CORNER

OF SW
 GRANT AND SW

 4TH

D - ADJACENT COMMERCIAL STRUCTURE

VIEW TO SITE FROM 4TH NEAR I-405

VIEW AT CORNER OF 4TH AND GRANT

VIEW INTO SITE FROM 4TH

VIEW TO SITE FROM GRANT
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BIRDS EYE VIEW FROM THE EAST

BIRDS EYE VIEW FROM THE WEST

BIRDS EYE VIEW FROM THE SOUTHWEST

BIRDS EYE VIEW FROM THE NORTHWEST
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VIEW FROM NORTHWEST

VIEW FROM SOUTHWEST

VIEW FROM NORTHEAST

VIEW FROM SOUTH
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 1" = 20'-0"1 Site Plan
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 1/16" = 1'-0"1 Level 1 RCP

PREVIOUS CONCEPT PLAN
PRE-APPLICATION [EA 15-114048]
DESIGN ADVICE REQUEST [15-153663]
Comments:
1.) Provide canopies and weather protection at "entrances, oriels, ext.".
2.) No exterior lighting is shown in drawing set - integrate exterior lighting.

Summary of changes:
1.) Canopies have been provided along SW 4th Avenue and SW Grant
Street.
2.) Exterior lighting has been added to the plans and integrated into the
building design.

E1
COOPER INDUSTRIES McGRAW-EDISON
ISC IMPACT ELITE CYLINDER LED WALL MOUNT

E2
RECESSED LIGHT

E3
RECESSED DIRECTIONAL WALL WASH

EXAMPLE OF PROPOSED CANOPY STRUCTURE
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1: ORNAMENTAL GRASS

3: IVY

4: STREET TREE

JAPANESE FOREST GRASS
1GAL POT / 16" O/C

VIRGINIA CREEPER IVY
PLANT ALONG TOP OF WALL

RED ASH STREET TREE
6'-8' B&B

2: HEAVENLY BAMBOO

HEAVENLY BAMBOO
PLANT 1GAL POT

 1" = 20'-0"1 Preliminary Landscape Plan
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Roof Access
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EXAMPLE OF RED CINDER AND SEDUM GREEN ROOF

EXAMPLE OF RED CINDER AND SEDUM GREEN ROOF

ROOF LEVEL DESIGN STRATEGY
BES Red Cinder Ecoroof Design is a self-sustaining, low maintenance, utilitarian roof
system.  The benifits of which are: Stormwater Management: Retention of a portion of
the rainfall captured and reduction of flow coming from the roof area to the storm sewer.
Increased insulation, protection of the roof covering, reduction of the heat island effect
and added animal habitat.  No irrigation or fertilization is required. The majority of the
roof in the project is proposed to be a "green roof".

 1/16" = 1'-0"1 Level 7
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 1/16" = 1'-0"1 level 1
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 1/16" = 1'-0"1 Level 2
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 1/8" = 1'-0"1 Level 2 - Bike Rm

Concept Images of Concrete Stair/Bike Ramp
To allow residents access to the second level bike
room from SW 4th Avenue.

MODIFICATION REQUEST
1'-6" Requested Departure Width Vs. 2' Required.
Proposed Staggered Vertical Orientation allows for
Closer Spacing.
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 1/16" = 1'-0"1 Level 3
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 1/16" = 1'-0"1 Level 4
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 1/16" = 1'-0"1 Level 5
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 1/16" = 1'-0"1 Level 6
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 1/16" = 1'-0"1 Level 6B
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BES RED CINDER + SEDUM ECOROOF
APPROX. AREA 7,050SF W/ GRAVEL BOARDER
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 1/16" = 1'-0"1 Roof Plan

Example: Roof Mounted Generator

Preliminary Generator Drawings
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 3/32" = 1'-0"1 Grant Street Elevation
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 3/32" = 1'-0"1 SW 4th Elevation
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 3/32" = 1'-0"1 South Elevation



Avg. Grade
0' - 0"

Level 2
13' - 0"

Level 3
23' - 6"

Level 4
34' - 0"

Level 5
44' - 6"

Level 6
55' - 0"

Level 6B
65' - 6"

A B C D E F

North Stair Entry
1' - 10"

Level 7
74' - 6"

T.O. Parapet
77' - 6"

T.O. Wall
82' - 8"

