Location

Mt. Hood

et Neighborhood

— . £y

&~ R
[-405 / Hwy 30

Design Advice Request 2 May 15, 2014 2120 NW Quimby YBA Architects




Location

Site Context in Portland Con-Way Master Plan Area and Site
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DAR 1 Recap

Existing - 21st Street looking South - Existing East and North facades Existing - 21st Street looking Southwest - Existing South and East facades

Existing - Quimby St. sidewalk looking East - Existing North Facade Existing - Quimby St. sidewalk looking South - Existing North facade and neighbor

Retaining and Modifying the Existing Building

The existing building is proposed to be retained on the site and added to. The
vast tilt-up concrete shell will be reduced in height and incised at the south and
east facades to create recesses and glazed seams for proposed townhouses
and retail frontages. The shell will additionally be cut into multiple sections to
relate to each of the proposed masses in the new scheme (see the proposed
renderings and elevations).
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SECTION 05 DESIGN STANDARDS & GUIDELINES

MAP 05-1
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— I SECTION 05 DESIGN STANDARDS & GUIDELINES
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(in the Northwest Master Plan)

proposed urban square

proposed boardwalk
along NW Quimby

P

Con-Way masterplan + Q21

DAR 1 Reca

proposed boardwalk
along NW Quimby
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DAR 1 Recap

Design Advice Request 2

May 15, 2014

2120 NW Quimby

residential flats are located at the upper stories

in three bars--a five story bar facing the proposed ur-

ban square opposite NW 21st, and three story bars at
NW Quimby and NW Pettygrove. Each bar is stepped
back from the existing facade to ease the scale of the
building and provide visual interest.

active retail frontages are focused on NW 21st, a
Community Main Street, and on NW Quimby, facing
the proposed New Seasons. The existing setback is
proposed to be retained and converted to a publicly
accessible boardwalk to enhance the character and
function of the retalil

two story townhomes are proposed along the street
frontage at NW Pettygrove, which is identified as a
green street. These address its quieter, more residen-
tial character

the parking area is focused in the middle of the
scheme to avoid detracting from the street frontage.
A private landscaped courtyard it proposed above the
structure parking area.

the NE corner of the site is proposed as a hardscaped
plaza that extends on the public open space proposed
in the urban square that anchors the southern edge of
the Conway masterplan on the opposite side of NW
21st

YBA Architects




DA I 2 I I 2 ‘ ! C ap Although the actual residential unit mix may be subject to further market analysis,

the scheme provides flexibility for a variety of small and medium-sized apartments
and modest townhouses, each with excellent aspect to street and courtyard
foreground and mountain or downtown background. The cantilevers in the eastern
block that establish a strong horizontal seam and set back from the two story
scaled commercial retail frontages that establish dialogue with the more historic
scale of the neighborhood would be enabled by a post-tensioned concrete slab
and strategically placed columns at the northern end. The columns provide an

vertical seam to break down the interesting design feature at the proposed plaza below.

massing and add interest while
maintaining a scale capable of creating
an urban edge to the proposed public
square opposite

As a whole, the scheme uses material differentiation, layering of facade materials
and various visual organizational systems for the glazing to foster a fine-grain
that communicates harmoniously with the diverse morphology of the surrounding
neighborhood.

deep recess with material differentiation
along the north and south bars allows for a
break in the massing to insinuate a building
scale closer to the quarterblock standard

- i | in the neighborhood without losing the
Apar_tments | contiguous expression of the scheme as a
(vertical whole

emphasis), i

set back from
the street edge;

TN VN Y '
——y N WA NN N

el eV

high quality il |
glazing wall m Apartmen_ts
system L (symmetrical
L " - —aa emphasis, clear
| _| articulation of bays)
Balcony ‘
Setback [ ' - o
I Individual
Balconies above
Commercial/ - . - | Parking Garage
Retail
Frontage at ) I' i Retall
two story : | Frontage; arcade
height [ \ \ \ - T ‘ 2 AL AL I & bay emphasis
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e — . ==, . . o 9§ =
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“Fine-Grain Retail” “Community Front Porch” Public/Retail Raised Boardwalk

(incisions through existing concrete (extension of Con-Way site public functions as an extension of the Accessway

shell with canopies and thresholds) square) (augmentation of boardwalk along

NW Quimby utilizing setback)
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DAR_l Recap
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E

Level 01 - Ground Floor

Residential:
Town Homes

Retail/Commercial:

~15,000 s.f.
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DAR 1 Comments

1.

Q21

Reduce the 35 ft setback along Quimby St.

————————

Widen the sidewalk along 21st St up to 3’; meet the intent
of the pedestrian design guidelines requiring 15 ft wide
sidewalk on 21st.

Building along Pettygrove and Quimby appear to be too
long and/or continuous.

Tectonics of the concrete tilt panel reuse should bein line
with the new design; remove large unsupported lintels on
the north facade.

Tackle the problem of terminating the northern greenway
on the north side of the building.

