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Design Commission Memo




MEMORANDUM

Date:
February 14, 2018
To:
Portland Design Commission
From:
JEFF MITCHEM, Design Review

503.823.7011 | jeffrey.mitchem@portlandoregon.gov 
Re:
EA 18-107755 DAR – NE Halsey St & 106th Ave Portland Housing Bureau  

Design Advice Request Commission Memo – February 22, 2018 Hearing Date
Attached is a drawing set for the Design Advice Request for the above referenced case. The review criteria are the Gateway Design Guidelines (cheat sheet included with this memo). Please note that the Applicant has chosen to pursue land use entitlements via the Type IIx administrative review process. Please contact me with any questions or concerns.

I. PROGRAM OVERVIEW
The Portland Housing Bureau, Human Solutions and Holst Architecture seek design advice for a 6-story mixed use building including approximately 10,000 sf of ground-level commercial space, 9,000 sf of second-level office space and 75 apartments (affordable) and 60 on-grade parking spaces. The recently completed Gateway Discovery Park abuts the development to the east and south. 
II. 
DEVELOPMENT TEAM BIO

Architect


Dave Otte | Holst Architecture – Portland, OR

Owner’s Representative
Andy Miller | Human Solutions
Project Valuation

$19 M
III.
RECOMMENDED DAR TOPICS

Staff advise you consider the following among your discussion items on April 6th:
1. Parking – South Building Wall. Explore treatment to mitigate exposed parking deck on the south side of the building fronting the park – green wall, berm, terracing, active (south facing) program, etc. Staff advised the Applicant prepare modeled images of the existing landscaping condition abutting this wall to assess visual and physical buffering between parking deck and the existing park. 
2. Parking – Surface Parking. Ensure that parking lot landscaping standards are met. Explore landscaping treatment to mitigate views of surface parking from over-story units. As presently drawn, 24 parking stalls would be considered “surface parking” and would therefore be subject to parking area landscaping standards (33.266.130.G.1-3).
3. Loading Location. Ensure that the proposed loading stall is located to best serve ground-level commercial (grocery?) while minimizing conflicts with pedestrians. As presently drawn, the loading stall location (at west end of site) seems isolated from the retail back-of-house.
4. Materials. Convey materiality – short list of material options – to distinguish multi-building/form expression. Materials must meet approval criteria for quality and permanence – masonry, high-density cementitious panel, heavy gauge break form metal panel, etc.

5. Mechanical. Study MEP to degree necessary to resolve mechanical and venting needs – screen RTUs, integrate unit venting louvers with skin/window systems, well integrated commercial venting with storefront system – minimize impacts to public space. Resolve transformer location – ideally subterranean vault or, if surface mounted, architecturally integrated screening and away from public space. 

III. APPROVAL CRITERIA: Gateway Design Guidelines
	GUIDELINE
	MEETS
	COULD DO BETTER OR MORE INFO NEEDED
	NON-STARTER

	A1.   Strengthen the Relationships Between Buildings and the Street.
Integrate building setback areas with adjacent streets.


	The ground floor along NE Halsey St appears to have a strong ground floor relationship with the sidewalk.
	
	

	A2.   Enhance Visual and Physical Connections.

Enhance visual and physical connections between buildings and adjacent sidewalks. Orient semi-public building spaces to the sidewalk and street.

	
	Greater detail is needed regarding extent to which existing landscaping in park mitigates views into parking deck from abutting play area.

	

	A3.   Integrate Building Mechanical Equipment and Service Areas.

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

	
	Are any rooftop mechanical systems proposed? If so, they should be located towards the center of the each roof plane. Screening may then not be necessary on the residential tower masses. Architecturally-integrated screening may need to be used on the lower office/retail massing.

Detail about the proposed design of the driveway easement on the west side of the site should be included. Is perimeter landscaping being considered?

	

	B1.   Convey Design Quality and Building Permanence.

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


	Brick at the retail and office levels is a time-tested, high quality material.


	Materials are suggested but not clear. These should incorporate high-quality materials.

Consider using brick instead of wood at the ground floor. If wood remains in the proposal, it needs to be well-sheltered and raised up at least 10” from grade to ensure its longevity. Flashing details at windows, at the base, and at corners will be critical. The proposed finish may also influence the permanence of the material.


	

	B2.   Integrate Ground-Level Building Elements.

Integrate the different ground-level building elements with the building’s architecture.

	Brick at the retail and office levels is a time-tested, high quality material.

Small signs are indicated along NE Halsey St and facing the park on the east elevation. Though more detail is needed to speak to whether this guideline is fully-met, the size and placement of the signs looks well-integrated with the scale and design of the ground floor. (Signs 32 SF and under on the site and 30 SF and under in the right-of-way are exempt from design review.)