2211 SW 4th Avenue, Portland OregonKōz Development I I IIDesign Review Presentation LU 16-129367 DZ 24WEST ELEVATION05/27/16

 3/32" = 1'-0"1 West Elevation
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1
BOARDFORM CAST-IN-PLACE CONCRETE

2
TAN STANDARD C216 FACE BRICK "TUMBLEWEED VELOUR"

4
VERTICAL PERFORATED METAL PANEL
MATCH PROFILE OF SIDING PANEL

3
CONCEALED FASTENER VERTICAL METAL SIDING

7
2" STOREFRONT
DARK BRONZE/BLACK

7A
GRILL PANEL
IN STOREFRONT

6
WHITE VINYL WINDOW

5
FULL LITE METAL DOOR
PAINT TO MATCH SIDING

DESCRIPTION OF MATERIALS
The choice and use of exterior
building materials are used to

emphasize the massing, scale
and pedestrian experience of
the structure.   Materials such
as brick, metal, and concrete

have a honest, timeless
quality that compliment and tie

into the Portland palette.

1

2

7A

7

3

3

6

5

4

BRICK VENTS - PAINTED
TO MATCH BRICK

BRICK TO METAL
EXAMPLE OF SIDING
TRANSITION
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 1/8" = 1'-0"1 05 Sidewalk Diagram

EXAMPLE BIKE RACK

EXAMPLE SITE BENCH

EXAMPLE STEEL CANOPY

BIKE RACK ADJACENT TO SITE ON SW 4TH

 1/8" = 1'-0"2 Section 1
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 3/32" = 1'-0"CC Building Section
 3/32" = 1'-0"BB Building Section
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 3/32" = 1'-0"AA Building Section
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 3/32" = 1'-0"DD Building Section
 3/32" = 1'-0"EE Building Section
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 3/32" = 1'-0"1 Building Section
 1/8" = 1'-0"2 Bike Stair Entry
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Steel Frame Painted
to Match Metal Siding

Steel Frame Painted
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Perforated Panel to
Match Siding Profile
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BALCONY CONCEPT IMAGE

BALCONY MODEL VIEWS

PERF. METAL BAR GRATING

STEEL FINISH TO MATCH CANOPY

 1/4" = 1'-0"1 Building Section

EXAMPLE BALCONY MATERIALS WITH
PAINTED METAL FRAME
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 1/8" = 1'-0"1 Commercial Signage

White Vinyl Letters 1'-0"
Applied to Window

2211
SUITE A

 1/8" = 1'-0"2 Residential Signage

2211
SUITE B

White Vinyl Letters 1'-0"
Applied to Window
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GARAGE DOOR CONCEPT IMAGE

OBSCURED GLAZING

ALUMINUM FRAME AND
COLOR TO MATCH
ADJACENT STOREFRONT

(2) ROWS SOLID PANEL
- COLOR MATCH FRAME

MODIFICATION REQUEST -Granted
Requested Departure for 20' Setback of Garage
Door  - Granted by PBOT.
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Appendix
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Property Description

parcel II:
Lots 1 and 2, block 23, Caruthers addition to Caruthers addition to the city of
Portland, in the city of Portland, county of Multnomah and state of Oregon;
excepting the following described portion of lot 2:  beginning at the
southwest corner of said lot 2; thence easterly along the southerly line of
said lot 2, a distance of 45 feet; thence northwesterly in a straight line to a
point 10 feet northerly of (when measured at right angles to) the southerly
line of said lot 2, and 23 feet easterly of (when measured at right angles to)
the westerly line of said lot 2; thence northwesterly in a straight line to the
westerly line of said lot 2 at a point 45 feet northerly of the place of
beginning; thence southerly along said westerly line to the place of
beginning.

Also a parcel of land lying in lot 3, block 23, Caruthers addition to Caruthers
addition to the city of Portland, in the city of Portland, county of Multnomah
and state of Oregon, the said parcel being described as follows:  beginning
at the northeast corner of said lot 3; thence westerly along the northerly line
of said lot 3, a distance of 35 feet; thence southeasterly in a straight line to
the easterly line of said lot 3 at a point 30 feet southerly of said northeast
corner; thence northerly along said easterly line, 30 feet to the place of
beginning.

