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DAR 1 COMMISSIONER PACKAGE 

12TH & JEFFERSON 

CLIENT GOAL: 

TO DEVELOP A STUDENT HOUSING PROJECT IN THE 
CENTRAL CITY WEST END SUB‐DISTRICT WITH RE‐
SPECT TO THE FOLLOWING KEY DESIGN GOALS. 

 

KEY DESIGN GOALS: 

1. A MODERN URBAN BUILDING THAT RESPONDS 
TO THE SITE AND CONTRIBUTES TO THE ACTIVE 
STREETSCAPE. 

2. TO BE ENVIRONMENTALLY RESPONSIBLE, IN‐
CLUDING CONSIDERATION FOR BUILDING LON‐
GEVITY 

3. TO RESPOND TO THE GOALS OF THE WEST END 
SUB‐DISTRICT, INCLUDING INCREASED RESIDEN‐
TIAL DENSITY 

4. TO DESIGN RESPONSIBLY WITHIN THE BUDGET 
WHILE PROVIDING A RICH, QUALITY ENVIRON‐
MENT FOR THE RESIDENTS AND SURROUNDING 
NEIGHBORHOOD 

 

ADVISE REQUEST FOR THE FOLLOWING: 

1. RESPONSIVENESS TO THE SITE 

2. BASIC BUILDING MASSING 

3. ARTICULATION OF THE BUILDING 

4. ADJUSTMENTS AND MODIFICATIONS 

       * CENTRAL CITY MASTERPLAN FAR TRANSFER 

       * RIGHT OF WAY DEDICATION APPEAL 

CONRER OF SW JEFFERSON AND 11TH AVENUE 
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SITE CONTEXT 

NEIGHBORHOOD 

THE  SITE  IS LOCATED IN THE HEART  OF THE CENTRAL CITY WEST END SUB‐DISTRICT, BLOCKS 
FROM PORTLAND STATE UNIVERSITY, AND ON THE STREETCAR ALIGNMENT SERVING PSU. 

PRELIMINARY RESPONSES TO DESIGN GUIDELINES: 

INTEGRATE THE RIVER 

THE SITE IS 2/3 MILE WEST OF THE WILLAMETTE RIVER, AND WHILE NO DIRECT POSSIBILITY 
EXISTS TO ENHANCE ACCESS TO THE RIVER, IT IS POSSIBLE THAT UPPER STORY UNITS AND 
THE PROPOSED ROOFTOP COMMON SOCIAL SPACE COULD HAVE RIVER VIEWS. 

PORTLAND BLOCK STRUCTURES / UNIFYING ELEMENTS 

THE PROPERTY IS A NARROW SITE FRONTING ON SW JEFFERSON STREET AT THE END OF A 
DOUBLE BLOCK.  THE SMALL SITE AREA AND DISTANCE FROM THE MADISON (MID‐BLOCK) 
ALIGNMENT MAKE IT IMPRACTICAL TO IMPACT THE SUPERBLOCK PENETRATION ISSUE.  
HOWEVER, WHERE THE ADJACENT BUILDING TO THE NORTH IS SET BACK FROM THE PROPER‐
TY LINE, INTEGRATION AND ENHANCEMENT OF THE EGRESS ALLEY INTO A CENTRAL COURT‐
YARD IS PROPOSED. 

ENHANCE AND IDENTIFY AREAS IN THE RIGHT OF WAY 

SIDEWALK WIDTH, STREET TREES IN ADDITION TO EXISTING MATURE TREES TO BE PRE‐
SERVED, AND STREET LIGHTING ENHANCEMENTS ARE PROPOSED.   REPLACEMENT OF THE 
SMALL STREETCAR SHELTER WITH A LARGER SHELTER SIMILAR TO THAT AT THE 5TH & CO‐
LUMBIA TRIMET STOP IS PROPOSED. 

