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URMs make up a large portion of our historic building stock, 
though many are not officially designated as “historic.” 
These buildings are a key part of the character of our 
historic commercial corridors and industrial areas. They 
also embody significant energy in their materials, making 
their reuse a highly sustainable act. For these reasons, the 
HLC believes that reuse and upgrades should be heavily 
encourage and incentivized, rather than demolition, which 
would result in the loss of many historic resources and is 
environmentally wasteful.

State of the City preservation report 
Historic Landmarks Commission

adopted by City Council on 18 Nov. 2015
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o v e r a l l  v i e w s

office building

boutique hotel
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p r e c e d e n t s

fahle building renovation - estonia
new glass addition with inset level between

liberty place - australia 411 nw park

134 peter street - toronto, canada
large scale addition w/ glass inset at seam

hotel lodz
overhanging glass addition to historic building
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large scale addition to historic 
building with interstitial, 

exterior space

metropolis center - bucharest, romania
significant historic building with glass addition

museum of natural history - ottowa
glass extrusion lining up with 

existing form

apartments - the village, nyc
contrasting materials and 

colors new/old

reid school of the arts - glascow
smaller historic building at corner 

w/ large scale addition
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o v e r a l l  v i e w s

office building

boutique hotel

a n k r o m  m o i s a n  a r c h i t e c t s
t h i r d  &  tay l o r  d e v e l o p m e n t  l l c .



-P2 PARKING
26' - 0 67/256"

LEVEL 1 - TEMPLE / OFFICE
44' - 9 123/256"

LEVEL 2 - TEMPLE / OFFICE
59' - 1 87/128"

LEVEL 3 - TEMPLE / OFFICE
71' - 10 205/256"

LEVEL 4 - TEMPLE / OFFICE
86' - 1 59/64"

LEVEL 5 - TEMPLE / OFFICE
99' - 1 143/256"

LEVEL 6 - TEMPLE / OFFICE
112' - 0"

LEVEL 7 - OFFICE
124' - 6"

LEVEL 8 - OFFICE
137' - 0"

LEVEL 9 - OFFICE
149' - 6"

LEVEL 10 - OFFICE
162' - 0"

-P1 PARKING
35' - 5 195/256"

ROOF - OFFICE
174' - 6"

-P3 PARKING
16' - 6 67/256"

-P4 PARKING
7' - 0 67/256"

-P5 PARKING
-2' - 5 189/256"

EXISTING BUILDING BASEMENT

NEW OFFICEEXISTING BUILDING

9   |    3/64" = 1'-0"1 PRE-APP. SECTION

1" = 50'-0"

SW
 3

rd
 

Av
en

ue

SW
 2

nd
 

Av
en

ue

Key 
plan

Lobby

Parking

RetailRetail

RENOVATED         NEW

R
E

N
O

V
A

TE
D

   
   

   
N

E
W

Office

S i t e  S e c t i o n s

a n k r o m  m o i s a n  a r c h i t e c t s
t h i r d  &  tay l o r  d e v e l o p m e n t  l l c .



P r o g r a m  S c e n a r i oP r o g r a m  S c e n a r i o

FAR 10.25 :1

HOTEL: 161,698 Sq. Ft.

Office: 186,916 Sq. Ft.

Total BUILDING AREA: 348,614 Sq. Ft.

Total site AREA: 34,000 Sq. Ft.
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office entry

activate ground
floor - retail along
Taylor and 3rd Ave.

activate ground
floor - retail 
along Taylor

SW TAYLOR STREET
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r e n d e r i n g s
Office Main Entrance
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r e n d e r i n g s
AERIAL VIEW FROM SOUTHEAST
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views to 
lownsdale square

activate ground floor 
restaurant w/ outdoor seating
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Currently, the site is nestled between two of the city’s most 
important districts—Portland’s Yamhill Historic District 
and the Municipal Governance District and the unnamed 
area that contains the Federal Courthouse, the Portland 
Building, and many other centers of governance. We see 
a great opportunity for this block to blur the hard line 
between these divided neighborhoods, and inject more life 
into the streets. 3rd and Taylor has the potential to again 
play a central role in the city as we continue to activate and 
reconnect the site to city parks, waterfront, transportation 
and critical elements of the central city. 

SITE LOCATION
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Further analysis illustrates a clear 
change in the character of these two 
distinct neighborhoods. Our site is on 
the edge amongst the giants of the U.S 
Courthouse, World Trade Center, One 
Main Place and Portland Police Bureau, 
and the Yamhill Historic District. 