Also a parcel of land lying in lot 8, block 23, Caruthers addition to Caruthers
addition to the city of Portland, in the city of Portland, county of Multnomah
and state of Oregon, the said parcel being described as follows:  beginning
at the northeast corner of said lot 8; thence westerly along the northerly line
of said lot 8, a distance of 40 feet; thence southeasterly in a straight line to
the easterly line of said lot 8 at a point 35 feet southerly of said northeast
corner; thence northerly along said easterly line 35 feet to the point of
beginning.

Easements - Encumbrances

Please refer to the amended preliminary title report for all items concerning
agreements, liens, waivers, assessments, leases, taxes and other matters of
record which do not reflect any survey matters and are not listed below.  the
following items were listed in the commitment noted in my note no.1 and are
listed below with my comments.

11  Limited access provisions contained in deed to the state of Oregon, by
and through its state highway commission, which provides that no right or
easement of right of access to, from or across the state highway other than
expressly therein provided for shall attach to the abutting property.  recorded
january 16, 1964, in book 2203, page 419.  restricts access along freeway
frontage.

12  Limited access provisions contained in deed to the state of Oregon, by
and through its state highway commission, which provides that no right or
easement of right of access to, from or across the state highway other than
expressly therein provided for shall attach to the abutting property.  recorded
february 20, 1964, in book 2208, page 515.  restricts access along freeway
frontage.

13  Covenants, conditions and restrictions imposed by instrument, including
the terms and provisions thereof, recorded February 20, 1964, in book 2208,
page 515.  deed prohibits placement of advertising sign within view of the
freeway.  applies to those portions of parcel ii lying in lots 3 and 8, block 23,
Caruthers addition to Caruthers addition to the city of Portland.
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Project Information

Project: 2211 SW 4th Apartments
2211 SW 4th, Portland, Oregon 97201

Developer/Owner: KOZ Development
1208 Tenth Street
Suite 201
Snohomish, WA 98290

Previous Reviews: Preapplication Conf. #EA 15--114048 March 12, 2015
Land Use DAR #15-153663DA June 18, 2015

Project Description: 108 Unit "micro unit" residential apartment building over 
surface level parking and (2) commercial 855sf units.

SITE/PROJECT INFORMATION

Site Description: 
The proposed 2211 4th project is located on a triangular site at the corner of SW 4th
Street and SW Grant Avenue, adjacent to I-405.  Currently the site is used as a “pay to
park” uncovered surface parking lot, with no existing built structures.  The existing
parking area covers the majority of the site and consists of 40 parking spaces with 2
curb cut access drive isles, one from Grant street and the other from 4th.  The site is
located within the downtown Portland neighborhood and borders the Portland State
University campus and is at the gateway to the South Portland neighborhood area.

Tax Account Number: R128694

State ID: 1S1E04DD 01100

Total Site Area:  11,019sf

Zoning: Central Commercial (CXd)
Design Overlay

Plan District: Education Urban Renewal District
CC - Central City
University District Plan

Proposed Building GSF: Level 1 10,050
Level 2    8,906
Level 3-6   8,691
Level 6B   2,856
Level 7      210
Total SF 56,786

F.A.R. 6:1 or 9:1 w/ Residential bonus
11,019 X 9 = 99,153SF Max Allowable SF
Proposed FAR 5.1

Height: 125' / 200' w/ bonuses Allowable per zoning code
85' Allowable by Building Code for Project Type.
+/- 84'-8" Proposed top of roof stair tower above avg. grade.
+/- 77'-6" Proposed top of parapet wall above avg. grade.
+/-81'-6" Highest point above finished grade.

Grade Level Glazing: Required 50% of facade length 25% of area
Refer to Calculated Area Pg 01d

Bicycle: Required Short term: (5.4)6 spaces req. @ 1/20 per unit
6 Spaces Proposed along 4th Ave
Note: Short term to be located within furnishing zone.
Required Long term: 162 spaces req. @ 1.5 per unit
162 spaces provided

Parking: 25 Commercial pay per use

Construction Type: Proposed 5 levels of type III-A over 1 level of type I-A

# of Units: 108 Residential Units (Average unit size 250sf (preliminary))
(1) 845sf Commercial Unit

Level 2 17 Units
Level 3 22 Units
Level 4 23 Units
Level 5 23 Units
Level 6 23 Units
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 1" = 50'-0"1 level 1
 1" = 50'-0"2 Level 2