URBAN ENCLOSURE / VIBRANT STREETSCAPE 

THE PRIMARILY ZERO SETBACK PROPOSED WILL MAINTAIN AND ENHANCE THE SENSE OF UR‐
BAN ENCLOSURE DEFINED BY STRUCTURES ON ADJACENT BLOCK FACES.  GROUND FLOOR 
RETAIL SPACES ARE PLANNED TO RECESS SEVERAL FEET FURTHER TO SUPPORT ENTRY FUNC‐
TION, AND INTERMITTENT RECESSES WILL PROVIDE ADDITIONAL SHELTERED SPACE FOR PUB‐
LIC ACTIVITY SUCH AS CAFÉ SEATING.  LARGE GOUND LEVEL WINDOWS WILL BE PROVIDED AT 
THE RESIDENTIAL ENTRANCE LOBBY, WORKOUT AND RETAIL SPACES, AND THE ACTIVE USE 
CENTRAL COURTYARD SPACE WILL BE VISIBLE THROUGH THE ENTRANCE LOBBY AS WELL AS 
THROUGH THE ADJACENT APARTMENT SIDE YARD. 

SW 12TH & JEFFERSON SITE 



STUDENT HOUSING / RETAIL 12th & 

 

 

Jefferson 

STREETSCAPE / VIEWS 

REINFORCE AND ENHANCE THE PEDESTRIAN SYSTEM 

THE PROJECT WILL IMPROVE THE JEFFERSON STREET SIDEWALK TO A 12 FOOT WIDTH, PRO‐
VIDE STREET TREES, AND LOCATE ACTIVE USES ALONG AND VISIBLE TO THE PEDESTRIAN 
ROUTE. 

PROTECT THE PEDESTRIAN 

THE PROJECT WILL NOT INCLUDE ON‐SITE PARKING, ELIMINATING THE MAJORITY OF PEDES‐
TRIAN‐VEHICLE CONFLICTS.  THE HIGHEST LEVEL OF PEDESTRIAN ACTIVITY  WILL BE ON 11TH 
AVENUE, ASSOCIATED WITH THE STREETCAR STOP AND A RESIDENTIAL ENTRANCE.  RE‐
QUIRED LOADING WILL OCCUR AT THE WEST SIDE WHERE THERE WILL BE FEWER PEDESTRI‐
ANS PRESENT,  LIMITING EXPOSURE OF PEDESTRIANS TO THOSE ACTIVITIES. 

STOPPING AND VIEWING PLACES 

THE WIDER SIDEWALK, PLUS INTERMITTENT SETBACKS AT ADJACENT RETAIL AND RESIDEN‐
TIAL ENTRANCES WILL PROVIDE EDDIES FOR COMFORTABLE REST AND SOCIAL ACTIVITIES. 

SUCCESSFUL PLAZAS, PARK AND OPENS SPACES 

ENTRIES, LOBBIES, AND WINDOWS WILL FACE THE PUBLIC RIGHT OF WAYS.  THE CENTRAL 
COURTYARD SPACE WILL PROVIDE AN ACTIVE USE AMENTITY FOR RESIDENTS, AND WELL AS 
A VISUAL AMENITY FOR NEIGHBORING RESIDENTS. 

WEATHER PROTECTIION 

WEATHER PROTECTION OVERHANGS AND CANOPIES WILL BE INTEGRATED INTO FACADES AT 
RETAIL FRONTAGE AND AT THE MAIN BUILDING ENTRANCE. 

BARRIER–FREE DESIGN 

THE GROUND FLOOR PLAN IS ADAPTED TO THE SLOPING SITE BY INTEGRATION OF STEPPED 
FLOOR LEVELS, MEZZANINE AND OPEN INTERIOR BALCONY ELEMENTS, AND WITH AN ACCES‐
SIBLE RAMP TO SERVICE AND STORAGE SPACES BELOW THE SHALLOW MEZZANINE. 

 

TRANSPARENCY AT RETAIL AND ENTRY AT SOUTHWEST CORNER OF SITE 

CENTRAL COURTYARD AT THE NORTH ELEVATION 

STREETSCAPE AT SW JEFFERSON AND 11TH AVENUE 



STUDENT HOUSING / RETAIL 12th & 

 

 

Jefferson 

ENHANCE VIEW OPPORTUNITIES 

THE PROJECT WILL TAKE ADVANTAGE OF VIEWS OUT TO THE  SOUTH AND WEST HILLS, AS 
WELL AS VIEWS ALONG THE PUBLIC RIGHTS OF WAY.  SOME VIEWS TO THE SOUTH PARK 
BLOCKS TREE CANOPY WILL BE AVAILABLE FROM THE  HIGHER LEVEL UNITS .  THE COMMON  
ROOF TERRACE ACIVITY SPACES WILL HAVE A PANORAMIC VIEW OF THE HORIZON . 