Direct Surroundings
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1. Maximize office floor plate size within 
the 130’ height limit. Structurally cantilever 
the new over the Temple to not interfere 
with the existing gravity load structure of 
the Temple.

2. Introduce two-story retail setback from 
the sidewalk along Taylor and third.

3. Align the seventh floor with the top of 
the Temple Building and set in to align 
with the retail glass below.

4. Push the 7th Floor in above the Temple, 
creating an outdoor deck on the east and 
north facades, and a glass “gasket” to set 
the Temple Building apart from the new.  
Create the same gasket verticaly to mark 
the office entry.

5. Extend the new through the Temple 
tieing the two together. Reveal the 
new within the old at the east Temple 
Building facade.

Office

B u i l d i n g  E v o l u t i o n

a n k r o m  m o i s a n  a r c h i t e c t s
t h i r d  &  tay l o r  d e v e l o p m e n t  l l c .
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After an in-depth examination of the site and its history, 
we have a broad understanding of the character of the 
area. Due to our program requirements and ownership 
scenario, we have a rare opportunity to create a dialogue 
with varying uses on the same block. 

Base zone:  CX
Overlay zones:  (d) Design Overlay (Chapter 
33.420)
Plan District:  Central City Plan District,  
   Downtown  subdistrict
Site area:   34,000 sq. ft. (7/8 of the block)
FAR:   9:1 (12:1 max with bonuses  
   and purchases)
allowed floor area: 306,000 sq. ft. @ 9:1  
   (408,000 sq. ft. @ 12:1) 
Height limit:   350' for the south block, eligible  
   for general and housing height  
   bonuses. 130' for the north   
   block (across from Yamhill Historic  
   District zoning requirements).

Required building lines on all block faces (Map 510-6).
Ground floor active use required on northern half of block  
(Map 510-7).
No parking access restrictions (Map 510-9).

B l o c k  I n t r o d u c t i o n
Program

a n k r o m  m o i s a n  a r c h i t e c t s
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The diagram renders visible the contrast of activity between 
north block versus south block. These uses contribute to the 
activity and character of the current street and reveal the 
missing pieces needed to create a vibrant place. Our aim is 
to understand the successes and shortfalls of the existing 
neighboring uses in order to fill the void and strengthen 
the life on the street. We see great potential in the World 
Trade Center Plazas, Lownsdale Square connections and 
the secure walls of the U.S. Courthouse.
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3rd and Taylor has all the beauty and character of a 
typical Portland block; however, its location and adjacent 
circulation and movements in the city sets it apart, offering 
the opportunity to cultivate interest and identity to the 
neighborhood. SW 3rd and SW 2nd are important because 
they connect the site to the Yamhill Historic District and 
major retail centers to the north. SW Salmon is a major 
collector route out of the Central City and contributes to 
the divide of our two neighborhoods. The nature of the 
circulation and the character of the street will inform design 
of ground floor activity, access, loading and walk-ability. 
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EXTENT OF YAMHILL HISTORIC 
DISTRICT ACROSS TAYLOR

MAX. HEIGHT OF STRUCTURE 
ACROSS FROM YAMHILL HISTORIC 
DISTRICT NOT USING 25’ SETBACK 
ABOVE 75’

130’

Office

C o n c e p t

LARGE OFFICE FLOOR PLATES There is a demand for large 
office floor plates.

YAMHILL HISTORIC DISTRICT The requirements within 
the Yamhill Historic District coupled with the demand 
for large office plates in the Central City provides 
very creative opportunities and relationships with 
surrounding context.

a n k r o m  m o i s a n  a r c h i t e c t s
t h i r d  &  tay l o r  d e v e l o p m e n t  l l c .
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The ground floor environment up through the first forty-
feet is critical for the success of any urban project. Urban 
edges, entries, active program, parking access and loading 
locations have been proposed and designed to increase 
the life on the street. The intent is to activate as much of 
the block as possible and minimize impacts from loading, 
servicing, parking and grade changes. We propose to 
push active uses from both the office program and hotel 
program to the forefront and utilize their inherent nature 
to activate the urban corners with retail, markets, and food 
and beverage.

S I T E  o r g a n i z at i o n
ACCESS

AUDITORIUM
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P u b l i c  R e a l m

Our primary design goals for both the hotel and office 
focus on contributing to the public realm.

The proposed development provides several opportunities 
to enhance the pedestrian and guest experience and 
increase life on the street. The hotel locates a restaurant with 
outdoor seating on SW 3rd and Salmon to take advantage 
of connections to Lownsdale Square.  The hotel market and 
bar on SW 2nd and Salmon will provide opportunities to 
extend street activity beyond the 9-5 work hours.