 1" = 50'-0"3 Level 3
 1" = 50'-0"4 Level 4

 1" = 50'-0"5 Level 5
 1" = 50'-0"6 Level 6

 1" = 50'-0"7 Level 6B
 1" = 50'-0"8 Level 7

LEVEL 1 AREA = 10,050 LEVEL 2 AREA = 8,906 LEVEL 3 AREA = 8,691 LEVEL 4 AREA = 8,691

LEVEL 5 AREA = 8,691 LEVEL 6 AREA = 8,691 LEVEL 6 AREA = 2,856 LEVEL 6 AREA = 210

Proposed Building GSF: Level 1 10,050
Level 2    8,906
Level 3-6   8,691
Level 6B    2,856
Level 7      210
Total SF 56,786

F.A.R. 6:1 or 9:1 w/ Residential bonus
11,019 X 9 = 99,153SF Max Allowable SF
Proposed FAR 5.1
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 3/32" = 1'-0"1 SW Grant Street Elevation

 3/32" = 1'-0"2 SW 4th Street Elevation

4th STREET LEVEL
1.) TOTAL AREA 9'x120' = 1,080SF(.25) = 270SF REQ. (25%)
2.) TOTAL LINEAR FOOT = 120'/2 = 60'-0"LF REQ. (50% OF WALL)

1.) TOTAL AREA OF GLAZING PROVIDED = 726.68SF
2.) TOTAL LENGTH OF GLAZING PROVIDED = 88'-11"LF

GRANT STREET LEVEL
1.) TOTAL AREA 9'x128' = 1,152SF(.25) = 288SF REQ. (25%)
2.) TOTAL LINEAR FOOT = 128'/2 = 64LF REQ. (50% OF WALL)

1.) TOTAL AREA OF GLAZING PROVIDED = 502SF
2.) TOTAL LENGTH OF GLAZING PROVIDED = 64'-4LF

MODIFICATION REQUEST
59' Proposed Vs. 64' Required Length of Ground
Level Windows along Grant Street Facade.

Note: Although Glazing is provided to
Avoid a "Blank Facade", Window
Glazing at the Stairway does not
Technically Count as Contributing to
the Street Level Glazing Requirement.
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DESIGN PARTI SUMMARY