	Consider using brick instead of wood at the ground floor. If wood remains in the proposal, it needs to be well-sheltered and raised up at least 10” from grade to ensure its longevity. Flashing details at windows, at the base, and at corners will be critical. The proposed finish may also influence the permanence of the material.


	

	B3.   Design for Coherency.

Integrate the different parts of a building to achieve a coherent design.

	The retail & office component of the building reads as a distinct mass from the upper story residential towers. The deep setback and disconnect of the tower helps to make this a coherent composition.

Windows on the residential tower indicate deep shadow lines—possibly provided by protruding frames. Whether through deep insets or protruding frames, shadow and punch at the windows helps to make these towers read as residential units and help to further differentiate the towers from the ground floor.


	Different window configurations are shown at the ground level. Windows facing the east, towards the park, do not yet include transoms. While providing transoms would provide a more cohesive composition at the ground floor, if these are not provided in the proposal, consider how the top of the storefronts here relates to the canopy line along NE Halsey St.


	

	B4.   Integrate Encroachments.

Size and place encroachments to enhance the pedestrian environment. Where permitted, integrate skybridges that are visually level and transparent toward the middle of the block, where they will be most unobtrusive. 


	Canopies appear to be proposed along NE Halsey St. These look to be well-integrated with the proposed ground floor design.
	
	

	B5.   Integrate Roofs, Rooftop Lighting, and Signs.

Integrate rooftop components, functions and related screening elements with the building’s architecture. Integrate exterior lighting, signs and any related structural equipment at or near the roof with the building’s architecture. Orient lighting to highlight the building’s architecture. 


	Small signs are indicated along NE Halsey St and facing the park on the east elevation. Though more detail is needed to speak to whether this guideline is fully-met, the size and placement of the signs looks well-integrated with the scale and design of the ground floor.
	Are any rooftop mechanical systems proposed?

Consider incorporating ecoroofing on both the residential tower elements and on the office rooftop.

No lighting is indicated.


	

	B6.   Integrate Ecological/Sustainable Concepts.

Integrate ecological/sustainable features or concepts with site and development designs. 


	
	No stormwater planters are indicated, and these will likely be required to meet BES standards. Look to integrate these within the parking, the building frontage and/or the adjacent park designs.

Consider incorporating ecoroofing on both the residential tower elements and on the office rooftop.
	The parking area along the planted portion of the park should be enclosed with building wall and screened with landscaping along the landscaped northern edge of the park.

Screening is also necessary along the west edge of the parking area. This should include landscaping as well as constructed elements that relate to the building design.



	C1.   Provide Opportunities for Active Uses at Major Street Intersections.
Integrate flexible, active-use space opportunities at building corners facing major street intersections. Locate access to upper floors of buildings at these intersections toward the middle of the block.  


	N/A
	
	

	C2.   Enhance Gateway Locations.

Enhance transitions at gateway locations.

	N/A
	
	

	C3.   Support Open Spaces with New Development.

Develop buildings that are oriented to adjacent open spaces.

	Retail facing the park along the eastern edge of the building appears oriented to the park. Ensure that entries into this retail space also face the park in addition to facing NE Halsey St. Ensure canopies are also provided along the east façade.

The secondary lobby entry and large glazed areas facing the park on the east side of the building is an effective activation strategy for the park.
	More information is needed about the degree to which the parking area is exposed along the landscaped northern edge of the park.


	

	C4.   Develop Complementary Parking Areas.

Develop, orient and screen parking areas to complement adjacent buildings and the pedestrian environment.

	
	More information is needed regarding the extent to which screening / landscaping is needed as a visual buffer between parking and play area. 

	

	C5.   Transition to Adjacent Neighborhoods.

Orient the building mass of new development toward the higher-density areas and/or active streets of the regional center.

	Due to the large scale of the park, the building is essentially oriented towards NE Halsey St and away from the adjacent lower-scale residential neighborhoods to the south and east.
	
	

	C6.   Build on View Opportunities.

Incorporate semipublic building spaces to facilitate views to and from public amenities. Develop new buildings to emphasize pedestrian views down streets or corridors at focal points or wayfinding markers.

	The angled tower elements will be a distinctive wayfinding element along NE Halsey St and will help to mark the new park location.

Large windows in the ground floor retail level facing NE Halsey and in the office level provide opportunities for views to and from the street.
	Consider whether balconies or upper level terracing could be incorporated into the north and south-facing elevations of the residential tower.


	

	C7.   Strengthen the Regional Center’s Western Edge.

Contribute to the creation of a variable edge facing the I-205 freeway, by varying the footprint and façade plane of new development.

	N/A
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