A restaurant is envisioned within the ground floor of the 
office building with the opportunity to have spillout at the 
sidewalk along the existing setback at the main entry. The 
office building will also provide retail space at SW 3rd and 
Taylor to capture the pedestrian traffic from the Yamhill 
Historic District.
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p r e c e d e n t s

CURTAIN WALL SYSTEM 
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L e v e l  0 3 - 1 0
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Active Sidewalk

SW 2ND AND TAYLOR STREET
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Our quadrant analysis illustrates how the activity from the 
Yamhill Historic District dissipates at 3rd and Taylor. The 
mapping exercise illustrates the extent of activity from 
these distinct areas, shaped by the Central City’s ‘Active 
Use Areas’. However, we are reaching beyond the current 
requirements due the extraordinary opportunities this block 
has to re-connect and re-activate the neighborhood. As 
urban designers, our aim to create a deliberate active node 
for all corners and edges of this block, sparking further 
connections and redevelopment of venues, retail, nightlife, 
hotels, restaurants and entertainment.

SITE INTRODUCTION

Q U A D R A N T  A n a ly s i s

MAX ROUTES

SITE BLOCK

STREETCAR ROUTES

MAJOR FLOW OF TRAFFIC 
APPLICABLE TO SITE LOCATION
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Hotel

B u i l d i n g  C o n c e p t 
E v o l u t i o n

1. The extent of the boutique hotel massing  
in relation to the adjacent creative office 
space.

4. Carve out the mid-block to provide daylight 
into the hotel entry lobby while establishing 
a clear entry for hotel guests

5. Shape the tower and core to leverage the 
site’s views and access to daylight. Carve 
the NW corner of the hotel to improve the 
quality of the guest rooms

6. Respond to site datums from the new 
office and Auditorium.

2. Address the scale and proportion of SW 
3rd and SW Salmon in regards to the street 
frontage and datum heights of the adjacent 
new office and historic Auditorium Building

3. Activate the entire length of SW Salmon by 
pulling up the ground plane to accommodate 
a double height lobby, restaurant and 
market/bar.

a n k r o m  m o i s a n  a r c h i t e c t s
t h i r d  &  tay l o r  d e v e l o p m e n t  l l c .



DESIGN DATUMS A unique design driver for the hotel concept 
relies on the block’s site datums. The development of the 
hotel will respond, with care, to the extraordinary buildings 
adjacent to our parcel.

GROUND VS. SKY Our goal for the hotel design is to connect 
the dynamic aspects of the ground plane to the top of the 
tower. These fluctuations will guide the creative response 
to how we articulate the first forty feet and how the hotel 
contributes to the Portland skyline.

GUEST EXPERIENCE   The guest experience and rich 
amenities will be the main driving forces in the design of 
the hotel. Working from the inside-out and outside-in is 
a compelling design approach and puts the priority on 
creating an extraordinary guest experience. It will also 
allow the unique program to influence the ground plane, 
gardens, terraces and rooftop amenities.  

Hotel

C o n c e p t

GROUND SKY

ROOFTOP

lobby bar + 
restaurant

OFFICE

AUDITORIUM
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reveal and screen the interior guest experience and amenityDesign from the Inside-Outfocused volumetric expressionScale
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Boutique hotel 
lobby and curb side
drop off

conference
center

natural
light to lobby

activate ground 
floor (hotel 
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experience The experience of this place begins 
on the approach, with the hotel perched on the 
southeast corner of the site, leveraging exposure 
on 3 separate facades. The office on the north will 
compliment the block in scale and use, both acting 
as an anchor between SW 3rd and SW 2nd Ave and 
introducing a new identity for the district.

connected Diverse outdoor experiences are arranged 
at various levels and designed to focus on existing 
city amenities. The hotel provides opportunities 
for view to the Willamette River, cityscapes to the 
North/Northwest, and connections to Lownsdale 
Square at the Southwest. The office allows greater 
access to daylight and direct visual connections to 
the city's central core.

Scale This site exists on two scales: the block/
the overall neighborhood scale and the buildings 
themselves. The two scales overlap in our concept, 
illustrating the incredible opportunity to create a 
vibrant place in the heart of downtown. The block 
has a mysterious past, providing opportunity to 
tell a truly unique Portland story. The concept is a 
modern gesture that is both reverential and bold. 
Our goal is to unify the block--both the office and 
the hotel--telling a coherent story that requires all 
the components to be successful.

Program

s i t e  o r g a n i z at i o n
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