Basic site analysis and site conditions which held influence over the mass, scale, form
and function of the building include the geometry of the site, views from the site, views into
the site, and public ways adjacent to the site. Other nonphysical influences such as
parking demands, market demand drivers, which include Portland’s need for affordable
housing also influenced the overall shape, size and program of the project.
The geometry of the site as a triangle, strongly guided the overall shape of the structure
and can be seen as a clear influence and guiding concept in the final proposal which
seeks to emphasize and embrace the triangle shape of the site while maximizing the
efficiency of the site.  Views from the site helped determine where to capitalize and focus
unit window locations.  The angle of the eastern façade, although lacking a direct view to
the river, is angled to acknowledge the river orientation and to create interest and definition
on the corner of 4th and Grant.  In addition, this angled glass façade adjacent the elevator
orients the residents view to the Halprin Open Space Sequence and the Pedestrian Trail.
Views into the site were considered while shaping the identity of the building and helped
influence the massing concept.  The southwest façade (I-405 side) uses gestalt to
emphasize the relationship of the triangle through the carved out box shape which defines
the ordered unit layout.  The "carved out" square reduces the building mass and provides a
greenspace on the second level.  Changes in materials support the gestalt design concept
and strengthen the form and massing.    The Southeast corner of the building was eroded
to engage pedestrians as they drive and walk across the 4th street overpass.
The South corner on 4th has been emphasized with a “jewel box” entry and a third floor
exterior covered balcony with a built in table that encourages outdoor gatherings.  In
addition, resident rooms with balconies create interest and connectivity to the businesses
and Under Armor campus across Interstate 405.  The Northwest corner of the building is
activated by a dramatic stairwell with floor to ceiling windows, bright colored lights, and an
acute point of the triangle making the stair stand out and provide interest.  Public ways,
and pedestrian travel were studied for points of building arrival, access, window
placement, and massing orientation.  The angle in the eastern façade, while
acknowledging the river, also erodes the corner of the structure allowing for a more calming
and engaging pedestrian experience, and highlights the primary building function for the
residential entry at the corner.  The Southeast corner of the building engages with the
pedestrian starting with a two-story glass façade that looks into a recreation room.
Continuing along 4th, the pedestrian experience continues with tall tables along the glass
façade where residents can study, socialize, work, etc. while other residents are engaging
in various social activities.  The Northwest corner will engage the pedestrian immediately
as they are traveling along Grant Street toward 4th Avenue, with colorful street art, lit up in
the stair well.   As you are nearing the corner of 4th, a commercial space has been
designed that allows for an interesting future retail alternative.
The site is currently an unimproved surface parking lot with 40 parking spots.  The current
40 parking spots are in high demand with current data indicating an 80% usage rate.  As
proposed, those 40 spots will be reduced to 25 spaces which are creatively hidden behind
the façade along 4th & Grant.  Given the 108 resident units included in our proposed
building, the 30,000 rentable space located in the Chase building directly to the North and
the proximity to PSU’s campus, the 24 parking spaces are critical to the parking demand in
this area.
Given the sites location within the University District, its proximity to Portland State
University, OHSU, and Downtown, our target residents include OHSU and PSU staff and
faculty, students and medical residents, employees of nearby businesses, including Under
Armor, CH2M Hill, etc.  PSU alone has approximately 30,000 students as well as 6,900
employees; while OHSU has 4,500 students and 2,800 faculty.   Under Armor’s 70,000
square foot campus one block to the south will house over 200 employees starting in 2016
further increasing the demand.  Downtown studio units to serve this strong demand pool
are non-existent (1,026 in the fall of 2015) driving up rents and forcing these individuals to
live out of the downtown area and commute.
Due to the high demand and the limited supply affordability in the Downtown core has
become an issues with average Downtown studio rents at $969, excluding utilities, in the
fall of 2015.  Class A studio (average 545 square feet) rents were higher averaging $1,500
excluding utilities and $1,619 including utilities.  Kōz is currently estimating rents in its
market rate studio units at $1050 - $1,100, including utilities and all furnishings and our 1-
bedroom loft units at $1,300 - $1,350.   In addition, Kōz has applied for the Portland
Housing Bureau’s MULTE program.  We have attended a pre-application meeting and it
approved will provide 22 affordable units at 60% AMI in the heart of Downtown Portland
($772, including utilities and furnishings, for the studios and $827 for the 1-bedroom lofts).

SITE
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Interior Circulation Pattern

Focus on Sorefront Glazing

Exterior Brick Carried into the Interior at Storefront Window Locations

Brick is used to order the exterior façade and window of the residential
units.  At key points along the internal circulation path floor to ceiling
storefront is used to lighten the transition from brick to metal.  These
architectural moments are further emphasized by pulling the exterior
brick cladding into the interior.

1

2

3
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EXAMPLE OF BRICK WITH CONCRETE BASE

MASSING CONCEPTEXAMPLE OF METAL MATERIALS

EXAMPLE OF BRICK WITH CONCRETE BASE

EXAMPLE OF MASSING AND CONCRETE BASE
WITH METAL SIDING

EXAMPLE OF TRANSPARENT STEEL BALCONY
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Existing Vaults to be
relocated  within the

4'-0" "Furnishing
Zone"
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Existing Vaults to be
relocated  within the

4'-0" "Furnishing
Zone"
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PREVIOUS CONCEPT PLAN
PRE-APPLICATION [EA 15-114048]
DESIGN ADVICE REQUEST [15-153663]
Comments:
1.) Garage access: Queuing for cars out of the parking garage requires the
gate to be located 20’ from the sidewalk.
2.) Vault location.
3.) Loading zone requirements, type A or B

Summary of changes:
1.) The parking garage gate is not intended for daily use, and would remain
in the open position while the parking area is in use.  The use of a gate
would be to provide security when the parking area is closed.  A warning
system is planned for the single entry/exit.
2.) Utility vaults serving the project are planned to be located at grade within
the covered parking area.  In the event a utility vault cannot be located or
relocated onto the site, the vault shall be located within the 4’ furnishing zone
per city standards.
3.) Loading and unloading is proposed to be located within the covered
parking area, loading activities would either temporarily utilize the on-site
parking or use the drive isle as needed.  A standard B loading zone 18’ long,
9’ deep and 10’ high would fit in the proposed parking garage.