QUALITY AND PERMANENCE 

THE STRUCTURE OF THIS HIGH RISE BUILDING WIL BE POURED IN PLACE CONCRETE, WITH 
GALVANIZED STEEL FRAMING FOR INTERIOR AND PERIMETER WALLS.  THE BUILDING SKIN 
WILL BE A COMBINATION OF METAL PANEL AND MASONRY OR CEMENT COMPOSITE FINISH 
PANELS ANCHORED OVER A RAINSCREEN SYSTEM WITH THE HIGHEST STANDARD EXTERIOR 
INSULATION AND AN AIR/MOISTURE BARRIER SYSTEM.  HIGH  QUALITY COMPOSITE WIN‐
DOWS DETAILED WITH WEATHER BARRIER CONTINUITY TO REINFORCE LONGEVITY OF THE 
BUILDING SHELL WILL BE PROVIDED.  PERMANENT FINISH MATERIALS WITH CAREFULLY 
CRAFTED FORM AND DETAIL WILL CREATE QUALITY AND PERMANENCE. 

ARCHITECTURAL INTEGRITY 

THE DESIGN WILL SEEK TO RESPECT THE VOLUME AND HORIZONTAL FEATURES OF THE ADJA‐
CENT LOW PODIUM ON TO THE NORTHWEST AND THE 5 STORY APARTMENT TO THE NORTH‐
EAST. 

COMPLEMENT CONTEXT OF EXISTING BUILDINGS 

THE WEST END NEIGHBORHOOD IS DEVELOPING AS ONE OF THE MORE ECLECTIC AREAS OF 
THE CITY, AND WE ANTICIPATE CAREFULLY DRAWING ON A SIMILAR PALETTE OF MATERIALS 
TO CRETE A FRESH DESIGN CHARACTER FOR THIS PROJECT. 

TRANSITIONS BETWEEN BUILDINGS AND PUBLIC PLACES 

ON THE 11TH AVENUE FRONTAGE, A GRADATION OF PRIVACY FROM THE CENTRAL COURT‐
YARD THROUGH THE RESIDENTIAL LOBBY/GATHERING SPACE AND THROUGH THE ENTRANCE 
TO THE SIEWALK ZONE WILL BE KEPT TRANSPARENT FOR BENEFICIAL RELIEF TO BOTH THE 
PUBLIC AND PRIVATE ZONES. 

CORNERS THAT BUILD ACTIVE INTERSECTIONS 

LOCATION OF CAFÉ/ RETAIL SPACES WITH LARGE WINDOWS AND SHELTERING CANOPIES 
OVER ENTRIES AND SEATING AT THE TWO INTERSECTION CORNERS IS PLANNED. 

 

STREETSCAPE / VIEWS 

VIEW CORRIDORS  AR EUNAFFECTED BY THE PROJECT 

SOUTHEAST CORNER / JEFFERSON & 11TH SOUTHWEST CORNER / JEFFERSON & 12TH 
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DIFFERENTIATE THE SIDEWALK‐LEVEL 

THE SIDEWALK LEVEL, MAIN BODY OF THE BUIILDING, AND TOP OF THE BUILDING WILL BE 
DIFFERENTAITED USING  WINDOW SIZE, AWNINGS, FAÇADE MATERIAL CHANGES AND OTHER 
MEANS AS THE PROJECT DEVELOPS. 

FLEXIBLE SIDEWALK LEVEL 

EACH OF THE 2 CORNER RETAIL SPACES  IS PLANNED TO BE LARGE ENOUGH THAT IT CAN BE 
OCCUPIED BY A SINGLE USE, OR POTENTIALLY DIVIDED INTO SMALLER SPACES. 