Support structure for the tower should be developed with
honest materials and exposed structure.
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DAR 2

OPTION 1

QU I MBY STREET
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DAR 2

OPTION 2
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Quimby St - OPTION 1

“Angled Edge”

N § .:.' iy 3 3 , A 5 ;_-'... o g :: 3 : iLO DING
>, | T T® [ W N e - < - = .+ A =

LT T N i D | e

|:I:I-: ||||||||

[ %

=
|
I
m— 1
e

-

3 A
A s By ‘ / T
- .T_..._ = —] — == ._.._—.l:_ LB
» apa =y : i = = 22 _T{g" A
¥ | T 11— | | \ ! ! { ! N = - |
o —~ — I | F—
.:Xi-a» - ' o | =i
b 9 ji,_ " 1
15 N wmiam i l :

Sorm mlopJ1 L Lol whg.
RETAIL RESTAURANT flow 'H”vl"a" id LOBBY - RESTAURANTO'SP2 1Y F iy

SPACE 1 SPACE 1 L— SPACE 2
5,500 SF 5,500 SF E j[ ] 1 2,500 SF
EASING

i

4 jy‘*a' Wﬁ' E I: Jﬁ r TH e
m MEN | WOMEN

= \ | I ah | -]JI

\ w
5 6 7 AN 95 96 a7 98 99 100 101 02 \_\ 02 104 =
kY hY -
Y AN " o] =z
\ - P
N \ U VAN =
BOILER <

Design Advice Request 2 May 15, 2014 2120 NW Quimby YBA Architects




Existing House
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Quimby St - OPTION 1

“Angled Edge”

Section
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Quimby St - OPTION 1 =]

“Angled Edge”

Elevation
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Quimby St - OPTION 1 — —]

“Angled Edge”

Figure-Ground Elevation
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Quimby St - OPTION 1 =

“Angled Edge”
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Quimby St - OPTION 1

“Angl_eg Ecigei
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Quimby St - OPTION 1 —

“*Angled Edge” —
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Quimby St - OPTION 2

“Property Edge Max-Out”
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Quimby St - OPTION 2

“Property Edge Max-Out”
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Quimby St - OPTION 2 - L E

“Property Edge Max-Out”

Elevation
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Quimby St - OPTION 2 = =

“Property Edge Max-Out”

Figure-Ground Elevation
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Quimby St - OPTION 2 =

“Property Edge Max-Out”
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Quimby St - OPTION 2

“Property Edge Max-Out”
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Quimby St - OPTION 2 =

“Property Edge Max-Out”
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Horizontal Lintels on Quimby St 5

Removed

s
e
Ill: |\|I‘|

Design Advice Request 2 May 15, 2014 2120 NW Quimby YBA Architects




Precedents of shaded outdoor seating
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Precedents of shaded outdoor seating

North Facing
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OPTION 1 - 21st St

“Curbless Street”
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OPTION 1 - 21st St

“Curbless Street”
Section d
.
|
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OPTION 1 - 21st St

“Curbless Street”

Elevation

PARAPET

7810
75" HEIGHT MAX

LEVEL 7

651_211

LEVEL 6

55’-0”

LEVEL 5

44’-10”

LEVEL 4

34'-8"

LEVEL 3

24’-6”

LEVEL 2

111_811
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OPTION 1 - 21st St - =] -

“Curbless Street”

Figure-Ground Elevation
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OPTION 1 - 21st St

“Curbless Street”
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OPTION 1 - 21st St

“Curbless Street”
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21st St - OPTION 2
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21st St - OPTION 2

“6 ft Arcade”

Section
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21st St - OPTION 2

“6 ft Arcade”

Elevation

PARAPET

7810
75" HEIGHT MAX

LEVEL 7

651_211

LEVEL 6

55’-0”

LEVEL 5

44’-10”

LEVEL 4

34'-8"

LEVEL 3

24’-6”

LEVEL 2

111_811

LEVEL 1

Q21

Design Advice Request 2

May 15, 2014
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21st St - OPTION 2 - =] -

“6 ft Arcade”

Figure-Ground Elevation
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21st St - OPTION 2 '

“6 ft Arcade”
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21st St - OPTION 2 =il

“6 ft Arcade”
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Facade Figure-Ground Precedents

Johnson St Townhomes, Portland, OR
Mithun Architects

Johnson St Townhomes

Q21



Facade Figure-Ground Precedents

SW 11th and Hoyt Townhomes, Portland, OR

11th + Hoyt
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Intumescent Paint — e

Four (4) layers to exterior application intumescent pain:

1. Primer
2. Intumescent Paint

3. Protective Topseasl

4. Decorative Top Coat - “Any Color and Gloss Level”
Provides a “smooth, attractive, architectural finish.”

ISOLATEK

INTERNATIONAL %
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Intumescent Paint
EcoTrust Building
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Tilt-up panel to PT connection

Q21 Building
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