Summary of changes:
1.) Reduction of driveway access to parking garage.
2.) Reduction of main level parking, increase of "active use" along 4th and
Grant streets with increase of storefront glazing and building function along
4th and Grant.
3.) Wall angle and eroded corner of the main floor residential lobby
emphasizes the pedestrian transition zone.

PREVIOUS TYPICAL SITE PLAN
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PREVIOUS CONCEPT PLAN
PRE-APPLICATION [EA 15-114048]
DESIGN ADVICE REQUEST [15-153663]
Comments:
1.) Reduce access to parking garage to "one garage opening".
2.) Increase ground floor "active use", reduce "extensive blank walls".
3.) Develop transition zones through site.

Summary of changes:
1.) Reduction of driveway access to parking garage.
2.) Reduction of main level parking, increase of "active use" along 4th and
Grant streets with increase of storefront glazing and building function along 4th
and Grant.
3.) Wall angle and eroded corner of the main floor residential lobby emphasizes
the pedestrian transition zone.

PREVIOUS TYPICAL MAIN LEVEL PLAN

PREVIOUS TYPICAL MAIN LEVEL PLAN
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Comments:
1.) Massing Scale and Form - reduction in bulk.
2.) Outdoor space as a destination.
3.) Balconies shall have a projected max. encroachment of 4'-0".

Summary of changes:
1.) Revised shape of building to reduce building mass.
2.) Addition of second level exterior courtyard above grade level parking.
3.) Projection of balconies at 2nd level and above shall be less than 4;-0"
4.) Glazing wall and elevator lobby orientation.
5.) Configuration of dwelling unit interior to include bike storage.

PREVIOUS TYPICAL PLAN 2

PREVIOUS CONCEPT PLAN
PRE-APPLICATION [EA 15-114048]
DESIGN ADVICE REQUEST [15-153663]

PREVIOUS TYPICAL PLAN 2
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PREVIOUS TYPICAL PLAN 3-6

Comments:
1.) Massing Scale and Form - reduction in bulk.
2.) Balconies shall have a projected max. encroachment of 4'-0".

Summary of changes:
1.) Revised shape of building to reduce building mass.
2.) Projection of balconies at 2nd level and above shall be less than 4;-0"
3.) Glazing wall and elevator lobby orientation.
4.) Configuration of dwelling unit interior to include bike storage.

PREVIOUS CONCEPT PLAN
PRE-APPLICATION [EA 15-114048]
DESIGN ADVICE REQUEST [15-153663]

PREVIOUS TYPICAL PLAN 3-6
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PREVIOUS APPLICATION ELEVATION STUDY ELEVATIONSTUDY ELEVATION

Comments:
1.) Massing Scale and Form - reduction in bulk.
2.) Materials: Suggestion to explore masonry based maerial to replace the
metal as a primary cladding system.
3.) Rain Garden Planter on Building Wall.
4.) Ground level board form design - Better detailing is required.
5.) Vents and Louvers.  Not clear how these are handled.
6.) Missing pedestrian amenities.
7.) Active corners.
8.) Parking lot access.

Summary of changes:
1.) Revised shape of building to reduce building mass, shifts in material and
facade help to reduce mass.
2.) The metal siding has been exchanged with masonary brick to become
the primary cladding material, while the vertical ribbed metal becomes the
accent material.
3.) The hanging rain gardens on the facade have been removed from the
project.
4.) Board form concrete shall be 3" uniform horizontal board form.
5.) All vents and louvers for the residential floors are to be terminated
through the roof to minimize penitrations in the facade.  The exception to
this rule would be free air vents within the VPI vinyl windows which would be
intgrated into the window and have very low visibility.  Grade level vents and
louvers are to be located in the spandral glazing above the canopy.
6.) Canopies, seating, and site amenities have been added and thoughtfully
placed in a rhythm that compliments the architecture within the overall
facade and at the pedestrian level.
7.) Active uses are not required within this zone, however, to the extent
possible the grade level facades have been maximized for active uses along
SW 4th and SW Grant.
8.) Parking lot access has been reduced to one point of access.