INTEGRATE ENCROACHMENTS 

THE PRIMARY RIGHT OF WAY ENCROACHMENT ELEMENTS WILL BE CANOPIES AT RETAIL AND 
ENTRANCES, AND THE ENHANCED STREETCAR STOP SHELTER.  THE 12FT SIDEWALKS AND IN‐
SETS AT RETAIL AND ENTRANCES WILL FACILITATE THESE ENHANCEMENTS OF THE PEDESTRI‐
AN ENVIRONMENT. 

INTEGRATE ROOF AND USE ROOFTOPS 

ROOFTOP COMMON SOCIAL SPACE IS PLANNED, INCLUDING BOTH INTERIOR SPACES AND 
EXTERIOR TERRANCE AREAS.  ECO‐ROOF AND ROOF GARDEN LANDSCAPE TREATMENT WILL 
PROVIDE VISUAL AND FUNCTIONAL ENHANCEMENT.  MECHANICAL EQUIPMENTY WILL BE 
ENCLOSED IN PENTHOUSE OR SCREEN FENCE ELEMENTS, WHICH WILL HELP DEFINE  AND 
SHELTER THE ACTIVE USE  SPACES. 

EXTERIOR LIGHTING 

THE LEED GOLD TARGET OF THE PROJECT WILL FOCUS LIGHTING ON FUNCTIONALITY.  EXTE‐
RIOR LIGHTING WILL EMPHASIZE RETAIL AND BUILDING ENTRANCES USING A COMBINATION 
OF WALL AND DOWN LIGHT FIXTURES, AUGMENTING LIGHT SPILLING THROUGH LARGE WIN‐
DOWS FROM THE INTERIOR.  THE INTENT WILL BE TO PROVIDE LIGHT ADEQUATE FOR ORIEN‐
TATION AND SECURITY, WITHOUT GLARE OR INAPPROPRIATE SPILL IN CONFLICT WITH SUR‐
ROUNDING RESIDENTIAL USES.  THE COMMON USE AREAS AT THE ROOF/PENTHOUSE LEVEL 
WILL BE PROVIDED WITH SUBTLE LIGHT LEVELS FOR EGRESS, THAT WILL ALSO SIGNAL THE 
ACTIVE USE TO OTHERS OFF SITE. 

LANDSCAPING 

LANSCAPING WILL BE USED TO STRENGTHEN THE ZONES IN THE PEDESTRIAN RIGHT OF WAY.  
CAREFUL LANDSCAPE TREATMENT OF THE ADJACENT BUILDING’S EGRESS ALLEY WILL BE IN‐
TEGRATED INTO THE COURTYARD AND ENTRY DESIGN. 

SW 11TH AVENUE FLEXIBLE SIDEWALK 

STREETSCAPE / VIEWS 

ECO‐ROOF AND ROOFTOP COMMONS  
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NORTH ELEVATION / NW CORNER OF SITE / CENTRAL COURTYARD 

SOUTH ELEVATION / SW CORNER OF SITE / STREETCAR STOP 

MASSING / MATERIAL CONCEPTS 
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SITE PLAN / EXISTING  STREET PARKING 

1/64” = 1’‐0” 

PROPOSED 
STUDENT 
HOUSING 
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SITE PLAN / PROPOSED  STREET PARKING 

1/64” = 1’‐0” 

PROPOSED 
STUDENT 
HOUSING 
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GROUND FLOOR PLAN 

1/16” = 1’‐0” 
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MEZZANINE PLAN 

1/16” = 1’‐0” 
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TYPICAL RESIDENTIAL PLAN 

1/16” = 1’‐0” 
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ROOFTOP / PENTHOUSE PLAN 

1/16” = 1’‐0” 
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BUILDING INFORMATION 

SW JEFFERSON STREET & 12TH AVENUE / DIFFERENTIATION OF LEVELS 



STUDENT HOUSING / RETAIL 12th & 

 

 

Jefferson 

ZONING INFORMATION 

NORTH ELEVATION / CENTRAL COURTYARD 
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CCMP / FAR TRANSFER 
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CCMP / FAR TRANSFER 

GOODMAN 5TH & STARK 

ELIOT TOWER 

12TH & JEFFERSON 

THE JEFFREY 
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CCMP / FAR TRANSFER 