PREVIOUS CONCEPT PLAN
PRE-APPLICATION [EA 15-114048]
DESIGN ADVICE REQUEST [15-153663]
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PREVIOUS APPLICATION ELEVATION STUDY ELEVATIONSTUDY ELEVATION

Comments:
1.) Massing Scale and Form - reduction in bulk.
2.) Materials: Suggestion to explore masonry based maerial to replace the
metal as a primary cladding system.
3.) Rain Garden Planter on Building Wall.
4.) Ground level board form design - Better detailing is required.
5.) Vents and Louvers.  Not clear how these are handled.
6.) Missing pedestrian amenities.
7.) Active corners.

Summary of changes:
1.) Revised shape of building to reduce building mass, shifts in material and
facade help to reduce mass.
2.) The metal siding has been exchanged with masonary brick to become
the primary cladding material, while the vertical ribbed metal becomes the
accent material.
3.) The hanging rain gardens on the facade have been removed from the
project.
4.) Board form concrete shall be 3" uniform horizontal board form.
5.) All vents and louvers for the residential floors are to be terminated
through the roof to minimize penitrations in the facade.  The exception to this
rule would be free air vents within the VPI vinyl windows which would be
intgrated into the window and have very low visibility.  Grade level vents and
louvers are to be located in the spandral glazing above the canopy.
6.) Canopies, seating, and site amenities have been added and thoughtfully
placed in a rhythm that compliments the architecture within the overall facade
and at the pedestrian level.
7.) Active uses are not required within this zone, however, to the extent
possible the grade level facades have been maximized for active uses
along SW 4th and SW Grant.

PREVIOUS CONCEPT PLAN
PRE-APPLICATION [EA 15-114048]
DESIGN ADVICE REQUEST [15-153663]
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Comments:
1.) Massing Scale and Form - reduction in bulk.
2.) Materials: Suggestion to explore masonry based maerial to replace the
metal as a primary cladding system.
3.) Vents and Louvers.  Not clear how these are handled.
4.) South elevation treated like "back of house".

Summary of changes:
1.) Revised shape of building to reduce building mass, shifts in material and
facade help to reduce mass.
2.) The metal siding has been exchanged with masonary brick to become
the
3.) All vents and louvers for the residential floors are to be terminated
through the roof to minimize penitrations in the facade.  The exception to
this rule would be free air vents within the VPI vinyl windows which would be
intgrated into the window and have very low visibility.  Grade level vents and
louvers are to be located in the spandral glazing above the canopy.
 and at the pedestrian level.
4.) The South and West elevations, facing I-405, have been redesigned to
provide more intrest and architectural features.  The shape of the building
respondes to its triangular site and has been optimized to reduce the overall
mass from the former design.

PREVIOUS CONCEPT PLAN
PRE-APPLICATION [EA 15-114048]
DESIGN ADVICE REQUEST [15-153663]

PREVIOUS APPLICATION ELEVATION
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PREVIOUS APPLICATION ELEVATION STUDY ELEVATIONSTUDY ELEVATION

Comments:
1.) Massing Scale and Form - reduction in bulk.
2.) Materials: Suggestion to explore masonry based maerial to replace the
metal as a primary cladding system.
3.) Vents and Louvers.  Not clear how these are handled.
4.) South elevation treated like "back of house".

Summary of changes:
1.) Revised shape of building to reduce building mass, shifts in material and
facade help to reduce mass.
2.) The metal siding has been exchanged with masonary brick to become
the
3.) All vents and louvers for the residential floors are to be terminated
through the roof to minimize penitrations in the facade.  The exception to
this rule would be free air vents within the VPI vinyl windows which would be
intgrated into the window and have very low visibility.  Grade level vents and
louvers are to be located in the spandral glazing above the canopy.
 and at the pedestrian level.
4.) The South and West elevations, facing I-405, have been redesigned to
provide more intrest and architectural features.  The shape of the building
respondes to its triangular site and has been optimized to reduce the overall
mass from the former design.

PREVIOUS CONCEPT PLAN
PRE-APPLICATION [EA 15-114048]
DESIGN ADVICE REQUEST [15-153663]
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PREVIOUS APPLICATION PERSPECTIVE
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PREVIOUS APPLICATION PERSPECTIVE
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PREVIOUS APPLICATION PERSPECTIVE

STUDY MODEL VIEWS

PREVIOUS APPLICATION PERSPECTIVE
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